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ADVICE ON PERMITTED DEVELOPMENT ENQUIRIES 
 

PART I 
  
 

 
RECOMMENDATION  
 
The Executive is recommended to  
 
Resolve 
 
That charges for the provision of pre-application planning advice and advice 
on permitted development enquiries are introduced as set out in this report 
 
 

1. PURPOSE 
 
1.1 To consider the proposal to introduce charges for the provision of pre-

application planning advice and advice on permitted development enquiries.
  

2. BACKGROUND 
 
2.1 The Development Management service had an estimated net budget for 

2016/17 of almost £700k (see Appendix 1). The BEST 2020 process required 
the identification of potential ways of achieving 5% savings (or equivalent 
increase in income) within Development Management in 2017/18.  The 
introduction of the Streamlined Householder planning application service and 
stopping the provision of paper copies of planning applications to Parish/Town 
Councils have achieved approximately £5,000 in savings.  The introduction of 
charges for pre-application advice and permitted development enquiries would 
achieve the remaining savings without any reduction in service. 

 
2.2 Pre-application advice 

It is widely accepted that it is best practice for Local Planning Authorities to 
offer pre-application planning advice.  Paragraph 188 of the Government’s 
National Planning Policy Framework (NPPF) says that: 

 



 

 

“Early engagement has significant potential to improve the efficiency and 
effectiveness of the planning application system for all parties. Good quality 
pre-application discussion enables better coordination between public and 
private resources and improved outcomes for the community.”  

 
The provision of such advice is, however, discretionary. There is no statutory 
requirement that Councils should provide it. 

 
2.3 Pre-application advice entails the provision of advice to a potential applicant, 

from a planning officer, setting out what the main issues are likely to be and an 
indication of the likelihood of planning permission being granted.  It may 
include suggested changes that would be necessary to make the proposal 
acceptable.  Pre-application advice cannot commit the Council to a particular 
decision on a subsequent formal planning application, because any advice 
given will be on the information provided at the time of the request and without 
full consultation with the public, town or parish councils and other consultees. 

 
2.4 Nevertheless Applicants do benefit from having an indication of the local 

planning authority’s view before deciding how to proceed with their project. 
The provision of pre-application advice also benefits the Council, because it 
improves the quality of planning applications, enabling them to be dealt with 
more efficiently and resulting in higher quality development. 

 
2.5 Teignbridge currently provides pre-application advice in a variety of ways, 

none of which involve any charge to the Applicant.  The advice is provided via 
information made available on the Council’s website, through the Duty 
Planning Officer system (telephone and reception), and through written advice 
(e-mail and letter).  

 
2.6 Permitted Development enquiries 
 Determining whether a development proposal requires planning permission or 

not can be a fairly complicated matter.  Information is freely available to 
householders and developers via the government’s Planning Portal and 
through the Council’s website.  If a potential developer is unsure of the need 
for planning permission having reviewed this information the legislation allows 
for the submission of an application for a Certificate of Lawfulness for a 
Proposed Development (CLPD) from the Local Planning Authority.  This is a 
process that requires submission of forms, plans and a fee and results in a 
formal and binding decision from the Council that the proposal does or does 
not require planning permission. 

 
2.7 It is common practice and good customer service for a Local Planning 

Authority to offer informal advice on permitted development enquiries outside 
the formal CLPD process.  However the provision of such advice is 
discretionary and there is no statutory requirement that Councils should 
provide it. Teignbridge currently provides permitted development advice in a 
variety of ways, none of which involve any charge to the Applicant.  The 
advice is provided via information made available on the Council’s website, 
through the Duty Planning Officer system (telephone and reception), and 
through written advice (e-mail and letter).  The advice given is on the basis of 



 

 

the information supplied and is always caveated as being a Planning Officer’s 
opinion that does not constitute a formal decision of the Council. 

 
2.8 Some permitted development enquiries are relatively straightforward and clear 

cut and a developer may therefore have sufficient comfort from an informal 
exchange of correspondence with a Planning Officer to proceed with their 
development, or to submit a planning application.  There is therefore a benefit 
to the developer in the provision of this informal advice.  There is also some 
benefit to the Council as many enquiries can be dealt with quickly in this way, 
reducing the number of CLPD applications that would otherwise be necessary 
and allowing permitted development to proceed more quickly. 

 
2.9 In the financial year 2016/17 the Council received 1104 written enquiries for 

pre-application and permitted development advice. 
 
2.10 Budgetary considerations 

Section 93 of the Local Government Act 2003 makes provision for Councils to 
charge for discretionary services, such as pre-application advice and 
permitted development enquiries, provided the charges levied do not exceed 
the cost of providing the service.  The majority of Councils in Devon and the 
South West charge for these services.  The table at Appendix 2 summarises 
the charges levied by other Devon and Cornwall authorities.  Exeter City 
Council is the only other Devon Authority that does not currently charge for 
either of these services. 

 
2.11 Planning application fees to the Council amounted to approximately £750k per 

year on average over the last 5 years.  However planning income does not 
cover the full cost of the Development Management service.  The net cost is 
therefore funded by the Council Taxpayer.  Additional income raised through 
charges for pre-application and permitted development enquiries would 
reduce the shortfall.  It is difficult at this stage to forecast with any certainty 
what the additional annual income would be.  However an exercise has been 
carried out to analyse all the pre-application and permitted development 
enquiries received in January 2017.  If these had all been charged in 
accordance with the proposed charging schedule the Council would have 
received £6,170 income.  If this was a typical month the annual income could 
be projected as approximately £74,000.  However this projection would need 
to be treated with caution as it is not yet known what the impact of charging 
will have on the volume and nature of proposals that are submitted.  It would 
seem likely that there would be some reduction in submissions, as less 
serious applicants may be dissuaded by the fee, and those who are already 
confident of their position and are merely seeking written confirmation that 
planning permission is not required may no longer do so.  However it is clear 
that the introduction of the charging schedule would result in significant 
additional income to reduce the net cost of the Development Management 
service. 

 
2.12 Proposed charging schedule 



 

 

 It is therefore proposed that the Council adopts a charging schedule for the 
provision of pre-application planning advice and permitted development 
enquiries.  The proposed schedule is attached at Appendix 3. 

 
2.13 A range of factors has been taken into account in arriving at these charges: 
 

• The cost of providing the advice, including officer time (both professional 
and back-office) and on-costs; 

• Simplicity to avoid unnecessary bureaucracy in collecting the charge; 
• The cost of the subsequent planning application (if pre-application charges 

are too high applicants may just make a planning application); 
• Benchmarking with neighbouring authorities; 

 
2.14 The Planning Advisory Service (PAS) provides advice in respect of calculating 

pre-application charges. They suggest that charges should be based on an 
average hourly rate of Development Management officers with on-costs. The 
2012 national benchmark indicated this average hourly rate to be £47.  In fact 
the hourly rate for Planning Officers at Teignbridge varies, depending on 
seniority, from approximately £30 to £45.  The proposed charging schedule 
takes account of the amount of time and the seniority of Officer likely to be 
involved in a pre-application or permitted development enquiry.  The more 
complex enquiries are likely to involve a range of Officers.  One approach 
would be to levy a charge based on the hourly rate.  However this would mean 
providing an estimation of the number of hours that a project would take to 
assess and then sending an invoice after advice is given, which would place 
an additional pressure on the Council’s resource.  For reasons of simplicity 
and certainty for customers it is considered preferable that the charge should 
be based on the type of development proposed, with categories that reflect the 
likely amount of work and the seniority and number of officers likely to be 
involved. 

 
2.15 The proposed charging schedule is therefore based on this principle.  A 

permitted development enquiry is therefore charged at less than one hour’s 
rate for a Planning Officer as there would also be some administrative cost to 
be covered by the £30 charge.  A householder pre-application enquiry is 
based on 1 hour of Planning Officer’s time + administration and managerial 
oversight.  A desk-top appraisal of a pre-application enquiry for a single 
dwelling is based on two hours work for a Senior Officer + administration and 
managerial oversight.  For more complex proposals it is likely that a number of 
internal officers will be required (e.g. Biodiversity, Trees, Urban Design, 
Conservation, etc.) and therefore the hourly rate and input for all of these 
Officers needs to be factored in. 

 
3. MAIN IMPLICATIONS 
 
3.1 Teignbridge’s stance of offering free pre-application advice has become 

increasingly out of line with standard practice as more and more Councils 
have introduced charges.  Whilst it may seem likely that complaints will be 
received if a charge is introduced for a service that has hitherto been provided 
for free, this will not necessarily be the case if it is clear what service is being 



 

 

provided, and that the service is provided to a high standard.  The introduction 
of a formalised and paid-for pre-application service will likely increase 
expectations from service users and this, in itself, is likely to result in an 
improved service.  The current informal pre-application process results in 
requests being submitted in various formats (letter, e-mail, meetings, 
telephone calls) with no clear expectation of what response the applicant will 
receive.  A more standard approach with a form and fee would result in a 
clearer process with set expectations on what an applicant can expect to 
receive and within what timescale.  The process will also benefit the Council 
as the applicant will have to give more thought to their proposals, and commit 
them in writing.  This will result in some more frivolous queries being weeded 
out allowing more time to focus on serious proposals. 

 
3.2 Advice received through a paid-for service will still not bind the Council to a 

decision on a subsequent formal planning application.  However the applicant 
will rightly expect that the advice paid for will be of a high standard and will 
carry some weight in the subsequent decision-making process.  For this 
reason it is intended that the pre-application Case Officer’s written response 
will be scrutinised and signed by a more senior officer before being issued. 

 
3.3 It is also to be assumed that applicants paying for pre-application advice will 

expect a written response within a reasonable timescale.  Where the pre-
application service has been provided free in the past it has been justifiable for 
the Council to prioritise planning applications, for which applicants have paid a 
fee.  It is therefore proposed that the Council will aim to respond in 
accordance with the following targets: 

 Permitted Development enquiries – 21 days 

 Householder pre-application enquiries – 21 days 

 2 – 9 dwellings – 28 days 

 Major development – 42 days 
 
3.4 It is not proposed at this stage that there would be any immediate implications 

for staffing arrangements in the Development Management service.  This can 
be reviewed in the future when it becomes clear how much income is 
achieved through charging and how we are performing against the target 
response times identified above.  It is also unclear at this stage, particularly 
since the General Election was called, whether planning application fees will 
be increased by 20% in July.  Members will recall that the government’s 
intention is that the additional income from this 20% increase should be spent 
on planning services without adjusting base budgets or income forecasts.  
Income from pre-application charging would, however, release funding (i.e. of 
costs that are currently met internally for providing the advice) enabling an 
improved planning service at a reduced cost to the Council Taxpayer. 

 
3.5 The proposed charges represent a very small proportion of the overall 

development costs for any building project and it is therefore not considered 
that they are likely to deter development in the vast majority of cases.  
However there are some types of development where additional costs may 
have a disproportionate impact on the viability or deliverability of a scheme 
that would otherwise have significant economic or community benefits.  For 



 

 

this reason it is proposed that affordable housing-led proposals will be exempt 
from pre-application charges. It is recognised that there may be other 
circumstances where discretion should be shown and therefore that the Business 
Manager should retain a discretion to vary or waive a fee, but only in exceptional 
cases where a development with significant community benefits may otherwise be 
put at risk. 

 

3.6 The Exeter & Heart of Devon (EHOD) Shared Economic Strategy 2017 – 20 
sets out the collective growth ambitions, priorities and future approach that the 
partner Councils will take over the next three years to support economic 
growth and development in the EHOD area.  One commitment is to remove a 
key barrier to growth by pushing for pre-application consultation fees to be 
removed for all small-scale applications associated with business growth.  It is 
therefore proposed that B1, B2 and B8 business proposals and small-scale 
tourism development will be exempt from pre-application charges. 

 
3.7 It is also proposed that proposal submitted by registered charities and Town 

and Parish Councils should be exempt from the charges, along with proposals 
for development specifically intended to improve disabled access.  In order to 
avoid unnecessary appeals it is proposed that a meeting to discuss the 
potential to overcome the reason(s) for refusal of a planning application should 
be free of charge. 

 
3.8 Householders will still be able to obtain free planning advice via the Duty 

Planning Officer telephone and reception service.  However written advice will 
not be provided via this route, and it is proposed that the Duty Officer service 
will be limited to householders only once pre-application charging is in place 
as, otherwise, it may become an inappropriate route for commercial applicants 
who seek to circumvent the charges. 

 
4. GROUPS CONSULTED   
 
4.1 The Development Management team holds an annual Agents’ Forum where 

regular planning customers are invited to share information and to discuss the 
way the service works.  Prior to the last Forum on 17 November 2016 Agents 
were asked to complete a survey covering a variety of issues.  One question 
asked how Teignbridge’s pre-application service compared with other 
Councils.  The results were as follows: 

 Better than most – 60% 

 Average – 13% 

 Not as good as most – 27% 
Another question asked whether Agents would still use the pre-application 
service if we introduced charges.  The results were as follows: 

 Yes, just as much – 36% 

 Yes, but less often – 50% 

 No – 14% 
 

During the Forum there was a lengthy discussion about the possibility of 
Teignbridge bringing in charges for pre-application advice.  The general 
consensus among the Agents was that Teignbridge should introduce charging 



 

 

because, whilst the current service is considered to be good, and indeed 
better than some paid-for services at other Councils, it was felt that the 
introduction of charging would be a driver for improving the service. 

 
4.2 The pre-application advice service was also a topic for discussion at the 

People’s Panel on 26 July 2012.  The benefits of a pre-application service to 
the Applicant were explained.  However the view expressed by the People’s 
Panel was that, as the Applicant was the main beneficiary of the service, it 
was unfair that the Council Tax payer was paying for it.  One of the Panel 
recommendations was: 

 Devise a charging system for pre-application advice – possibly two-tier 
– a nominal fee for all small applications, and possibly a ‘pro-rata’ fee 
for all major applications (large sites/projects, for example multiple 
housing or big commercial) 

 
4.3 The Council’s Section 151 Officer, Solicitor and Monitoring Officer have been 

consulted on this report and their comments have been incorporated. 
 
5. TIME-SCALE 
 
5.1 It is proposed that the charging schedule should be brought into effect from 1 

July 2017 and that the charges should be increased annually on 1 April each 
year in line with inflation or as agreed through the annual review of Fees and 
Charges. 

 
6. JUSTIFICATION 
 
6.1 The proposal to introduce charges for pre-application and permitted 

development advice recognises the challenges faced in delivering services as 
set out in the Council’s 10 year Strategy – particularly: 

 Less money from government 

 Major changes in how councils raise money 

 Residents demanding more 
 

6.2 A formalised pre-application service, which requires applicants to give more 
thought to their proposals, removes some frivolous queries, and provides 
applicants with a clearer process of what can be expected is likely to result in 
an improved service.  It is at the pre-application stage that Planning Officers 
have the greatest scope to influence Applicants to improve the quality of their 
proposals.  Therefore the proposal to introduce charging and the resultant 
increased priority and focus on pre-application advice will be beneficial to the 
quality of the subsequent development.  This is in line with the Council 
Strategy’s Great Places to Live and Work super project. 

 
6.3 The introduction of charges and the resultant improvement in the service 

would also align with the “What else we will do” section of the Council strategy 
– particularly: 

 Make sure we spend money effectively on priorities and areas of need 

 Increase our income 

 Be customer focused 



 

 

 
6.4 In recognition of the Council’s priorities set out in the “A Roof over our Heads” 

and Investing in Prosperity” super projects of The Council Strategy it is 
considered reasonable to exempt affordable housing-led schemes and 
business proposals from the charging schedule. 

 
7. DATE OF IMPLEMENTATION (CONFIRMATION OF DECISION SUBJECT 

TO CALL-IN) 
 

 10.00 a.m. on Tuesday 6 June 2017 
 
 
 

Nick Davies  
Business Manager – Strategic Place 
 

Cllr Clemens 
Portfolio Holder for Planning and 
Housing 

 
BELOW TO BE FILLED IN BY REPORT AUTHOR: 
 
Wards affected All 

Contact for any more information Nick Davies 

Background Papers (For Part I reports only) Nil 

Key Decision Y 

In Forward Plan Y 

In O&S Work Programme N 

Community Impact Assessment attached: N 

Appendices attached: 1:  Development Management Budget 
2: Benchmarking of Fees Charged by Other Local  
Planning Authorities 
3:  Proposed Schedule of Charges 

 


