Report on the Settlement Boundaries of Lezant Parish
During the regulation 14 consultation from the 1st Aprill to the 22nd May
the Development Management Area Team of Cornwall Council made the
following comments,
“Paragraph 6.1 refers to the parish as comprising of 6 “small communities
(which are listed) and outlying dwellings”. It isn’t clear if they are defining these
6 communities as settlements? If so these the only clustering of dwellings which
they consider constitute settlements in their parish? This will be relevant to the
application of policy 3 and 7 of the CLP and their proposed policy 1. It is noted
that they are also not defining the physical extent of these ‘communities’ –
which would leave it open to interpretation as to what is within or outside these
settlements – e.g. There is a live planning application ref: PA19/00182 – where
some local objectors consider a couple of dwellings to the North West of the site
to be their own settlement/community (referred to as Swelscombe) whereas
others have said these properties form part of Trekenner. They are however
closer to Treburley.”
It was decided at the 23rd May 2019 meeting of the steering group that to clarify
matters and to give the planning officers a definitive guide for future planning
applications that each of the six settlements should have settlement boundaries
drawn up. There are other small clusters of houses in the parish but they are
under 6 houses in each cluster and they may be 100 metres apart and therefore
can be described as outlying dwellings.
The Steering Group were given settlement boundaries for Treburley, Lezant and
Trebullett by Cornwall Council that the old North Cornwall District Council used.
With very minor adjustments for recent developments these could be directly
adopted. For Rezare , Trekenner and Higher Larrick new boundaries had to be
devised from scratch. Lezant Parish Council had issued a recommendation to
the steering group that the boundaries should be as tight as possible to existing
curtilages.

Boundaries were drawn up and presented to the council for their approval
at their 11th June 2019 meeting. They considered all the boundaries and
made a small adjustment to the Trekenner boundary to exclude some
farm buildings. A vote was taken as to whether to put forward the
proposed settlement boundaries which was carried. See appendix 1
It was decided that as the settlement boundaries were not in the
regulation 14 public consultation all the residents of Lezant Parish should
be informed of the fact that settlement boundaries have been drawn up.
To this end a notice was put in the July copy of the parish magazine which
is delivered to every household in the parish, see Appendix 2, and also on
each of the six notice boards throughout the parish.
There were no comments received.

At the start of the 11th of June parish council meeting the chairman of the
steering group, Mr Hudson, pointed out the Treburley boundary to an
interested party, Mr Rowe, but he left the meeting before the boundaries
were discussed by the council.
A few days later Mr Rowe telephoned Mr Hudson and said he had
discussed the boundary with Cornwall Council and they had informed him
that that there was nothing definitive at that time. Mr Hudson pointed out
that in both of Mr Rowe’s pre apps, one in 2016 and one in 2019, (Council
reports in Appendix 3), Cornwall Council had declared his proposals as
Rural Exceptions sites under Policy 9 of the Local Plan and therefore by
definition “outside of but adjacent to an existing settlement” It was this
statement that helped the Steering Group and Parish Council to decide to
adopt the existing boundary line for Treburley. Mr Hudson said he would
contact Cornwall Council to get some clarification as soon as possible and
get back to Mr Rowe.
Mr Hudson was able to contact the person on the planning team that Mr
Rowe had spoken to and discussed the situation. The Council officer
agreed that they had considered Mr Rowe’s pre app as coming under
Policy 9 of the Local plan as a Rural Exceptions site and just because the
Old North Cornwall boundary is historic it does not mean it is not relevant.
He said if the Neighbourhood Development Plan adopts the North
Cornwall District Council Boundary it is relevant. Mr Hudson contacted Mr
Rowe and pointed out that as Cornwall Council had put Mr Rowe’s field
outside of the settlement, the steering group did not have any evidence
to try and change the Council’s designation. During the public
consultation there was an overwhelming desire for no new development
at all.
There are approximately 100 houses in Treburley, 10 of which were built
as affordable homes on Council owned property approximately 10 years
ago and is called Sportsmans Close. Cornwall Council still owns some land
next to Sportsman Close and are considering building a few more
affordable homes.
The steering group and the parish council concluded that the settlement
boundaries proposed allowed for some infill and as point 3 of the Housing
policy 1 of the draft Lezant Neighbourhood Development Plan supports
Rural Exceptions Sites, there is ample opportunity for new affordable
housing.

Appendix 1
MINUTES OF THE MEETING OF LEZANT PARISH COUNCIL
HELD AT LEZANT CHURCH HALL ON TUESDAY 11th JUNE 2019 – 7:30pm
Present:

Councillors: I Nash, P J Cairns, G Scott, V Hill, C Ayres, G Holter, T Malcolm,
N Burden

Clerk:

Mrs S Inman

Members of the public: 9
Apologies for absence: Cllr Dinnis
19.056 Declarations of Interest. Cllr Malcolm declared an interest in planning
application PA19/03748.
A number of residents were in attendance. First to speak was Mr Swann who raised
three issues:
1) On the road that crosses Lowley Bridge heading away from Rezare, both long and
wide vehicles regularly have issues with a section of the road which comprises of
a steep slope and sharp turn. On the junction there are two signs indicating the
road is unsuitable for such vehicles, however, Mr Swann stated that the road was
not unsuitable but was actually impassable. On a number of occasions vehicles
have had to be towed by local farmers when they got stuck after having tried to
make the turn. The Chairman noted that the signs were advisory not obligatory.
2) The road from Lowley Bridge up to the above signs, has a number of potholes and
was in poor condition.
3) The Gas Board would be closing the road on the south side of the bridge to divert
a gas pipe due to a statutory requirement.
It was resolved the Clerk would raise the issue of signage with Highways and
recommend that the signs were updated. The Clerk to also log the potholes but
reference the upcoming gas pipe work.
Second to speak were Mr & Mrs Davies who wanted clarification about how it was
decided which planning applications were included in the parish magazine. The
Chairman explained that details of planning applications were sent to the magazine
but it was partly dependant on timings. Planning applications were not always
included if the deadline for public comments to be submitted was before the magazine
was circulated. The Chairman then explained that details of planning applications
could be accessed via the Cornwall Council website (cornwall.gov.uk) under their
planning section. In addition, all planning applications were posted on parish
noticeboards and when due to be discussed were also listed on the monthly PC
agenda. The agenda was made available both on the community website and on
noticeboards the Wednesday before each meeting. Cllr Cairns suggested that the
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Clerk wrote a notice for the magazine letting residents know that this was the case.
The Chairman noted that all planning applications were reviewed at PC meetings but
before they were added to the agenda, planning notices must be placed on
noticeboards for a minimum of 7 days in order to allow residents sufficient time to be
made aware. Mr Davies then asked Councillors about whether ‘pre-apps’ could also
be included in the parish magazine/ noticeboards so residents could be up to date
with any potential planning in the area. The Chairman explained that currently preapps were noted at the monthly meetings but not placed on the parish noticeboards
as they were not open to consultation from the PC or public as ordinary planning
applications were.
It was resolved that the clerk should write a notice for the magazine notifying
residents that the agenda for meetings was put up on the website and
noticeboards the Wednesday before the monthly PC meeting. The Clerk to carry
forward the issue of ‘pre-apps’ to the July meeting where it would be discussed
further.
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Finally, Mr Davies raised concerns over the recent work completed on the tree at
Treburley (opposite The Springer Spaniel). Cllr Ayres, in her capacity as Tree
Warden, explained that a tree with a Tree Preservation Order (TPO) had to be
carefully treated but if Mr Davies had any issues she would be happy to pass on his
comments to the relevant department. Cllr Ayres advised that Mr Davies should take
photographic evidence to support his case.
The last resident to speak was Mrs Canarn, regarding planning application
PA19/03794. Mrs Canarn explained that the property she currently resides in was due
to be sold. She had owned the field at Larrick for 30 years and it had always been her
dream to develop and live at the site. Mrs Canarn also stated that the development
would not be overlooked and that she had spoken with a close neighbour who did not
oppose the development.

The Chairman thanked all residents for attending.
It was agreed that the planning section of the meeting should be brought forward.
19.057 Planning
-

Current applications:
PA19/03794 Mrs M Canarn. The proposed formation of a vehicular access,
the erection of a detached dwelling, a detached single storey garage and
the installation of a septic tank. Land North West of Highview Trebullett
Launceston. The Chairman read out a letter of objection from a resident. It
was resolved to object to the application based on the following:
o Road access is severely restricted into the settlement and
unsuited for the increased traffic that this development will bring.
In recent times planning has been granted for 3 additional
properties and the road infrastructure cannot support the
increase in traffic, which would also include deliveries and trucks
for building work.
o There currently is no mains drainage in the settlement, with at
least one borehole supply to a neighbouring property below the
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contours of this and other recent applications, increasingly at
risk of effluent pollution.
o PA16/08350 (07-09-16), approval for replacement of the
caravan. This application was for one dwelling on the whole
site. PA19/03794 is an incremental application on an area
previously considered as a sustainable area for the replacement
of a 'permanent' mobile home.
o The site is not infill but expansion into open countryside.
o The new entrance would be made through an existing hedge
which would have a detrimental effect on wildlife.
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(Cllr Malcolm left the meeting.)
-

PA19/03748 Mr D Watkins. Proposed conversion and extension of barn to
form dwelling, Rezare Barn, Rezare. It was resolved to support the
application but note that the barn is remotely located with no
services (water, electricity, etc.).

(Cllr Malcolm returned to the meeting.)
-

-

Any other consultations received:
o Application PA19/04739. Mr N Tufnell. Proposed replacement
outbuilding at Lowley Cottage Rezare. (Carried forward to the
meeting on 09.07.19)
o Application PA19/03785. Ms C Reynolds. Listed Building Consent
for lime render with lime wash on the gable end instead of slate
hanging. Rose Larrick, Higher Larrick (Carried forward to the
meeting on 09.07.19)
Status of previous applications. Nothing outstanding.

19.058 Confirmation of the Minutes. The minutes of the meeting held on 14th of
May 2019 were approved by all present and signed by the Chairman.
19.059 Matters arising from Previous Meeting:
-

-

-

Councillor Vacancy. The Chairman informed Councillors that the 14 day
‘notice of vacancy’ period had come to an end. Cornwall Council had
confirmed that as there were no requests for an election to fill the vacancy
the PC was now free to co-opt. It was resolved that the Clerk should
advertise on noticeboards and in the magazine.
Neighbourhood Plan. Andrew Hudson was in attendance to finalise the
boundaries shown in the NDP. Mr Hudson presented Councillors with the 6
proposed settlement areas at Larrick, Lezant, Rezare, Trebullett, Treburley,
and Trekenner (any houses outside of the areas were to be noted as
‘individual dwellings in the countryside’). Settlements had been drawn up
using the old North Cornwall maps. Mr Hudson explained that once
approved by the PC, residents would also be given an opportunity to
comment. Councillors were in agreement with the areas, although a slight
alteration was made at Trekenner. It was resolved to support the
proposed boundaries.
Playground Maintenance. A resident had mentioned that gates are
continuing to be left open and children left unsupervised on the play area
at Trebullett. It was discussed whether a gate with a spring closing
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-

-

-

mechanism could be used although this would not be possible with the
large gate at the playing field. Cllr Cairns also noted that the area around
the football pitch looked like herbicide had been sprayed. It was resolved
that the Clerk should contact the grass cutting contractor to see if he
was aware of this. The bin had not been emptied this month and Cllr
Cairns stated that he would empty it if necessary. Cllr Holter updated
Councillors on maintenance of the slide at the Jubilee Field and circulated
photographs of the work. To date it has taken over 100 hours. The
Chairman thanked Cllr Holter for all his hard work.
Parish Meeting Update. The Chairman reported that 12 people had been
in attendance and listened to the talk about internet safety.
Footpath Access along A388 to Tre, Pol & Pen. Cllr Malcolm stated that
the issue of ownership of the verge was still undetermined and
volunteered to contact the highways department to clarify the
situation.
Improving Fibre Broadband Access for Lezant. A letter had been
received indicating that progress was being made. Mr Rogerson had
contacted Superfast Cornwall for help and had received a reply with
information regarding funding and dealing with Openreach.

TM

19.060 Proposed Stopping Up of Highway at Greystone Quarry Site Decision.
Notification had been received stating that the order had been approved. The
Secretary of State was satisfied that no significant disadvantages had been
put forward by objectors and that the Inspector had appropriately addressed
any objections. Councillors expressed their disappointment in the decision
particularly as no compensation had been offered for removing a road from the
parish. Cllr Burden noted that there would be a permissive path around the
edge of the quarry.
19.061 Costs for Dog Waste Bins. A resident had asked whether additional dog
waste bins could be provided at Old Treburley and Trekenner. The Clerk had
looked into costs. For collection of the waste it would cost approximately £200
per year, per bin for a weekly collection. There would be an additional outlay to
purchase the dog waste bins (a Glasdon product was recommended) which
cost in the region of £130 to £260 (excl VAT). Councillors agreed that there
were a lot of dog owners in the parish but felt the ongoing costs were high. Cllr
Hill stated that signs reminding owners to pick up after their pets had worked
well in her immediate area. It was agreed that the Chairman would
volunteer to speak with the resident and see if they felt that the costs
were appropriate to the need.

IN
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19.062 Finance:
-

Approval of financial statements for Current and Taxi Accounts
It was resolved to approve the following accounts for payments.
o Trebullett Methodist Church (Hire of Trebullett School Room)
£20.00
o Clerk Expenses (including paint/ equipment for the phone box at
Trekenner) £220.79
o Launceston Taxi’s (Grant Scheme) £228.00
o Bookbusters (Internal Audit) £50.00
o Cllr Holter Expenses (work on the slide at the Jubilee Field)
£210.46
Clerk

-

-

Approval of the accounts up to 31st March 2019. Accounts had been
audited by Bookbusters. As the level of the PC’s annual expenditure and
income did not exceed £25,000 all agreed to certify Lezant PC as exempt
from a limited assurance review (under Section 9 of the Local Audit
(Smaller Authorities) Regulations 2015). The Annual Governance
Statement was approved and signed by the Chairman and Clerk. The
Accounting Statements were approved and signed by the Chairman. The
Clerk to publish the completed Notice of Public Rights (including
notes) and approved sections of the AGAR both on noticeboards and
the parish website.
Annual Clerk’s pay increase. The Clerks hourly rate has increased from
£9.52 to £9.96 as per the National Joint Council for Local Government
Services (SCP 16) from April 2019. All approved.

19.063 Highways.
The Chairman reported that CORMAC had made repairs to one of the
signs at Trekenner and CORMAC’s Safety Officer had reported the
wooden finger signpost to Oliver Jones. The Clerk is waiting to be
updated.
- Work had been completed on a section of road at Old Treburley which had
previously been marked out for resurfacing.
- Cllr Holter reported that the verges at Treburley were in urgent need of
attention. It was resolved that the Clerk should log this with Cornwall
Council. (Afternote: verges were cut overnight immediately after the
meeting.)
19.064 Footpaths.
- CORMAC reported that they will be completing the work at Clam End
(F13) late June. A site visit took place and CORMAC informed the Clerk
that they will only be fixing the steps not the handrail as they did not
believe this was needed. Councillors felt strongly that the handrail was
necessary as the steps were very steep and in wet/ icy weather they would
pose a safety issue. The Clerk to contact CORMAC to ask them to reconsider.
19.065 Correspondence.
-

-

Invitation from Caroline Latham to the licensing of the Revd Heather West
as Interim Priest-in-Charge. Cllr Hill to attend. The Clerk to email and
confirm attendance.
Email regarding climate change. It was agreed to wait and review CC’s
final policy. The Clerk to monitor.
Lezant Horticultural Society request for grant funding for new chairs and
tables. It was resolved to award the LHS £200 to go towards the
purchase of chairs and tables.

19.066 Parish Business
- Maintenance of Phone Boxes at Trekenner & Higher Larrick. The
Chairman reported that paint has been purchased for maintenance of
Trekenner phone box. In addition, the Clerk has completed CC’s forms for
the volunteer work on Higher Larrick phone box. CC had responded by
asking whether a ladder could be provided and if the owner of the phone
box could be contacted about the work given the close proximity of their oil
tank. Cllr Cairns confirmed he could supply a ladder and it was
agreed the Clerk should write to the owner of the oil tank. The
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Chairman reminded councillors that the volunteer programme would only
result in 1 or 2 people for 1 day, so extra work would be needed to
complete it. It was agreed that the Clerk should order the paint.
The Chairman notified Councillors that Mr David Reardon, Headmaster at
Trekenner Primary School was considering changing contractors for grass
cutting on Jubilee Field as CORMAC had increased its charges
significantly. The Chairman had volunteered to attend any future meetings
with potential contractors if of assistance.
Councillors were reminded that the Annual General Meeting of the
Community Network Panel was due to be held on Thursday 20th June
2019.
Cllr Ayres notified Councillors that she had registered an interest in taking
part in CC’s Digital Champion scheme.
The issue of roads within the parish was raised and what could be done to
restrict damage and make them safer. It was suggested an invitation was
sent to Oliver Jones to attend a PC meeting to discuss issues further. In
addition, the PC would be interested in hearing about plans for the
pedestrian crossing at Treburley. Carried forward to the July meeting. The
Clerk to contact Oliver Jones.

19.067 Date of next meeting Tuesday 9th July 2019, 7:30pm at Lezant Church
Room.
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Appendix 3

Your ref:
My ref:

PA16/03485/PREAPP

Date:

20 December 2016

Dear Sir/Madam
Pre-application enquiry
reference
Proposal
Location
Applicant

PA16/03485/PREAPP
Pre application advice for residential development - 13 three
bed dwellings, 7 four bed dwellings and 5 five bed dwellings
Land West Of The Ashes Treburley Launceston Cornwall

I refer to your enquiry received on 1 December 2016 concerning the
above and would inform you that this letter is written on the basis of the
information supplied with your enquiry and the submitted drawings.
I have viewed the site and also left a message regarding a proposed
meeting time but have not had a response to date. I will therefore
provide this response and allow you to discuss the matter in the new
year when you have had a chance to consider the advice should you
wish.
The proposal is for 25 dwellings in the relatively small settlement of
Treburley which has very limited facilities and services. The village is
not a main town and the site would not be considered rounding off.
Therefore the relevant policy in the now Adopted Cornwall Local Plan
(CLP) would be policy 9, namely the rural exception policy.

Policy 9: Rural Exceptions Sites (RES)
Development proposals on sites outside of but adjacent to the existing built up area of
smaller towns, villages and hamlets, whose primary purpose is to provide affordable housing
to meet local needs will be supported where they are clearly affordable housing led and
would be well related to the physical form of the settlement and appropriate in scale,
character and appearance.

The number, type, size and tenure of the affordable dwellings should reflect identified local
needs as evidenced through the Cornwall Housing Register or any specific local surveys
completed using an approved methodology. The purpose of such developments must be
primarily to provide affordable housing. The inclusion of market housing will only be
supported where the Council is satisfied it is essential for the successful delivery of the
development based on detailed financial appraisal (For example to fund abnormal
development costs or to deliver a balanced, sustainable community).
Market housing must not represent more than 50% of the homes or 50% of the land take,
excluding
infrastructure and services. The Council will secure the first and future occupation of the
affordable homes to those with a housing need and local connection to the settlement or
parish in line with the Council’s adopted local connection policies.
As the village is not considered to be a sustainable location for
residential development with the exception of local affordable housing
needs led scheme it will be necessary for the submission to evidence the
need for the housing being applied for. You could do this by way of
needs survey which you could do in conjunction with the Parish Council.
I also understand that the Council’s AH Team can facility such surveys
on a cost recovery basis.
Viability evidence would also need to be submitted and Policy 10 and the
Council Affordable Housing provides advice on how this is undertaken.
The scheme as proposed currently does not comply with the AH led
requirement. My other main concern in terms of principle is the scale of
the scheme, I would suggest that 25 is too large for a RES scheme in
context to the size of the village and the services it provides but this
comes back to needs evidence again.
I would also question the evidence for coming forward with a scheme
which includes all 3, 4 and 5 bed properties and how this matches the
housing needs of the locality for AH. The CLP requires AH tenure splits
of 70/30 in favour of AH for rent.
The CLP also sets out requirements in respect of space standards and
accessible homes provisions.
In view of the above and light of the adopted Development Plan policies
for housing the scheme as currently proposed would not comply and so
would be unlikely to receive Officer support.
I would advise
collaboration with the Parish Council and local residents and coming
forward with a smaller scheme based on evidenced local housing needs
and being genuinely AH led in respect of percentage of units, use of the
land and tenure and size of units.
I note that the site forms a significant green gap along the main road
frontage set behind a hedge which I presume would have to be altered
to gain visibility splays this would change the character of the village and
would be detrimental factor to consider. There are no other obvious

constraints such as listed buildings however the scheme would need to
be mindful of protecting and retaining the mature trees along the other
hedgerows.
You will need to assess what other reports may be require in support of
your proposal including, ecology surveys, FRA and archaeology.
I note that you have paid the additional fee for Transportations advice
on access, either their advice will be sent direct to you or I will send it
on in due course.
You should note that this letter does not constitute a formal decision by
the Council (as local planning authority). It is only an officer’s opinion
given in good faith, and without prejudice to the formal consideration of
any planning application. However, the advice note issues will be
considered by the Council as a material consideration in the
determination of future planning related applications, subject to the
proviso that circumstances and information may change or come to light
that could alter the position. It should be noted that the weight given to
pre-application advice notes will decline over time.
Yours faithfully

Matthew Stephenson

Group Leader
Planning and Sustainable Development Service
Tel: 01726 223544
Email: planning@cornwall.gov.uk

Montagu Town Planning Ltd
Glebe Barn
St Enoder
Summercourt
Newquay
TR8 5DF

My ref:
Date:

PA18/03012/PREAPP
18 February 2019

Dear Mr Montagu,
Pre-application advice for proposed erection of 22 dwellings, the provision of
an internal access road, on-site parking and a pedestrian pavement link
Land South East Of Sportsmans Close Sportsmans Close Launceston Cornwall
PL15 9DW for Mr A Rowe
I refer to your recently submitted pre-application advice form and attached
details received on the 12th November 2018 and subsequently, and to our
meeting in the Council’s offices with your client on the 22nd January regarding
the potential for the above proposal. I have visited the site, undertaken a
review of the site planning history and planning policy context and additionally
discussed the matter with senior colleagues and the Divisional Member.
Accordingly I can now advise you as follows.

Site and context
I note the response your client gained to an earlier enquiry
PA16/03485/PREAPP. I must echo the advice given at that time, and at our
meeting, that the proposal, at 22 dwellings is somewhat large in the context of
the relatively small settlement of Treburley which has very limited facilities and
services. The village is not a main town and the site would not be considered
rounding off. Therefore the relevant policy in the Cornwall Local Plan (CLP)
would be Policy 9, namely the rural exception policy.
Constraints
Greenfield land
Lies within an Area of Great Landscape Value (AGLV)
Relevant Planning Policies
Under section 38(6) of the Planning and Compulsory Purchase Act 2004
decisions on applications for planning permission and appeals must be taken in
accordance with the development plan, unless there are material
considerations that indicate otherwise.
For this site the development plan comprises the adopted Cornwall Local Plan
Strategic Policies 2010 – 2030 (adopted 22nd November 2016)
Lezant Parish are currently engaged in the production of a Neighbourhood
Development Plan. Although it is still at an early stage, there has already been
much activity, as detailed on the plan’s site
https://sites.google.com/site/lezantparishndp/
It is understood that there is a proposal to limit developments in size to a
maximum of 9 dwellings. I would certainly suggest that your client engages
with the process of the production of this plan, as it may be that both it and
your client’s aspirations might be able to be brought more into alignment.
The Cornwall Local Plan (the CLP)
The following policies are relevant:
Policy 1 Presumption in favour of sustainable development

Policy 2 Spatial strategy
Policy 2a Key targets
Policy 3 Role and function of places
Policy 6 Housing mix
Policy 8 Affordable housing
Policy 9 Rural Exception Schemes
Policy 10 Managing viability
Policy 12 Design
Policy 13 Development standards
Policy 16 Health and wellbeing
Policy 21 Best use of land and existing buildings
Policy 23 Natural environment
Policy 24 Historic environment
Policy 25 Green infrastructure
Policy 26 Flood risk management and coastal change
Policy 27 Transport and accessibility
Policy 28 Infrastructure
ENV1 Protecting the Countryside and Landscape Character
Discussion of policy context

Policy 3 of the CLP (Role and function of places) holds that, other than at
certain identified main towns, housing and employment growth will be
delivered for the remainder of the Community Network Area housing
requirement through:
•

identification of sites where required through Neighbourhood Plans;

•
rounding off of settlements and development of previously developed
land within or immediately adjoining that settlement of a scale appropriate to
its size and role;
•
infill schemes that fill a small gap in an otherwise continuous built
frontage and do not physically extend the settlement into the open
countryside. Proposals should consider the significance or importance that
large gaps can make to the setting of settlements and ensure that this would
not be diminished;
•

rural exception sites under Policy 9

The proposal, at 22 dwellings for an area of 0.87ha, would be too large for the
host settlement, a small hamlet. Furthermore, lying within the AGLV, the
scheme at this size runs the risk of being assessed as ‘failing to protect
landscape character’ as required by Policy ENV1.
Accordingly I must conclude on this matter by saying that in my view the
proposal cannot be considered to accord with Policy 3 of the development plan
in force for the area, and that therefore an application would be unlikely to
gain officer support at this time.
In this context I offer the advice of the Council’s Affordable Housing Team, to
see if it could instead be supported under Policy 9 as below:
Summary
The affordable housing team DO NOT SUPPORT the proposal at present. It is
not clear if there is an affordable housing contribution and there is a concern
that the proposal is too large and exceeds the affordable housing need for the
parish.
Relevant Policy Position

Development Management has confirmed the relevant policy position;
a) Our comments are in conformity with paragraph 34, 57 and 77 of the
revised NPPF
b) We have also considered these proposals in relation to policies 9, 10 and 13
of the Cornwall Local Plan 2010-2030.
c) Sections 5, 6 and 7 of the Draft Affordable Housing Supplementary Planning
Document are relevant to our response. The SPD (consultation draft) can be
found at www.cornwall.gov.uk/affordablehousingspd
Proposal
The proposal is for 22 dwellings, the application does not state whether there is
any affordable housing provision.
Planning Policy Summary
The Affordable Housing Team (AHT) has liaised with the planning officer who
has confirmed that the site would be considered as exception site.
Consequently, the AHT have assessed the proposal against the definition
contained within both the NPPF, and Policy 9 of the Cornwall Local Plan 20102030.
As outlined in local and national planning policy, the development of mixed
tenure exception sites is subject to the applicant demonstrating that market
housing is essential to increase the viability of the scheme and allow affordable
housing to be provided without public subsidy. For the site to be policy
compliant, it must meet the following criteria:
• Open market housing may only be included to improve viability and
deliver affordable housing. As such, land values will be constrained;
• The scheme must work backwords from 100% affordable housing with
the development of market housing solely used to cross subsidise the
affordable homes;
• If the proposal includes market housing, then an Economic Viability
Assessment (EVA) should be provided where the viability will be
thoroughly assessed.

• The dwelling and tenure mix must be aligned with local need.
Full guidance on the application of Policy 9 and the EVA process is available
within the Council’s Draft Affordable Housing Supplementary Planning
Document, found on the Councils website.
Housing Need Justification
Cornwall Homechoice have identified that there are 6 households registered
with a local connection to the parish of Lezant. This need is moderate for the
parish.
Bedroom Need
Parish Band

1

2

3

4

5

Grand
Total

Lezant A

0

1

0

0

0

1

Lezant B

0

0

0

0

0

0

Lezant C

1

1

0

0

0

2

Lezant D

0

0

0

0

0

0

Lezant E

3

0

0

0

0

3

Lezant

4

2

0

0

0

6

The table indicates a need for one and two bedroomed properties. However, it
is essential to provide family sized housing.
The site has been identified as an exception site any future proposal would
have to work back from 100% affordable housing. The provision of 22
affordable homes would be an over-provision of affordable housing for the
parish. Whilst the team could support an exception site development in the
parish, it must meet the policy 9 requirements for scale and meeting the
affordable housing need.

Additionally the Council owns an area of land used to access this site. The
Council would be interested in bringing forward the land for development with
the applicant. Further discussions on this matter can occur after the preapplication advice.

The following percentages should be used as guidance when submitting any
future planning application.

Tenure

Affordable Rent
(70%)

Shared
Ownership (30%)

House Type

Cat 2:
Accessible and
Percentage
Adaptable
dwellings

One bed two
person
flat/house

25%

Two bed four
person house

40%

Three bed six
person house

5%

Two bed four
person house

15%

Three bed six
person house

15%

70%
25%

30%

Total;

Design Standards

Total

100%
affordable
housing
including
25% Cat 2
dwellings

The onsite delivery of affordable housing would need to meet the minimum size
standards as set out in the National Described Space Standards. This standard
is below.
Bedrooms

Person
Spaces

1 storey
Dwellings

2 storey
Dwellings

3 storey
Dwellings

1

2

50

58

-

2

4

70

79

-

3

6

95

102

108

Additionally, 25% of all dwellings must achieve Part M4 (2) category 2,
Accessible and Adaptable Dwellings. As a minimum, this standard must be
equally split between market and affordable dwellings.

The affordable homes and any market dwellings are to be indistinguishable in
appearance. They should not differ by design, materials used and form.
Future Application
If a future planning application were to come forward it should set out the
following;
• Size requirements for affordable rented units should be constructed to at
least minimum NDSS and meet the Category 2 Accessible and Adaptable
Dwellings as required
• Affordable rented dwellings will be let at no more than 80% of their open
market value, inclusive of service charge (and within relevant LHA rates).
• Shared ownership units initial purchase can be up to 75% of their open
market value. The rent on the remaining share cannot exceed 2.5% of the
unsold equity.
• Details of the design and quality standards to be applied to the
affordable housing should be provided.
• The overall scheme should be delivered ‘tenure blind’, such that market
and affordable homes are indistinguishable in design, materials used and
form.

Section 106
To secure the affordable housing obligation a S106 agreement will be required
which sets the affordable housing contribution and retains them as so in
perpetuity. All other detailed requirements set out above will also need to be
secured within this agreement.
Financial Viability
If an application is submitted to the local planning authority an economic
viability assessment will be required if the proposal is not for 100% affordable
housing. This assessment will identify the minimum level of affordable housing
supportable on the scheme.
Conclusion
The team are unable to support the application at present as it is not clear how
many of the units would be affordable dwellings. It would seem that the
development is dominated with open market homes. A smaller-scaled proposal
could receive the support of the affordable housing team. Additionally the
Council would be interested in bringing forward the land in its ownership.
More Information
Applicants should be referred to the Draft Affordable Housing Supplementary
Planning Document and the Council’s standard section 106 precedents for
detailed guidance.
Sam Nicholson – Development Officer
Cornwall Council
Sam.nicholson@cornwall.gov.uk
Other community benefits
Depending on the number of dwellings sought for the site it is possible that
contributions will be sought towards the provision of other community
benefits, as below.

Public Open Space (POS)

The current layout does not indicate that there would be any element of public
open space to be provided as part of the proposal. Were an application to
come forward, such provision would be anticipated. Furthermore there may be
a requirement for off-site open space provision which would be secured via
legal agreement.
Education
A contribution towards educational infrastructure is normally required on all
open market of two bedrooms or more, this contribution is currently £2,736
per qualifying unit.
Viability
Lastly, please note that if the full policy requirements for affordable housing,
POS or education contributions are not offered it will be necessary for a
bespoke development appraisal aka an Economic Viability Assessment (EVA) to
be submitted. Further information on economic viability including a toolkit can
be found on the Council’s website.
Highways and Access
The highways officer has commented as follows:
The development of this site was previously considered under ref
PA16/03485/PREAPP. This proposal is much improved, with access through the
existing estate access road lying adjacent.
That said, it remains my opinion that safe and suitable connections with both
north- and southbound bus stops are required to fully address the transport
sustainability issues raised previously. The inter-town bus service operated on
the A388 does offer the settlement a regular, and relatively frequent bus
service, which is an asset that should be emphasised in support of this
application, and enhancements offered. Therefore, any application that offered
improved links to bus stop infrastructure, and improved infrastructure in line

with CC guidance, could be supported. Particularly, if the improvements also
offered to connect both bus stops with the Village Road.

I am informed by the Area Network Manager that the safety of pedestrians
crossing the A388 in this locality is a concern for the local Parish Council.
Accordingly, a scheme designed to enable safe and suitable crossing of this
road, and improved connection with the southbound bus stop 60m to the north,
would be something to highlight in discussion/consultation with the parish.
Currently, the lay-by opposite the northbound bus stop has been temporarily
closed. This could be utilised to widen the carriageway sufficiently to install a
pedestrian crossing refuge, together with adjusting the southbound lane’s
alignment, and bringing out the kerb line. It would be important to pick up the
desire line. However, if this proves not to be possible, measures to make the
new crossing route more attractive, and prevent any other crossing route,
should be detailed. It would be beneficial to seek the advice of a highways
consultant to look at design options. I am happy to offer additional advice,
without an increase on this preapp fee, in the event a design is prepared. It can
be submitted to paul.steen@cornwall.gov.uk. If this is desired please contact
me direct.
In terms of the layout, the additional access point in south east corner is
beneficial and the layout introduces a number of features that would keep
speeds down and encourage multi-modal use. The link to the south-east out on
to Village Road would ensure that the whole site is compliant with CC
Adoptions Policy, something that was a concern previously. This access should
be a minimum of 3.5m wide to enable it for shared ped/cycle use. An
arrangement plan for this access point, and its junction with the village road
running along the site’s southern boundary should be provided at application
stage. This should include a crossing point to the existing footway on the
opposite side of the village road, with tactile paving and dropped kerbs
installed on both sides.
Where possible, a 3.5m ped and cycle link through the site should be
considered. The estate road should be designed so as to ensure service
vehicles/refuse collection vehicles (RCVs) can enter and emerge from the site in

forward gear. A swept-path tracking plan demonstrating such compliance with
Manual for Streets 2 in this regard is required.

Ecology
The site is likely to provide habitat for bats; it probably provides habitat for
reptiles; and similarly it possibly provides habitat for dormice, as this latter
species is present in the wider locality. Accordingly, in addition to the phase
one ecological survey, it will be likely that species-specific follow-up surveys
will be required for the above.
Historic Environment
There are no above-ground designated heritage assets in the vicinity of the site
within the settings of which the proposal would be considered to lie.
With regard to possible buried assets, the Council’s archaeologist has
commented as follows:
We have consulted the Cornwall & Isles of Scilly Historic Environment Record,
and in this instance we consider it unlikely that archaeological remains will be
disturbed by groundworks.
RECOMMENDATION: Therefore, should this proposal be submitted as a
planning application, we do not need to be consulted further as we will not be
requesting archaeological mitigation nor any conditions with respect to
archaeology or heritage assets.
Drainage
Full details should accompany any planning application that may be submitted
indicating the method of foul and surface water treatment to serve the
development being proposed. South West Water (SWW) have commented on
the proposal, and their submissions are appended to this letter
Contaminated land
The proposed residential use is particularly vulnerable to contamination. As
the development would be for over 5 units, the ‘Guide to considering

contaminated land in the planning process Version 0.02’ (March 2011)
indicates that as a minimum a phase 1 desk study, a site walkover and the
generation of a conceptual model of the site identifying the potential sources
and receptors at the site should be submitted. The minimum requirements for
this work are set out in the ‘Guidance for the Redevelopment of Contaminated
Sites’ document produced by Cornwall Council.
Public Protection would be consulted on any submitted application. Paragraph
178 of the National Planning Policy Framework 2018 identifies that planning
decisions should ensure that adequate site investigation information, prepared
by a competent person, is presented. If in their professional opinion the
Council’s Public Protection team do not have sufficient information to properly
assess the likely level of contamination and residual risks the Council would
have no option but to refuse permission.
Building Regulations
Cornwall Council’s Building Control Service is pleased to offer a free initial preapplication advice service for all your development enquiries. Building control
can advise whether a Building Regulations application is likely to be required
for your proposal, can give valuable time-saving guidance on how to meet the
requirements of the Building Regulations and can suggest possible ways of
resolving any notable issues prior to you submitting any formal planning
permission applications that may be required. Building Control’s Extended
Services team can offer SAP, SBEM and Air-permeability Testing Services, as
well as access to warranties and other related services.
The Building Control surveyors covering your area can be contacted by e-mail
at: buildingcontrol@cornwall.gov.uk You are advised to contact the Council’s
Building Control service to enquire about any relevant Building Regulations
requirements relating to your proposal.
Community engagement
Given the nature of the proposal it would be beneficial to discuss it in advance
with the Local Council, particularly (as discussed above) in the light of their
emergent NDP:
Lezant Parish Council

Clerk: Mrs Samantha Inman
2 Southview
East Kitcham, St Giles on Heath
Launceston
PL15 9SL
Telephone: 01566 784050
Email: lezantparishclerk@gmail.com
Additionally, the Divisional Member for the area is:
Neil Burden CC

Phone: 01566 782286

Email: neil.burden@cornwallcouncillors.org.uk
and you would be advised to contact him too to gauge his opinion of your
proposal.
Lastly please note that the Council has recently introduced a community
consultation service, details for which are at:
https://www.cornwall.gov.uk/environment-and-planning/planning/planningadvice-and-guidance/pre-application-advice/upcoming-pre-applicationcommunity-engagement-pace-forums/

Other matters
In addition to the usual set of plans to describe the application and the
documents referred to above, here is a list of documents that your application
should be accompanied by:
• A topographical survey, with heights AOD (above ordnance datum)
annotated
• A Transport Statement, in accordance with the NPPG and para 111 of
the NPPF2
• A Phase 1 Ecological survey, and then, if the habitat of any protected
species is identified, species-specific follow up surveys as required.
• Details of proposed landscaping, to be shown on the set of plans
• As Existing and As Proposed sectional drawings through the site
• A draft s106 legal agreement or Heads of Terms document, together
with proof of title and your client’s solicitor’s details
• A Design and Access Statement, with particular reference to how the
scheme has evolved with reference to earlier iterations
• A Statement of Community Involvement, with particular reference to
how the scheme has been modified in response to community feedback.
Final comments
To conclude, I would advise that were an application to be submitted on the
basis of the submitted details, it is unlikely that it would be capable of being
supported. For the avoidance of doubt, this response has been arrived at after
having included a review of your client’s submission of 25th January.
Weight of this advice
I hope that this response goes some way to clarifying the degree of risk
associated with the proposal. Certainly, the likelihood of a successful outcome
would be increased if the above advice were to be incorporated into any
submission.
These views are officers own. Any advice given by Council officers for preapplication enquiries does not indicate a formal decision by the Council as local
planning authority. Any views or opinions expressed are given in good faith,

and to the best of ability, without prejudice to the formal consideration of any
planning application following statutory public consultation, the issues raised
and evaluation of all available information.
You should therefore be aware that officers cannot give guarantees about the
final formal decision that will be made on your planning or related applications.
However, the advice issued will be considered by the Council as a material
consideration in the determination of future planning related applications,
subject to the proviso that circumstances and information may change or come
to light that could alter the position. It should be noted that the weight given to
pre-application advice notes will decline over time.
Important Notice – Community Infrastructure Levy (CIL)
Please be aware that since 1 January 2019, potentially all approved planning
permissions and lawful development certificates are subject to a Community
Infrastructure Levy (CIL).
CIL is charged in pounds per square metre on net additional increase in
internal floor space for qualifying development and the rates for development
in Cornwall are set out in the Council’s CIL Charging Schedule. The Charging
Schedule also sets out what types of development are exempt from paying CIL,
and which developments are eligible to apply for rate relief. The CIL rates for
Cornwall can be seen in the CIL Charging Schedule which is available at
www.cornwall.gov.uk/cil. Section 106 agreements will continue to address
affordable housing and site specific issues that are required to make a
development acceptable in planning terms.
All full planning applications are required to submit a CIL Planning Application
Additional Information Requirement (AIR) form. You will need to submit this
form with your planning application as it may delay registration and validation
of your application without it. Completion of this form will enable the Council
to determine whether the development might be required to pay a CIL or
whether it is eligible to apply for relief.
For more information on CIL and how it may affect your development, please
visit the Council’s website at www.cornwall.gov.uk/cil. Please send any
queries to cil@cornwall.gov.uk or contact the case officer.

