
 

Ref: PA17/01559/PREAPP 

Date: 06.07.2017 
 

Pre-application advice for proposed residential development (up to 10 
houses) at Land West of Craiglands, Blisland. 
 

I refer to your enquiry concerning the above and would inform you that this letter 
is written on the basis of the information supplied with your enquiry and any 

submitted drawings. 
 
Site and context: 

 
The proposal site consists of approximately 1.3 hectares of agricultural land on the 

western edge of the rural village of Blisland. The village lies approximately 8 km 
(5 miles) to the north-east of the town of Bodmin and is served by narrow country 
lanes from the A30.The village is relatively small and compact and occupies a 

secluded position on the western edge of Bodmin Moor. 
 

The site is relatively steeply sloping and abuts residential development to the 
North and East and a road to the South. The sites boundaries consist of mature 

tree lined hedgerows and residential boundary fences and walls. The site is located 
within an area which is subject to a number of designations and constraints which 
include: 

 
Locally designated Area of Landscape Value (AGLV); 

Designated Rural Area; 
SSSI Impact Risk Zone; 
Setting of the AONB (abuts the site to the South); 

Setting of Conservation Area. 
 

Proposal: 
 
Pre-application advice is sought regarding the potential for residential 

development on this site (up to 10 houses). 
 

Relevant Planning History: 
 
Pre-application advice for an affordable housing scheme was provided under ref: 

PA15/02104/PREAPP in August 2015. 
 

Planning policy context: 
 
Policy 3 of the Cornwall Local Plan specifies that housing growth outside of the 

specified main towns will be delivered through: 
 the identification of sites in Neighbourhood Plans; 

 rounding off of settlements within or immediately adjoining that settlement; 
 infill schemes that fill a small gap in an otherwise continuous built frontage; 



 

 rural exception sites for affordable housing under Policy 9. 

 
A Neighbourhood Plan is being developed for this area however this is at a very 

early stage and as such carries no weight in the determination of applications at 
this time. It should however be noted that I understand that a public consultation 
has been undertaken in respect to options for housing development in the village 

and this site was not identified as a preferred choice. I would advise consultation 
within the NP steering group at your earliest convenience. 

 
The site is not considered to meet the policy criteria as an infill scheme. 
 

The contention in terms of policy position therefore centres on whether the 
scheme would be judged as rounding off the settlement. If not, the scheme would 

have to be a rural exception development to accord with the CLP and so be 
affordable housing led. The outcome of this assessment would be significant as an 
exception site would require a minimum of 50% Affordable dwellings delivered 

onsite as opposed to a rounding off development of the scale in this location 
resulting in a comparatively modest off-site AH contribution.  The schemes would 

be very different in terms of the outcomes for the village and the community and 
the economics of the scheme for the developer depending on this decision. 

 
In terms of rounding off, policy 3 defines this as: “Rounding off: This applies to 
development on land that is substantially enclosed but outside of the urban form 

of a settlement and where its edge is clearly defined by a physical feature that 
also acts as a barrier to further growth (such as a road). It should not visually 

extend building into the open countryside”. 
 

In this particular case whilst it is acknowledged that there is existing residential 

development to the North and East and a road to the South, having visited the 
site it is nevertheless considered that the development of the site for housing 

would clearly extend the existing built up form of the settlement further out into 
the open countryside rather than rounding off the existing settlement.  
 

As such given the specific context and local circumstances related to this site, it is 
my opinion that residential development (of up to 10 units) would only potentially 

be supportable in planning policy if it were an exception site for an affordable 
housing led development under the provisions of Policy 9 of the Cornwall Local 
Plan. 

 
Within this policy context, whilst the proposed development would extend the 

existing built form of the settlement further out into the countryside, the site is 
nevertheless fairly well related to the village. Residents on this site would be 
served by and help sustain the limited facilities and services of the settlement. As 

such the site is capable of in-principle support, subject to: 
 The provision of a suitable access which is well related to the existing built 

form of the settlement 



 

 The proposal meeting the identified local housing need under the specific 

provisions of policy 9 
 Further consideration of the scale of the proposals - whilst the proposed 

number of units (up to 10) is considered to be appropriate for the existing 
size of the settlement, I have significant concerns regarding the scale of site 
area proposed for development identified within the submission 

 Assessment of the degree of harm set against the usual material 
considerations including ecology, landscape, and historic environment. 

 
In support of your contention that the site should be considered as rounding off 
development you have made mention of a draft Chief Planning Officer Advice Note 

in your submission and subsequent email. The draft went to the Planning Policy 
Advisory Committee in February this year and following that meeting changes are 

being considered. As such the draft is not a material consideration and as I do not 
know what the implications of any proposed amendments may be I will base the 
advice to you on the CLP policy wording; to do otherwise at this time, and with the 

uncertainties around the wording of the advice note, would not be prudent in my 
opinion. I am also mindful that the advice note will not change the policy wording.  

The main point of advice perhaps being what substantially enclosed might be 
defined as meaning.   

 
As the draft is being changed I do not consider it relevant or beneficial to provide 
comment on the proposals conformity or otherwise to the current wording at this 

time. Similarly whilst you have made reference to another scheme in a different 
settlement as you are aware every application is assessed on its own merits and 

specific circumstances and context of that settlement and as such I do not 
consider that a comparison of the site in St Dennis with this site in Blisland would 
prove helpful.  

 
Obviously as with all pre-applications this is an Officers opinion, if you and your 

client are of a different opinion then you are not obliged to follow the advice 
provided. Should your client submit a proposal under policy 8 then the authority 
would determine it on the evidence submitted however given my opinion provided 

I would advise that such an application would not be without significant risk. 
 

The two primary factors for my conclusion on the rounding off issue is the extent 
of the sites enclosure by built development and the associated extension into the 
countryside.   

 
Affordable housing: 

 
The full response from the Affordable Housing Officer is provided below: 
 

Housing Need Justification: The Council’s housing register indicates a level of 
housing need in the parish, with 18 households currently listed with a local 

connection to Blisland Parish.  This level of need adequately justifies a small 



 

affordable housing led scheme in this location, and therefore the proposal should 

provide affordable housing in line with local and national planning policy. 
 

Policy Position: The site is located to the west of the settlement of Blisland, and 
lies outside of the existing limit of development.  The AHT has considered the 
proposal against Proposed Policy 9 of the Cornwall Local Plan.  Policy 9 accords 

with the NPPF and requires residential proposals to be affordable housing-led, with 
an expectation that sites should provide 100% affordable housing unless the 

prevailing viability of the site would make this undeliverable.  In such cases, an 
element of market housing may be included, subject to the following criteria being 
met: 

 
Policy 9: Rural Exceptions Sites 

• 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. 
 
Furthermore, EVAs should: 

o Work backwards from 100% affordable housing until the scheme is viable (with 
the minimum number of market homes necessary) - the AHT will not support an 

application that includes market housing without a robust viability appraisal to 
support their inclusion; 
o Maintain exception site land values for the whole site, regardless of tenure 

(which are significantly below values for land that is considered acceptable for 
‘general’ development; and, 

o Provide robust and verifiable evidence for all variables included within the EVA. 
 
Full guidance on the application of Policy 9 and the requirements for an EVA can 

be found in Policy Guidance A2 and Sections 6.4 and 7 of the Council’s draft 
Affordable Housing SPD, which is available here: 

www.cornwall.gov.uk/affordablehousingspd. 
 



 

Affordable Housing Requirements: Should the LPA be minded to support 

development on this site (and subject to the comments outlined above) the AHT 
would require affordable housing to be provided in accordance with the emerging 

Local plan and SPD.  This requires schemes to provide affordable homes broadly in 
the form of 70% affordable rented and 30% intermediate housing.  The greatest 
need in the Parish is for 1 bed homes, with a small need for 2, 3 and 4 bed homes 

as set out below. 
 

Council Min Bedroom Need 

 

Local 
Connection 

Area: 
Blisland 

Band 1 2 3 4 Total 

A - - -  - 

B 4 - - - 4 

C 1 2 1 1 5 

D - 1 - - 1 

E 4 3 1 - 8 

Total 9 6 2 1 18 

                               

Recommended housing mix 
Based on a minimum 50% affordable housing scheme, the following affordable 

housing scheme is sought;  
 
Registered Provider Affordable Rent  

2 x 1 bed 2 person flats/maisonettes 
2 x 2 bed 4 person houses  

 
Registered Provider Shared Ownership  
1 x 2bed 4 person house 

 
In line with Policy 13 (Housing Standards) of the Cornwall Local Plan we require 

affordable homes to be sized in accordance with space standards guidance as set 
out above and detailed within the Nationally Described Space Standards 2015. 
 

A minimum of 25% of new homes on the proposed scheme should meet the 
requirements of Category 2 of Part M Building Regulations 2015 to be accessible 

and adaptable, as detailed above. The standard should be proportionally applied 
across the open market and affordable dwellings - Policy 13 (Housing Standards).  

  
Affordable rented properties should be transferred to an approved Registered 
Provider (RP) upon completion and be let at no more than 80% of their open 

market rental value (including service charge) with nomination rights granted to 
the Council for local households.  Intermediate homes should be provided on a 

shared ownership basis with an approved RP.  If the application is progressed on a 
mixed tenure basis, the affordable homes should also be transferred to an RP on a 
nil-grant basis. 

 
The scheme should be delivered ‘tenure blind’ with market (if included) and 

affordable homes indistinguishable in design, materials used and form.  



 

 

On the basis that the above criteria are met, the AHT would be prepared to 
support a small site in accordance with Policy 9 of the Cornwall Local Plan. 

 
S.106 legal agreement 
A section 106 agreement (planning obligation) will be required to secure the 

affordable dwellings for qualifying persons in perpetuity.  The section 106 
agreement will contain provisions to ensure that those wishing to occupy the 

affordable dwellings have a local connection to the Parish.  The standard section 
106 local connection cascades, qualifying person’s definition and wording will 
apply. Every effort is made to secure primary connection applicants through local 

advertising and working with the parish council to promote and advertise.   
 

More Information  
Applicants should refer to the Affordable Housing Supplementary Planning 
Document and the Council’s standard section 106 precedents for detailed 

guidance.  It also includes full guidance on the application of Policy 9 and the 
requirements for an EVA, which can be found in Policy Guidance A2 and Sections 

6.4 and 7 of the SPD, which is available here: 
www.cornwall.gov.uk/affordablehousingspd. 

 
Landscape Impact: 
 

Having visited the site it is evident that whilst the boundary trees and existing 
development to the north and east would largely screen the development from the 

settlement itself and the road to the South. Given the topography of the site the 
proposed development would be likely to be clearly visible to wider views of the 
settlement, particularly from the AONB to the South. The site is within a locally 

designated landscape and the setting of the AONB, as such any future planning 
application for such development will need to be supported by a Landscape and 

Visual Impact Assessment (LVIA). This will need to identify the key characteristics 
of and level of impact thereon in respect to the relevant Landscape Character Area 
(Bodmin Moor – CA32) and the various Landscape designations. It should identify 

major views in to and out of the site, indicate what measures are being taken to 
protect/retain, enhance, or mitigate those identified.  

 
The highways officer has raised concerns regarding the use of the existing access 
to the site form the North.  I would have significant concerns regarding any 

proposal for access to be formed on the southern boundary, as such an access 
would bear no relationship to the existing built form of the settlement. In addition 

such an access with associated visibility splays would require significant works to 
the mature boundary trees/hedgerow on this road. This in addition to the 
engineering works required for the internal access road, as a result of the 

topography of the site, would be likely to have an adverse impact upon the 
character of the area and the wider designated landscape.  

 



 

In the event that you pursued such an access against this advice, the extent of 

any required tree works would need to be clearly identified within any submission 
along with assessment regarding the visual impact of such works both on the 

character and appearance of the settlement, the setting of the conservation area 
and the wider landscape designations, along with the ecological impact which will 
be discussed in more detail in a following section. 

 
Design, layout and density: 

 
The proposals are not yet at a stage whereby draft plans have been drawn up to 
comment on however the following points should be considered: 

 
• The Scale, layout and density needs to reflect the rural character of the area 

and have regard to the pattern of existing development acknowledging its edge of 
settlement location.  
• Buildings should respect the topography of the site by following the natural 

slope.  
 Any submitted application should contain good visualisations that capture how 

the development will be experienced within the site, and reflecting the level of 
legibility from outside of the site in respect to landscape and heritage impact. 

• The scheme should be designed and delivered “tenure blind”. Any cross subsidy 
open market units should be dispersed throughout the development, with the 
affordable homes and market dwellings being indistinguishable in design, form 

and materials used.   
• The retention of the boundary trees and hedges will be an important 

consideration in the design process. The layout, orientation and siting of units 
should be informed by appropriate tree and ecology surveys. The boundary 
hedgerows/trees should be retained and reinforced where possible in order to limit 

the visual impact of the proposed development. 
 Due to the proximity of neighbouring dwellings, the design and layout of the 

development should ensure that residential amenity is not materially harmed in 
respect of overlooking, loss of light or overbearing impacts.   
• Policy 13 (Housing Standards) of the CLP requires affordable homes to be sized 

in accordance with space standards guidance as set out above and detailed within 
the Nationally Described Space Standards 2015. In addition, a minimum of 25% 

of new homes on the proposed scheme also need to meet the requirements of 
Category 2 of Part M Building Regulations 2015 to be accessible and adaptable. 
The standard should be proportionally applied across the affordable and any open 

market dwellings. 
• Secure refuse and recycling storage areas for each dwelling need to be provided 

within the scheme. 
 Each dwelling should be provided with its own generous private outdoor 
amenity space which reflects this edge of settlement location. 

 Consideration should be given as to whether part of the site would be suitable 
for integrated landscape/ ecological features such as through SUDS attenuation 

ponds which can often double up as both habitat creation and a visually attractive 
landscape feature.   



 

 

Given the concern expressed regarding the scale of the site area identified for 
development which is considered disproportionate to the existing scale of the 

settlement, should only part of the site be presented for development, the new 
boundary should be that of a new Cornish hedge, so as to retain the rural 
character of the area.  

 
I would also recommend that prior to the submission of any application, that you 

submit your proposals for a desk-top review by the Design Review 
Panel.https://www.cornwall.gov.uk/environment-and-planning/planning/cornwall-
design-review-panel/  

 
Highways and parking: 

 
The Highways Development Management Officer has provided the following 
comments:  

 
 “Whilst noting the planning history of the site (1960’s and 1980’s), it would 

appear that there is no extant consent, where the development is accessed from 
Tregenna Road. As preferred by the applicant, access from Tregenna Road is 

constrained in terms of width, and visibility. I disagree with the supporting 
statement with regards to visibility on this point, as the sight line to the east 
crosses third party land used for car parking. Whilst I accept road speeds, as a 

direct consequence of the nature of the road, are low, based on the information 
provided, it is unlikely I would be able to support a proposal of this scale, on the 

grounds that safe and suitable access has not yet been demonstrated.  
 
I will add that very recently, significant and professional local opposition was 

made against a development adjacent to Rose Cottage for a single dwelling. The 
access was to the immediate east of the subject site, and has similar if not 

identical constraints. Local objections including parish and local member, all 
focussed on highway matters. I would suggest any attempt to proceed with an 
application, served from Tregenna Road, and with the development of this scale, 

will be subject to identical if not greater opposition.  
 

In the event an application is to be submitted with access from Tregenna Rd, it 
will need to be supported with speed data, fully calibrated and guidance compliant 
collection will need to be demonstrated. It is suggested the colleagues in CORMAC 

are utilised for this work to ensure the data is not challenged. This should then be 
used to design and draw the visibility splay sight line/distances (Y) from a 2.4m 

set back. Access arrangement plan should detail these sight lines in full and be 
clearly annotated.  Access would ideally be of sufficient width to allow 2 vehicles 
to pass off of Tregenna Rd, however, where this is not possible, a passing place 

arrangement will need to be designed. Swept path tracking will be needed to 
demonstrate how service/refuse/emergency vehicles can access the site in 

forward gear. It is currently my considered opinion that demonstrating a suitable 



 

access from Tregenna Rd, with these minimum requirements is going to be 

difficult.  
 

Whilst I note and agree that the level difference between the site and the road to 
the south will make vehicular access a challenge, subject to a suitable design, 
I believe access to the south should be investigated further to ascertain what 

degree of engineering works would be required. There would also be the need to 
remove a substantial number of trees within the hedge will be a matter that the 

Planning Officer will need to consider in terms of landscape/ecology impact. All 
details sought for the Tregenna Rd access will also be needed for any access to 
the south. Gradients on access roads should also be clearly detailed/annotated. 

Pedestrian link through the site from Tregenna to the road to the south would be 
welcome, and also ensure that the development complies with the adoption policy, 

should adoption be desired. However, I will add that due to the nature of the road 
to the south, consideration will need to be given as to how the presence of 
pedestrians in the carriageway will be highlighted”. 

  
In respect to the Highways Officers suggestion of consideration of an access on 

the southern boundary – please see my comments in the Landscape Section 
above. If a pedestrian link were proposed to be provided to enable adoption, 

consideration would be required in relation to the provision of footways on the 
road to the south and the potential re-location of the speed limit boundary. 
 

In terms of the new fence and potted trees which have been erected to the West 
of the proposed access by the immediate neighbour, please be advised that the 

Highways Network Area Manager was asked to investigate whether or not this 
area is highway verge and whether if this is the case, action is required. Following 
our meeting he has now confirmed that he does not consider the area behind the 

kerb line to be highway verge. Therefore from a highways perspective no action 
would be taken. Our Highways Officer has therefore reaffirmed his position that 

emerging visibility will be a significant challenge for the development of this site. 
 
If you consider this fence/potted trees to be a breach of a pre-existing planning 

condition then I would advise you to report it directly to the planning enforcement 
team:https://www.cornwall.gov.uk/environment-and-

planning/planning/enforcement/report-a-breach-of-planning-control/  
 
In terms of parking arrangements within the site, I would expect the layout design 

to deliver two car parking spaces per dwelling in this location, along with adequate 
visitor parking and appropriate turning head facilities.  

 
You are advised that Layout Development Guidance, and highway construction 
details are available online at: 

http://www.cornwall.gov.uk/default.aspx?page=31185#series700. 
 

Heritage Impact: 
 

https://www.cornwall.gov.uk/environment-and-planning/planning/enforcement/report-a-breach-of-planning-control/
https://www.cornwall.gov.uk/environment-and-planning/planning/enforcement/report-a-breach-of-planning-control/
http://www.cornwall.gov.uk/default.aspx?page=31185#series700


 

The proposal site is in close proximity to the Blisland Conservation Area and a 

number of heritage assets. Consideration will therefore be required to the design 
of the scheme in order to minimise the impact on the historic environment. A 

planning application will be required to be supported by a Heritage Impact 
Assessment which demonstrates the impact of the development on the setting of 
these assets. 

 
The Councils Archaeologist has confirmed that in this instance a Geophysical 

survey will not be required. 
 

Habitat / Protected Species: 

 
An Extended Phase 1 Habitat Survey, complete with ERCCIS records search will be 

required to be undertaken, used to inform the layout and design of the scheme 
and submitted with your application. This will identify if any protected species 
surveys will be required to be undertaken on site. Any such species surveys will 

need to be completed prior to submission of the application as the lack of such 
surveys would require refusal of the application. 

 
It should be borne in mind that ecology surveys usually remain valid for up to 12 

months after which time they need to be updated.  
 
Any mitigation measures recommended in the ecological surveys will need to be 

clearly reflected in your proposals. Ultimately your proposals should seek to 
achieve a net gain in habitat potential, identified within an Ecological and 

Constraints and Opportunities Plan. 
 
Infrastructure: 

 
As set out previously consideration of this site for residential development would 

at this time only be considered to be potentially supportable under planning policy 
if it were presented as an exception site under policy 3 and 9 of the CLP.  Whilst 
being in a designated rural area, the restrictions on seeking planning obligations in 

the ministerial statement do not apply to exception sites. 
 

Education infrastructure: 
 
Whilst it is my current understanding that Blisland Community Primary School is 

operating under capacity, Bodmin College which is the designated secondary 
school is operating in the region of 96% capacity. As such, a Planning Obligation 

towards provision of additional school places or school facilities maybe sought of 
£2,736 per cross-subsidy open market dwelling (of 2 or more bedrooms) subject 
to compliance with CIL regulation’s. 

 
Public open space 

 



 

In 2014 Cornwall Council adopted the Open Space Strategy for Larger Towns in 

Cornwall as interim planning guidance pending adoption of the Cornwall Local 
Plan, when it will follow the process to become a Supplementary Planning 

Document. The strategy identifies local provision standards for open space for the 
counties main urban settlements.  For smaller towns and settlements in rural 
areas not covered in the plans, such as Blisland, the Fields in Trust quantity 

standards (formerly National Playing Fields Association) will continue to apply. 
Minimum sizes for the various typologies of open space and design guidance is 

available to view, along with an open space planning toolkit at: 
http://www.cornwall.gov.uk/environment-and-planning/parks-and-open-
spaces/open-space-strategy-standards/further-information-for-development/ 

 
Having reviewed the indicative plan in your submission the area which appears to 

be suggested as natural open space (type 2) would meet the minimum size for 
on-site provision however I have concerns over the siting of the open space.  Such 
on site provision would need to form an integral part of the design process to 

ensure that it is a useable space which is truly accessible to the wider local 
community. I would recommend review of the open space strategy for design 

guidance in this regard. Notwithstanding this an off-site financial contribution 
would be sought for the remaining open space types. 

 
Having been the case officer for another application in Blisland recently I am 
aware that the current equipped children’s play area on the village green is 

somewhat limited, however I understand that the Parish Council are seeking a site 
for a new children’s playground. I would therefore recommend consultation with 

the Parish Council in this regard. 
 
The proposed scheme if formally submitted should be supported by information 

which sets out the open space provision being made and how it accords with the 
Council’s open space guidance and the Fields in Trust quantity standards.  This 

information should be provided in the Design and Access Statement, Heads of 
Terms and draft S106 Agreement for assessment with the application. 

 

Flood risk/Drainage: 
 

As the site is over 1 hectare an application would need to be supported by a Flood 
Risk Assessment. 
 

A draft Sustainable Drainage Strategy with percolation test results will also be 
required to be submitted with your planning application, which demonstrates 

compliance with the Sustainable Drainage hierarchy. Details of the proposed 
surface water drainage management and maintenance regime will be required 
along with a schedule and plan indicating the extent of the drainage assets 

managed. 
 

Sustainable drainage systems should aim to mimic the natural environment prior 
to development. The development should seek to implement wider landscape, 

http://www.cornwall.gov.uk/environment-and-planning/parks-and-open-spaces/open-space-strategy-standards/further-information-for-development/
http://www.cornwall.gov.uk/environment-and-planning/parks-and-open-spaces/open-space-strategy-standards/further-information-for-development/


 

amenity and ecological benefits which a fully integrated sustainable drainage 

scheme can offer.  
 

Percolation tests must be undertaken to test if infiltration is viable. These tests 
must be conducted in accordance with the procedures set out in BRE Digest 365 
or CIRIA 156. A representative number of tests must be conducted to provide 

adequate coverage of the site to allow an initial assessment to be made. Further 
testing may be required in the locations and at the effective depth of potential 

soakaways or permeable surfaces. 
 
Details of foul drainage will also be required to be submitted. 

 
Contaminated land: 

 
As a minimum a Phase 1 desk study will be required to support any future 
planning application. This should include a desk based study (which looks at all 

the available historical and environmental information, a site walkover and the 
generation of a conceptual model of the site identifying the potential sources and 

receptors at the site). If the desk study indicates that there potential pollutant 
linkages on the site then further intrusive investigations will be required in line 

with CLR 11 Model Procedures for the Management of Contaminated Land. 
 
Land Classification: 

 
As the site consists of undeveloped agricultural fields consideration is required of 

the Agricultural Land Classification (ALC). The presumption is in favour of 
safeguarding the best and most versatile agricultural land (Grades 1, 2 and 3a) 
(paragraph 112 of the NPPF). I would therefore advise you to instruct a 

professional land agent in order to ascertain the correct agricultural land 
classification of the whole site and confirmation of this should be provided with 

any planning application. 
 
Community engagement: 

 
The majority of local councils (parish, town and city councils) welcome pre-

application planning discussions and I strongly encourage you to consult the 
Parish Council, the local Ward Member, Neighbourhood Plan steering group and 
nearby residential occupiers, residents associations and local amenity groups prior 

to submitting any planning application.  
 

You can contact Blisland Parish Council on clerk@blislandparishcouncil.co.uk. The 
local Cornwall Councillor is Chris Batters CC, 
chris.batters@cornwallcouncillors.org.uk or 07714323897. 

 
A Statement of Community Involvement should be submitted with any planning 

application that explains what pre-application consultations have taken place and 



 

how the scheme has responded to any issues that emerge from the pre-

application consultation.  
 

Supporting information: 
 
The following supporting information would need to be submitted with any 

planning application: 
 

• Design and Access Statement; 
 Affordable Housing Statement and Viability Assessment (if cross-subsidy open 

market units are proposed) 

• Statement of Community Involvement; 
• Heritage Impact Assessment; 

• Site survey plan with levels in relation to a fixed datum; 
• Block, elevations and floor plans; 
• Section drawings north/south and east/west through the site and building(s) to 

include adjoining land and buildings; 
• Levels information and finished floor levels for the building in relation to a fixed 

datum; 
• Details of material finishes; 

• Phase One Habitat Survey and any necessary species surveys; 
• Photomontage images and/or 3D visualisation images would also be useful to 

assist with assessing the wider impacts of the development; 

• Draft Section 106 planning obligation or confirmation of heads of terms; 
• Extended Phase 1 Contaminated land report; 

• Landscape and Visual Impact Assessment; 
• Agricultural Land Classification Report; 
• Transport Statement; 

• Full details of any proposed access improvements, including level changes, 
drainage, surfacing and visibility splays; 

• Flood Risk Assessment (if the site area is 1ha or more); 
 Draft Surface water and foul drainage management plan with associated 

percolation test results; 

• Tree Survey and Tree Protection Plan; 
• Landscaping Plan. 

 
Please note this list may not be exhaustive. 
 

Consultees: 
 

The following would be consulted in respect of any planning application: 
 
• Blisland Parish Council; 

• Neighbouring residents and businesses; 
• CC Affordable Housing Officer; 

• CC Public Open Spaces Officer; 
• CC Historic Environment Officer; 



 

 CC Landscape Officer; 

 CC Forestry Officer; 
• CC Education Officer; 

• CC Environmental Protection Officer; 
• CC Highways Development Management Officer; 
• Lead Local Flood Authority Team; 

• Natural England; 
• South West Water. 

 
 
 

 
Planning Performance Agreement: 

 
The Council offers the opportunity for applicants to enter into a Planning 
Performance Agreement (PPA) with the Council. PPA's are a framework for local 

authorities and applicants to agree how development proposals should be 
managed through the planning process. They are a useful tool of good 

development management and are appropriate for those who require ongoing 
advice on complex proposals. There are a number of benefits in using PPA's which 

include reduced risk and increased certainty, early identification of issues and 
improved partnership working. Further information on PPA’s can be found here: 
http://www.cornwall.gov.uk/default.aspx?page=29360 

 
Please let me know if you wish to proceed with a PPA and we can discuss the form 

and content of the PPA together with the fee. 
 
Building Regulations: 

 
Cornwall Council’s Building Control Service is pleased to offer a free initial pre-

application 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 at Building 

Control, Cornwall Council, Circuit House, Pydar Street, Truro. TR1 1EB, by phone 
on 01872 224383 or by email at: buildingcontrol.central1@cornwall.gov.uk 
 

 
I hope that you find the above advice helpful. 

 



 

Please note that this is the final written response and any additional advice would 

be chargeable.   
 

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. 

 
 

Helen Blacklock 
Principal Development Officer (Strategic) 
 

Cornwall Council, Planning & Sustainable Development Service, Chy Trevail, 
Beacon Technology Park, Bodmin PL31 2FR 


