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Introduction & background 
  
1. Section 110 of the Localism Act 2011 inserts into Section 33a of the Planning 

and Compensations Act 2004 a duty to co-operate that applies to all local 

planning authorities, national park authorities and county councils in England. 
The duty relates to strategic matters in the preparation of: 

• Development Plan Documents 

• Other local development documents 

• Marine plans 

 

2. The National Planning Policy Framework (NPPF) identifies the importance of 
the duty to co-operate. In particular, paragraphs 178 to 181 relate to 

planning strategically across local boundaries. The National Planning 
Guidance, published in March 2014, also contains information on the Duty to 

Co-operate.  
 

Scope of duty 
3. Cornwall Council has been actively involved in a number of cross-boundary 

and joint partnerships to inform the preparation of the Local Plan. This 
statement sets out a schedule of the work that has been undertaken by 
Cornwall Council and its various partners in respect of the duty to co-operate. 
Section 33A (4) of the 2004 Act sets out the strategic matters on which co-
operation is required. This is further explained in paragraph 156 of the NPPF. 
The statement is organised by strategic matters and sets out the Council’s 
approach, key matters raised and outcomes.   

 

4. Surrounded by sea on three sides Cornwall is uniquely limited in its number 
of neighbouring authorities, nevertheless the Council recognises that the duty 

to co-operate is an important consideration and is committed to working with 
its neighbours and other key partners. As a Unitary Authority many of the 
issues require joint working within Cornwall Council.  

 
5. The neighbouring authorities that border or have key strategic interests with 

Cornwall are: 
• Dartmoor National Park Authority,  
• Devon County Council,  
• Plymouth City Council,  

• Torridge District Council,  
• South Hams District Council, 
• West Devon Borough Council, 
• The Isles of Scilly. 

 

6. The 'duty to co-operate' also covers a number of public bodies in addition to 

councils. These bodies are set out in Part 2 of the Town & Country Planning 
(Local Planning) (England) Regulations 2012 and comprise: 
• Environment Agency  

• English Heritage  
• Natural England  

• Mayor of London  
• Civil Aviation Authority  
• Homes and Communities Agency  
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• Clinical Commissioning Group established under section 14D of the 

National Health Service Act 2006  

• Office of the Rail Regulator  
• Highways Agency  

• Transport for London  

• Integrated Transport Authorities  
• Highway Authorities  

• Marine Management Organisation  
The level of participation should be proportionate to the strategic matters; 

therefore it is considered that the Mayor of London, Transport for London and 

the Integrated Transport Authority are not relevant to the strategic matters 

for Cornwall.  

 
7. Local Enterprise Partnerships and Local Nature Partnership are not subject to 

the requirements of the duty to co-operate, however, local planning 
authorities must co-operate with Local Enterprise Partnerships and Local 
Nature Partnerships. This requirement is set out in the Town and Country 
Planning (Local Planning (England)) Regulations as amended by the Town 
and Country Planning (Local Planning) (England) (Amendment) Regulations 
2012.  
 

8. All of the duty to co-operate bodies have been consulted, and responses 
actively sought, at the following stages of the plan preparation: 
• Options Paper Response April 2011 

• Preferred Approach (including preferred options/options for energy, 
minerals and waste) January 2012 

• Pre-submission Local Plan April 2013 
• Strategic Policies: Proposed Submission March 2014 
• Focused Changes September 2014 

 
9. A full record of responses received and discussions with each duty to co-

operate body is contained in Appendix 1.  
 

Homes and Jobs 
 

Cornwall Council’s Strategy 
 

10.The intention of the Plan is that the strategy supports key elements of ‘Future 

Cornwall’ - our Community Strategy and economic strategies for Cornwall. 
The plan no longer advocates a strategic focus upon one or two towns as 

proposed by the former Regional Spatial Strategy but acknowledges that 
settlements vary greatly in size and are located in a dispersed pattern 

throughout Cornwall.  The strategy supports the approach that all 
communities need some growth to meet their needs but with a focus of larger 

scale development and growth in the main towns where major infrastructure 
exists. This is a longer term sustainable pattern of development, which 
recognises that many of our smaller places provide better opportunities to be 

more self-contained or work collectively to provide a range of services 

allowing development of an appropriate scale to meet their needs and ensure 
all communities and their services and facilities remain viable. 
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11.Our overall aim is to support economic growth in Cornwall by providing a 

planning policy framework that is positive towards Cornwall and the Local 

Enterprise Partnership’s economic strategy, which supports economic growth 
driven mainly by improved performance and productivity. It is supported by 

an investment strategy to channel public funds that optimise opportunity and 

private investment. This will happen at different scales and in different types 
of jobs depending on the local situation. New business will be crucial to our 

future but old established business will too. The ability for farming and fishing 
to adapt to the future demands of more local food supplies will be an 

important element in this. 

 

Key strategic matters raised within consultation responses and/or 
informal correspondence 
Local 

Authority or 

prescribed 

body 

Main comments on Homes and Jobs 

Natural 

England 

Pre-submission Local Plan – April 2013 
• For the Plan to be sound, we advise it necessary in these 

circumstances to be able to show at this stage, that 
numbers for each CNA are deliverable, particularly 
where there are significant constraints. We have 
sufficient doubt that in particular areas that the scale of 
development proposed may not be achievable and as 
evidence is not yet available to show it is achievable, we 
consider the Plan is not justified and therefore unsound. 

 

Environment 
Agency 

Options Paper Response April 2011 
• No preference on the levels of growth and spatial 

distribution proposed. 
 

English 

Heritage 

Strategic policies: proposed submission – March 2014 

• English Heritage broadly supported the approach for the 
accommodation of development of the larger scale 
communities as outlined in criteria 1; it is recognised that 
this forms part of the “approach to growth that encourages 
jobs and homes where they best deliver strategic priorities”. 

That said we are concerned about the use of the evidence 
base to inform decisions and policy and provide certainty for 

developers both within the identified main towns and the 
rural areas. 

• The Housing Distribution: Housing Evidence Base Briefing 
Note 18 (Nov 2013) in Appendix 1 indicates a tension 

between ensuring development is sensitive to the 
outstanding natural, built and historic environment and new 

development. 
• The colour coded, section on the West Penwith CNA ‘Natural 

and Historic Environment’, indicates that, “no conclusion” is 
reached and “further evidence” appears to be required. 

 

Local Pre-submission Local Plan – April 2013 
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Local 

Authority or 

prescribed 

body 

Main comments on Homes and Jobs 

Enterprise 
Partnership 

• Employment target of 50,000 jobs in not realistic; the target 
should be discussed with the LEP. A job need figure of 

40,000 could be considered. Being aspirational may be no 
bad thing. This target should be discussed and agreed with 

the LEP and then joint strategies developed with targets, 

clearly defining how these might be realised. 

• The provision of employment space is in line with the LEP 

objective in Priority 3 of our strategy and in particular 

growing on space. 
• The housing target is essential if the employment target has 

to have any chance and if we are to lift people out of 
poverty through good housing leading to growing self-

respect. 
• Text on skills development is in line with the LEP strategies 

priority 2/3. However, as well as higher education the LEP 
would want the Plan to address those who are excluded 
from work at the moment for many social reasons this will 
require a focus on basic skills. 

•  We strongly support the supporting text which deals with 
both the tourism and maritime sectors and the support for 
the aerohub enterprise zone at Newquay Airport.  

 
Strategic policies: proposed submission – March 2014 
• Confirm that the pre submission draft provides a positive 

policy framework for the delivery of the Strategic Economic 
Plan, particularly: 
• The focus on a requirement a quality, accessible range 

of homes in the right places to stimulate the economy 
• Enabling labour mobility throughout Cornwall, so skills 

can access opportunity and not be hampered by lack of 
housing choice 

• Supporting quality of life – through ‘place making’ for 

example the Plan is stronger now on broad green 
infrastructure to support development 

• Good housing has a positive impact on mental health 

and therefore productivity opportunities. 
• An uplift in GVA detailed in the pre submission draft 

illustrates the importance of delivering a greater range of 
skilled jobs as targeted by the SEP to 2020. 

  

Local Nature 

Partnership 

Pre-submission Local Plan – April 2013 

• The revised spatial strategy in the Plan to allocate 
distribution of development pro-rata is not supported and is 
likely to have unnecessary negative impacts. It undermines 
the evidence base which identifies areas where growth is 

most appropriate. It is recommended that an evidence 

based approach to growth is used, this will recognise 
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Local 

Authority or 

prescribed 

body 

Main comments on Homes and Jobs 

appropriately and realistically delivered by the Infrastructure 
Development Plan and CIL mechanisms. 

 

Plymouth City 
Council 

Preferred approach– January 2012 
 

• It is noted that this revised target is considerably lower than 
the current RSS evidence base would indicate, and that the 

explanation provided is minimal as to how the revised target 
is derived. Nor does Cornwall explain how any consequential 

under provision, should it arise, will be accommodated. 
Clearly this could have implications for adjoining authorities. 
In addition to this, because the housing requirement figures 
are not presented by Housing Market Area, it is impossible 
to understand their potential impact on the Plymouth HMA. 

• Concern that the housing requirement has not been fully 
justified. It is unclear, both from the Core Strategy 
consultation documents and the Housing Growth paper, how 
this housing requirement figure has been derived. For 
example, the methodology behind the Housing Growth 
paper is unclear, in that it appears to make an estimate 
of housing need and then simply apply a 20% discount, 
without explaining how this discount is justified, or why is 

has been applied. Of particular concern is the lack of 
reference to the Regional Strategy housing targets, (not 

even the evidence underpinning the RSS targets), in either 
the Housing Growth paper or the Core Strategy consultation 

documents. 
• Concerns that the links across the Tamar have not been 

fully developed. Cornwall’s Spatial Strategy, while 
recognising the proximity of Plymouth, does not develop this 
approach to consider its wider implications, such as the 

alternative approaches that might enable SE Cornwall to 
capitalise on the potential beneficial impacts of Plymouth’s 
growth agenda. South East Cornwall is part of the Plymouth 

TTWA, the Plymouth retail catchment and the Plymouth 
HMA. As such there are clear functional and economic ties 
between the City and this part of Cornwall. Therefore, it 

could be expected that growth in Plymouth, particularly 
growth based on a diversified economy and high quality new 

jobs, would have additional benefits in all parts of the 
Plymouth sub-region. 

 
Pre-submission Local Plan – April 2013 

• Plan fails to recognise this sub-regional context, and in fact 

has very few mentions of Plymouth or its growth agenda. 
This is a weakness of the Local Plan and suggests that 

Cornwall Council have not fulfilled their obligations under 
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Local 

Authority or 

prescribed 

body 

Main comments on Homes and Jobs 

the Duty to Co-operate in this respect. 
• The Council acknowledges the Government’s intent to 

revoke the Regional Spatial Strategy for the South West 
(RPG10). The Council also acknowledges Cornwall Council’s 

legitimate right to consider how it provides for its needs 

within the context of the Localism agenda. Nevertheless, it 

should be recognised that the evidence base for the draft 

South West RSS (which was not formally adopted) 

consistently pointed to a higher level of housing growth for 
Cornwall. Plymouth City Council has concerns over the level 

of housing growth proposed for Cornwall in the draft Local 
Plan. In particular there has been very little dialogue over 

the course of the preparation of the Local Plan between the 
City Council and Cornwall Council over the County’s housing 
need, whether the Plan sets out a realistic assessment of 
housing need, and how that assessment relates to 
Plymouth’s growth aspirations. 

• The Council is concerned that the proposed level of housing 
provision is considerably below the level proposed in the 
RSS, and also considerably below the level proposed in the 
2012 ‘Preferred Approach for a Core Strategy’ consultation 
publication. The City Council does not comment on Cornwall 
Council’s strategy of dispersing housing development across 
all Community Network Areas, but is concerned that the 
overall level of housing provision proposed does not appear 
to be based on an assessment of objectively assessed need, 
as required by the National Planning Policy Framework. It is 

unclear whether a robust assessment of housing need has 
taken place and how this has informed the housing provision 

figures in the Local Plan. In particular, the City Council is 
unclear how the Cornwall Local Plan will meet the needs of 

the part of the Plymouth Housing Market area which extends 
into South East Cornwall. The City Council has an ambitious 
agenda for growth in the City and its sub-region, and 

Cornwall Council have in the past been party to evidence 
base work setting out growth aspirations for the sub-region 
(e.g. the Sustainable Growth Distribution Study (2005) by 

Baker Associates). It is unclear how the Cornwall Local Plan, 
and particularly its housing targets, will assist in making the 
most of the opportunities presented by the growth of 
Plymouth to initiate regeneration in the towns of south east 

Cornwall, such as Liskeard, Looe and Callington. The Council 
is also keen to understand how the level of housing 
provision proposed fits with the emerging Strategic Housing 

Market Needs Assessment. 
• The Duty to Cooperate requires authorities to have 

discussions on housing need with neighbouring authorities in 
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Local 

Authority or 

prescribed 

body 

Main comments on Homes and Jobs 

order to understand the cross boundary implications of 
housing targets. In the absence of such discussion, some 

opportunities for South East Cornwall to take advantage of 
growth in Plymouth, as summarised above, may have been 

missed. This again suggests that Cornwall Council have not 

fulfilled their obligations under the Duty to Cooperate. 

• The Council does not wish to comment specifically on the 

proposed provision of land for employment purposes in the 

Pre-Submission Local Plan. However, it should again be 
noted that Plymouth’s aspirations for growth in the City 

which also trigger growth in its sub-region envisage South 
East Cornwall benefitting from increased economic activity 

over the plan period. The City Council’s adopted Core 
Strategy (2007) sets out that it is expected that 42,000 new 
jobs will be created in the City and its travel to work area, 
which extends out to Liskeard. The City council is concerned 
on two counts: 

• It is unclear how the Cornwall Local Plan responds to the 
potential for economic growth in Plymouth to also trigger 
job growth in South East Cornwall; and, 

• The Local Plan as a whole does not contain any strategic 
direction which recognises that South East Cornwall is part 
of the Plymouth sub-region, its travel to work area or its 
housing market area. It is therefore difficult to tell how the 
Plan will maximise the benefits to South East Cornwall which 
could come from its proximity to Plymouth. 

• The Council would like to commend Cornwall Council’s 

constructive participation in the Plymouth City Deal 
initiative, the scope of which extends well into Cornwall, and 

which has the potential to bring significant benefits to the 
far south west.  

 
Regular group meeting with Plymouth CC, West Devon and 
South Hams DC, Dartmoor NP and Devon CC 28 June 2013 
• Key Issues Discussed: Update of Local Plans, Duty to 

Cooperate Protocol, Local Enterprise Partnership, Evidence 
Base 

 
Regular group meeting with Plymouth CC, West Devon and 

South Hams DC, Dartmoor NP and Devon CC 20 September 
2013 

• Key Issue Discussed: Update of Local Plans, Sub-regional 
housing requirement, Scoping cross boundary issues, LEP 
Growth Plans, SHMNA – Gypsy and Travellers, Update of 

Local Plans 
 
Regular group meeting with Plymouth CC, West Devon and 
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Local 

Authority or 

prescribed 

body 

Main comments on Homes and Jobs 

South Hams DC, Dartmoor NP and Devon CC 13 December 
2013 

• Key Issue Discussed: Update of Local Plans, Sub-regional 
Study, Round up of Duty to Cooperate Inspector Decisions, 

including Mid-Sussex, Duty to Cooperate Protocol, Strategic 

Economic Plan, Cross Boundary Issues, Update of Local 

Plans 

 

Regular group meeting with Plymouth CC, West Devon and 
South Hams DC, Dartmoor NP and Devon CC 4 April 2014 

• Key Issue Discussed: Update on Local Plans, Cornwall Local 
Plan, Sign off arrangements, Sub-regional study (brief dated 

18th November 2013), Plymouth Employment Land review  
 
Regular group meeting with Plymouth CC, West Devon and 

South Hams DC, Dartmoor NP and Devon CC May 1 2014 
• Key Issue Discussed: Single Issue – SHMNA update, Round 

table views on relationship of SHMA main report July 2013, 
Implications of withdrawal of guidance that underpins 2013 
SHMA, SHMA issues arising from recent local plan 
examinations, SHMA update detailed issues and discussion   

 
Regular group meeting with Plymouth CC, West Devon and 

South Hams DC, Dartmoor NP and Devon CC 3 July 2014 
• Key Issue Discussed: Update on Local Plans, Arup 

Employment Land Survey, HMA Position Statement, SHMNA 
Update, Sub-Regional Study Update, Cornwall Allocations 

DPD, Update from HotSW LEP 
 

Regular group meeting with Plymouth CC, West Devon and 
South Hams DC, Dartmoor NP and Devon CC 11 September 

2014 
• Key Issue Discussed: SHMNA update, Refresh of 

demographic projections, Format for Developing our 
Strategies for Growth across the Plymouth Housing Market 

Area study, Position/Vision Statement (Peter Brett work) 

West Devon 

Borough 
Council 

Additional Meeting at West Devon Borough Council Offices, 

Tavistock - 1 May 2013 
• Housing.  West Devon concerned over housing figures in 

Cornwall Plan and that these do not reflect the up-to-date 
SHMNA.  Concern that Cornwall Housing figures in effect 

discredit SHMNA work – which could have implications for 
West Devon/South Hams & Plymouth – in taking their 
documents forward.  SH commented that Cornwall officer 

used SHMNA figures in advising Council on Local plan.  
There is concern about whether West Devon would be 

expected to make up housing numbers.   
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Local 

Authority or 

prescribed 

body 

Main comments on Homes and Jobs 

• Economy.  West Devon also concerned that employment 
strategy in Cornwall LP does not accord with housing 

strategy. (See employment element of SHMNA).  Suggestion 
made that DTC should refer to work carried out by Devon 

LEP and Plymouth (City Deal).  (Devon LEP have target for 

economic growth – check out) There is an aspiration, 

referred to at the meeting, to get Devon & Cornwall LEPs 

working together. 

 
Strategic policies: proposed submission – March 2014 

• West Devon previously commented on the draft plan in April 
2013 at which time we raised some concerns about the 

proposed strategy for growth and the approach taken 
between setting housing numbers and job targets.  We 
suggested that the plan could benefit from a greater 
acknowledgement of the evidence base used to inform the 
development strategy, in particular the joint SHMNA.  In 
South Hams, whilst the authority does not adjoin any 
boundaries with Cornwall there are strategic implications in 
relation to the overall development strategy for the 
Plymouth HMA. 

• Since the publication of the draft plan we have regularly 
engaged with Cornwall and with all the Authorities in the 
Plymouth HMA.  More recently we have met to discuss how 
we can continue to proactively and positively engage as we 
develop our housing strategies.  As you will be aware both 
South Hams and West Devon are currently preparing new 

Plans and there is a need to ensure that our strategies for 
delivering growth seek to achieve a more coherent approach 

to the development strategy for the Plymouth HMA as a 
whole.  

• We are pleased to see that the evidence provided in the 

most recent joint SHMNA (2013) has been taken into 
consideration and note the authority’s reasons for planning 

for future growth based on the demographic projections 
contained within it. 

• In addition, we are pleased to note that the Proposed 

Submission document is supported by the Cornwall and 
Isles of Scilly LEP target for increase in GVA which is more 

reflective of the economies of the area and seeks to achieve 

a growth in not only the quantity but quality of jobs. 
• We acknowledge that the demographic growth projections 

for Cornwall do not align themselves fully with the 
assumptions contained within the SHMNA around potential 

economic growth scenarios. However, we note that the 
demographic projections include ongoing assumptions 
around net migration which tend to be driven in the main by 
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Local 

Authority or 

prescribed 

body 

Main comments on Homes and Jobs 

economic growth. We therefore accept that the proposed 
demographic-based figure has a built in allowance for some 

level of job increase created by net economic growth. 
• On the basis of the current consultation which has justified 

and evidenced its objectively assessed need and the 

Proposed Submission Local Plan seeks to meet this in its 

entirety, we do not consider the proposed development 

strategy to have any adverse implications for the South 

Hams. However, we welcome the opportunity to continue 
engaging with Cornwall as part of our Duty to Co-operate as 

we continue to develop our own plan and in a way which 
ensures that each authority is able to meet its own 

individual needs alongside a wider sub-regional strategy for 
growth and development across the Plymouth HMA. 

 
 

South Hams 

District Council 

Strategic policies: proposed submission – March 2014 

• We do not wish to offer any comments about specific 
policies or proposals contained within the plan but would 
like to take this opportunity to comment on the 
development strategy for Cornwall given that our 
authorities both operate within the same housing market 

area (HMA). 
• We are pleased to see that the evidence provided in the 

most recent joint SHMNA (2013) has been taken into 
consideration and note the authority’s reasons for planning 

for future growth based on the demographic projections 
contained within it. 

• We are pleased to note that the Proposed Submission 
document is supported by the Cornwall and Isles of Scilly 
LEP target for increase in GVA which is more reflective of 
the economies of the area and seeks to achieve a growth in 

not only the quantity but quality of jobs. 
• We acknowledge that the demographic growth projections 

for Cornwall do not align themselves fully with the 

assumptions contained within the SHMNA around potential 
economic growth scenarios. However, we note that the 
demographic projections include ongoing assumptions 
around net migration which tend to be driven in the main 

by economic growth. We therefore accept that the proposed 
demographic-based figure has a built in allowance for some 

level of job increase created by net economic growth. 
• On the basis of the current consultation which has justified 

and evidenced its objectively assessed need and the 
Proposed Submission Local Plan seeks to meet this in its 
entirety, we do not consider the proposed development 

strategy to have any adverse implications for the South 
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Local 

Authority or 

prescribed 

body 

Main comments on Homes and Jobs 

Hams. 
 

Torridge and 

North Devon 

Pre-submission Local Plan – April 2013 

• Housing: Torridge part of plan to meet own needs and 

demands as set out in the SHMA; North Devon will provide 

26% over own needs, as part of a regeneration agenda to 
meet some of the housing needs of Exmoor NP. 

• Need clarification that the recent Cornwall wide SHMNA 
adequately meets the need for Cornwall and  whether it 

breaks down the housing requirements  to provide a figure 
for the former North Cornwall area which traditionally was 
grouped with Torridge and North Devon. 

• Both Council’s will not support the lower figure of 42,500 at 
examination. 

• Employment: Both councils not looking to provide 
employment growth above their needs as identified in the 
ELR, with natural growth of employment sites and some 
new allocations. 

 
Additional meeting -26 Nov 2013 
• Discussion on: Update of Local Plans, Housing Numbers, 

Employment, Green Infrastructure, Renewable Energy, 

Services and facilities, Affordable Housing and 
    Gypsy and Travellers. 

 
Additional correspondence : June 2014 

• When we last met, we raised concerns that the scale of 
housing growth potentially being planned for across 
Cornwall was unlikely to meet the objectively assessed 
housing needs to be required across the local planning 
authority area, and that this could have implications for the 
scale of housing growth that it might be necessary to plan 

for within Torridge. We support the identification within the 
Cornwall Local Plan – Strategic Policies Proposed Submission 

Document March 2014 (the ‘Plan’) the provision of 47,500 
dwellings over the Plan period, a figure recognised to be in 

excess of the requirement identified through the Strategic 
Housing Market Needs Assessment (GVA, July 2013) as 
being the floor figure for the objectively assessed need for 

housing across Cornwall during that period.  
• Maintain concerns that it is not possible to currently 

demonstrate that the Plan will provide for a distribution of 
housing sufficient to ensure that the level of housing 

provided within each individual housing market area found 

within Cornwall is such that it will meet the scale of 
objectively assessed housing need arising within it; 

recognising that paragraph 47 of the National Planning 
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Local 

Authority or 

prescribed 

body 

Main comments on Homes and Jobs 

Policy Framework (NPPF) states that local planning 
authorities should ‘use their evidence base to ensure that 

their Local Plan meets the full objectively assessed needs for 
market and affordable housing in the housing market 

area…’.  

• I am writing to seek written assurance under the Duty to 

Cooperate that Cornwall Council consider, and can 

demonstrate, that the Cornwall Local Plan will provide for 

sufficient housing within the Cornwall Council area of the   
Northern Peninsula Housing Market Area (i.e. the former 

North Cornwall local planning authority area), within which 
Torridge also resides, to meet the objectively assessed 

housing needs generated within it, or alternatively, that 
these needs will justifiably be provided for elsewhere within 
the Cornwall Council area.  

• In doing so, could I also ask you to confirm that there will 
not therefore be a call on Torridge District Council, or any 
other local planning authority within the Northern Peninsula 
Housing Market Area, to meet any of the objectively 
assessed need for housing arising from the Cornwall Council 
local planning authority area.  

• Finally, we would welcome written confirmation that there 
are no further unresolved strategic matters that you 
consider at this stage need to be addressed through the 
Duty to Cooperate and that should be considered in our 
draft North Devon and Torridge Local Plan.  

• I can confirm that, subject to written assurances regarding 

the aforementioned matters in relation to housing provision, 
we are satisfied that at the present time there are no further 

unresolved strategic matters that we consider need 
addressing under the Duty to Cooperate and incorporating 

into the Cornwall Local Plan. 
 

 
Outcomes  

12.The following changes have been made as a result of the 

comments/discussions from prescribed bodies: 
• Cornwall Council has undertaken a Strategic Housing Market Needs 

Assessment (SHMNA) in collaboration with Plymouth City Council, South 

Hams District Council, West Devon Borough Council and Dartmoor 
National Park to better understand housing need in the wider housing 

market area. This study provides the evidence base needed to inform the 
development of planning policy and local housing strategies.  
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• The evidence contained in the SHMNA supports the amended 47,500 

target set out in Policy 2 (Key Targets and Spatial Strategy) the proposed 

submission document.  
 

• Plymouth City Council, West Devon Borough Council, South Hams District 

Council, Cornwall Council and the Dartmoor National Park have engaged 
consultants to undertake a Study which evidences a ‘larger than local’ 

vision for the whole of the Plymouth Housing Market Area (HMA).  The 
overall aim of the Study is to present and test a shared understanding of 

the larger than local issues facing the Plymouth Housing Market Area 

(HMA) through a ‘vision’  and demonstrate what our journey of 

cooperation has been in getting to this position. The inception meeting 

took place on 13 June 2014.  
 

• The Council has worked closely with the Local Enterprise Partnership in 
looking at the issues surrounding supplying a jobs target for Cornwall in 
the Plan and in line with their ambition to achieve a rise in GDP, Policy 2 
was amended to support better paid full time employment to drive an 
increase in the gross domestic product to rise 75% of the EU’s average in 
line with the Local Enterprise Partnerships strategy. 
 

• The supporting text of Policy 2 has been amended to highlight the 
importance of providing a planning policy framework which is positive 
towards Cornwall and the Local Enterprise Partnership’s economic strategy 

supported by an investment strategy to channel public funds that optimise 
opportunity and private investment. In addition text was included to be 

clear that our strategy aims to improve productivity and structural change 
and better quality jobs rather than through increased levels of migration 
that would be inappropriate. In relation to housing, the emphasis of the 
strategy is to ensure the right homes in the right places to help support 
skills mobility and access to employment. In addition the Plan as sets out 
the need to take account of the relationship with our neighbouring 
authorities in particular the importance of the economic significance of 
Plymouth on south east Cornwall. 
 

• Cornwall is one of the largest Local Planning Authorities in the Country 

and in order to plan for this in a manageable and effective way the 
approach has been to provide a top level plan that is strategic in nature 
which is ‘focused, concise and accessible as possible’ supported by an 

‘Allocations Document’ which is in production. In terms of distribution 
Cornwall is characterised by a dispersed settlement pattern, nine towns 

have a population of over 10,000 (five over 20,000) while a further 
seventeen have around 5,000 residents. The Council’s approach to 

distribution of 63% of development in the 16 main towns, 32% outside 
the main towns and 5% allocated to the eco-community therefore not 

only meets the sustainable development agenda,  proportions  appropriate  
levels  of  development  to  economic centres and continues to fulfil the 

aim of a continued dispersed development set out in Policy 2. 
 

• Policy 3 (Role and Function of Places) has been amended to provide 

greater clarity on how this distribution of homes will be delivered setting 

out the towns in which allocations will be managed through either the Site 
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Allocations DPD or through emerging Neighbourhood Plans. Outside the 

main towns both the supporting text and the wording of Policy 3 has been 

amended to provide greater clarity on the approach to delivery which are 
through existing commitments, infill sites within the built form of the 

settlement, Neighbourhood Plan allocations, and affordable housing led 

developments outside of the built form of existing settlements, (i.e. 
exceptions where market housing is required to support delivery). 

 
• As stated in paragraph 2.44 of the Plan, the residential pitch requirements 

are based on the 2014 needs assessment (part of the Strategic Housing 

Market Needs Assessment (SHMNA)). A key difference with the updated 

needs assessment is that is makes an allowance for turnover of sites (i.e. 

vacation of existing sites), which plays a role in reducing the need in the 
long term. Transit and showpeople requirements are based on the best 

available data which is provided by the Draft Revised Regional Spatial 
Strategy (RSS) 2008 (Incorporating the Secretary Of State’s Changes). 
 

• To provide clarity on evidence base used and to reflect most recent 
assessments and national guidance on Gypsies and Travellers there were 
amendments in the supporting text and wording to Policy 12 which 
reduced the residential pitch requirement. These are based on an update 
of the 2014 needs assessment (part of the Strategic Housing Market 
Needs Assessment that used 2012 data (SHMNA 2014). The update uses 
2014 caravan counts.  

 

Conclusion 
 

13.The level of housing provision proposed in Cornwall’s Proposed Submission 
Document (March 2014) at 47,500 is towards the lower end, but within, the 
objectively assessed need for the Cornwall area set out in the SHMNA.  The 

SHMNA gives a range for growth in number of households over the Plan 
period between 45,900 and 69,000.  The lower figure represents a 

demographic trend based scenario and the higher a forecast which assumes 
greater in-migration as a result of greater projected economic growth (and 
less reliance on commuting). The level of provision proposed in the Cornwall 
Local Plan does not place, therefore, place reliance on provision in adjoining 
authorities. 
 

14.The Local Enterprise Partnership (LEP) has helped shape planning policy that 
is positive towards economic growth in Cornwall.  The LEP looked at a 

number of forecasts in predicting future numbers of jobs which ranged 
between 20,000 – 30,000 additional jobs over the Plan period.  However 

further work with the LEP (& in the light of concerns raised by adjoining LPAs 
regarding economic growth) resulted in the jobs target being replaced with 

an aim to achieve a rise in GDP.  This change also linked directly with 
economic aspirations set out in the ‘Cornwall and Isles of Scilly Enterprise 

Strategy 2012 (the LEP Strategy)’.   
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Infrastructure: Transport 
 

Cornwall Council’s Strategy 
 

15.The strategy set out in the Cornwall Local Plan reflects the local transport 

plan and maintains the key transport network and associated infrastructure 
(including links to the Isles of Scilly). The Plan reflects existing communities 

and their potential to be more sustainable.    
 

Key strategic matters raised within consultation responses and/or 
informal correspondence 
Local 

Authority or 

prescribed 

body 

Main comments on Transport 

Natural 

England 

Strategic policies: proposed submission – March 2014 

• Welcome policy 27 but wording in clauses 6 and 7 should be 
in harmony with policy 23 and clause 6 should include local 
provision.  

 
Additional meeting – 9th September 2014 

• Policy 26 point 6 (impact on Strategic Road Network) and 
point 7 (safeguarding strategic transport opportunities) 
should be in harmony with policy 23.  

 
• Suggest wording in certain CNA sections to support a modal 

shift in transport modes.  
 

English 

Heritage 

Pre-submission Local Plan – April 2013 

• Transport strategy should be informed by and reinforce the 
historic character of a town or place.  

 
Strategic policies: proposed submission – March 2014 

• Consider the impact upon the historic environment and 
ensure that they seek to ensure they cause no harm. 

 
• A new bullet point should be included: 

    Be designed to protect and enhance Cornwall’s historic built 
and natural environment and using the available character 
tools to ensure sensitive designs that enhance and mitigate 

the impact of schemes. 
 

Highways 

Agency 

Preferred approach– January 2012 

• Emphasise the need for a robust TA and TP. 
• A holistic approach to development ensures that in terms of 

the road infrastructure larger, more cost effective solutions 
to transport problems can be implemented rather than a 

series of ad hoc schemes to satisfy the requirements of 
individual stand-alone developments. 

• The Agency is unlikely to agree to additional SRN junctions 
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Local 

Authority or 

prescribed 

body 

Main comments on Transport 

to facilitate development unless a strategic case can be 
developed for consideration - there remains a clear 

presumption that new developments will use existing 
accesses and junctions. 

 

Additional meeting - 13 July 2012 
• Discussion on: Phased delivery to infrastructure, sensitivity 

of growth on transport network, strategic schemes, 

protection of existing transport and impact on the rail 
network and the Tamar Bridge. 

 
Pre-submission Local Plan – April 2013 

• New development should be supported by appropriate 
infrastructure provided in a timely manner. 

 
Strategic policies: proposed submission – March 2014 

• While the aims of this policy require a transport evidence 
base to be provided in order to satisfactorily achieve them, 
it would be useful to state this specifically. The Agency will 
require a robust transport evidence base to support new 
development, and where appropriate mitigation proposals to 
ensure that the operation of the SRN is not adversely 
affected by it. 

 

Isles of Scilly 
Council 

Pre-submission Local Plan – April 2013 
• Need to champion long term links between Cornwall and the 

Isles of Scilly. Insert text about improving and safeguarding 
infrastructure that supports air and sea links between the 
islands and mainland.  

 
• Reference should be made to the ‘Maritime Strategy for 

Cornwall’.  

 
• Policy 27 should refer to port/harbour facilities and airports.  

 
• Paragraph 4.21 includes reference to need to maintain and 

improve the areas strategic transport connections with the 

Isles of Scilly. 
 

• Consideration should be given to strengthening public 
transport links between Newquay Airport and Truro. 

 
• Give greater emphasis to the role played by Newquay 

airport as a strategic transport hub with particular reference 
to paragraph 11.6 & 11.7. 

 

Local Pre-submission Local Plan – April 2013 
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Local 

Authority or 

prescribed 

body 

Main comments on Transport 

Enterprise 
Partnership 

• Insert text re improving and safeguarding infrastructure that 
supports air & sea links between island & mainland. 

 

Plymouth City 
Council 

Preferred approach– January 2012 
• Plymouth welcomes Cornwall’s recognition of Plymouth’s 

influence on Cornwall, particularly in relation to South East 
Cornwall. However, the City has a number of concerns about 

the failure to develop these links through the consultation 
documents, as follows: Concerns that the links across the 

Tamar have not been fully developed. 
 

• There is a need to address the opportunities to deliver key 
infrastructure priorities to the benefit of both South East 
Cornwall and Plymouth City through the use of CIL receipts 
and Section 106 agreements, to address mutually agreed 
needs - such as providing a Park and Ride facility on the 
Cornwall side of the Tamar Bridge in order to promote more 
sustainable travel patterns. 

 
Pre-submission Local Plan – April 2013 
• Whilst cooperation in some areas such as infrastructure 

planning has been good, (for example, appropriate account 

has been taken of concerns expressed by the Council about 
the capacity of the Tamar Bridge to accommodate increased 

vehicular traffic). The Council believes that the 
interrelationships between Plymouth and South Cornwall 

could have been better and more holistically considered to 
deliver a plan which addresses the needs of both South East 
Cornwall and Plymouth. 

• The City Council is also pleased that housing growth in 
Cornwall Gateway has been limited given the infrastructure 
constraints limiting additional movements to and from 

Plymouth, and given that earlier iterations of the Local Plan 
floated the possibility of substantially larger amounts of new 
housing. 

• Concerned that the Local Plan is not clear about the 
infrastructure needed to deliver the proposed growth of 
1000 new dwellings in Saltash. The Council would expect to 
see more emphasis on encouraging travel by non-car modes 

particularly in urban areas where these present viable 
alternatives. The Council believes there are opportunities to 

increase emphasis on improving options for travelling from 
the Cornwall Gateway Community Network Area to 

Plymouth, in particular access to the growth area at 
Derriford by bus. The Council believes there may also be 
scope to recognise the inter-dependencies between Cornwall 

and Plymouth when it comes to the provision of long 
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Local 

Authority or 

prescribed 

body 

Main comments on Transport 

distance rail services between the far south west and other 
parts of the country. 

 
Regular group meeting with Plymouth CC, West Devon and 
South Hams DC, Dartmoor NP and Devon CC 28 June 2013 
• Key Issues Discussed: Update of Local Plans, Duty to 

Cooperate Protocol, Local Enterprise Partnership, Evidence 

Base 

 
Regular group meeting with Plymouth CC, West Devon and 
South Hams DC, Dartmoor NP and Devon CC 20 September 
2013 
• Key Issue Discussed: Update of Local Plans, Sub-regional 

housing requirement, Scoping cross boundary issues, LEP 

Growth Plans, SHMNA – Gypsy and Travellers, Update of 

Local Plans 

 
Regular group meeting with Plymouth CC, West Devon and 

South Hams DC, Dartmoor NP and Devon CC 13 December 
2013 
• Key Issue Discussed: Update of Local Plans, Sub-regional 

Study, Round up of Duty to Cooperate Inspector Decisions, 

including Mid-Sussex, Duty to Cooperate Protocol, Strategic 

Economic Plan, Cross Boundary Issues, Update of Local 

Plans 

 
Regular group meeting with Plymouth CC, West Devon and 

South Hams DC, Dartmoor NP and Devon CC 4 April 2014 
• Key Issue Discussed: Update on Local Plans, Cornwall Local 

Plan, Sign off arrangements, Sub-regional study (brief dated 

18th November 2013), Plymouth Employment Land review  

 

Regular group meeting with Plymouth CC, West Devon and 
South Hams DC, Dartmoor NP and Devon CC May 1 2014 
• Key Issue Discussed: Single Issue – SHMNA update, Round 

table views on relationship of SHMA main report July 2013, 

Implications of withdrawal of guidance that underpins 2013 

SHMA, SHMA issues arising from recent local plan 

examinations, SHMA update detailed issues and discussion   
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Local 

Authority or 

prescribed 

body 

Main comments on Transport 

Regular group meeting with Plymouth CC, West Devon and 
South Hams DC, Dartmoor NP and Devon CC 3 July 2014 

• Key Issue Discussed: Update on Local Plans, Arup 

Employment Land Survey, HMA Position Statement, SHMNA 

Update, Sub-Regional Study Update, Cornwall Allocations 

DPD, Update from HotSW LEP 

 

Regular group meeting with Plymouth CC, West Devon and 
South Hams DC, Dartmoor NP and Devon CC 11 September 

2014 
• Key Issue Discussed: SHMNA update, Refresh of 

demographic projections, Format for Developing our 
Strategies for Growth across the Plymouth Housing Market 
Area study, Position/Vision Statement (Peter Brett work) 

Dartmoor 
National Park 

Authority 

Pre-submission Local Plan – April 2013 Duty to Co-operate 
Meeting 29th April 2013 

• Dartmoor would like to see railway station opened at South 
Brent.  Any support for this would be useful.  Road – issue 
here about tranquillity.   

 

Devon County 
Council  

Additional meeting – April 2013 
• Potential for cross-boundary links with the coast to coast 

route.  
 

West Devon 

Borough 
Council 

Additional meeting – 1st May 2013 

• Tavistock to Bere Alston rail link has involved communities 
in Cornwall.  

 
 

 

Outcomes  

 

16.The following changes have been made as a result of the 

comments/discussions from prescribed bodies: 
• Supporting text to policy 27 amended to highlight the links to the Isles of 

Scilly and other parts of the UK.  
• Policy 27 amended to include links to the Isles of Scilly.  

 

17. It is worth noting that engagement with neighbouring authorities has 
included transport issues.  

 
18.In addition to changes to the Local Plan policy Cornwall Council has also 

worked jointly with Plymouth City Council to commission the ‘River Tamar 

Crossings Study’ June 2013; the aim of which was to develop a strategy to 
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manage travel across the River Tamar in light of forecast increases in 

demand.  

 
19.The ‘Tamar Bridge and Torpoint Ferry Joint Committee’ deals with issues 

relating to the Tamar Bridge and the Torpoint Ferry.  It is made up of elected 

members from Plymouth City Council and Cornwall Council. 
 

Conclusion 
 

20.Engagement with neighbouring authorities and the Highways Agency on 

transport issues has resulted in revision to Plan policy and text to reflect the 

need to maintain transport links between Cornwall and the Isles of Scilly and 
to provide recognition of the interdependencies between Cornwall & 

Plymouth.  The Highways Agency were generally supportive of the strategic 
approach and Plan policy but noted that a robust evidence base would be 

required to support new development.  
 

Infrastructure: Minerals  
 

Cornwall Council’s Strategy 
 

21.The approach has been informed by national planning policy and guidance. 
Strategic policies are contained in the Local Plan concerning minerals and 
safeguarding of resources and infrastructure, however a detailed 
Safeguarding DPD will be produced in the future containing the resource 
areas and infrastructure to be safeguarded.  
 

22.The strategic policies set out the principles for mineral working and the 
spatial strategy for their development.  

 

Key strategic matters raised within consultation responses and/or 
informal correspondence 
Local 

Authority or 

prescribed 

body 

Main comments on Minerals 

Natural 

England 

Preferred Approach & options/preferred options for minerals, 

waste & energy – January 2012 

• Mineral sites should include specific encouragement for 
biodiversity and geological conservation after uses. Criteria 
based policy should focus on the importance of protecting 

designated sites and landscapes.  
 

• Should set out the likely demand for HSAs over the plan 
period.  

 

Pre-submission Local Plan – April 2013 

• Mineral development should be directed to areas outside 

those that are protected.  Within such areas a different 
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Local 

Authority or 

prescribed 

body 

Main comments on Minerals 

approach should be taken between common and scarce 
resources. 

 

Strategic policies: proposed submission – March 2014 

• Policy should seek to locate mineral development outside 
protected landscapes.  

 

Focused Changes – September 2014 

• Welcome the new paragraph in 2.73 which confirms the 
expectation of early and progressive restoration of mineral 
workings. 

 

Additional meeting – 9th September 2014 

• Mineral working should be located outside of protected 
landscapes as far as practicable, although Natural England is 
comfortable with the Plan approach.  
 

Environment 

Agency 

Preferred Approach & options/preferred options for minerals, 

waste & energy – January 2012 
• A flexible approach should be taken to recycled aggregates, 

will enable more local use.  
 
Additional meeting - 22 Feb 2012 

• Discussion on:  minerals. 
 
Pre-submission Local Plan – April 2013 
• Should include restoration 
 
Strategic policies: proposed submission – March 2014 

• Policy should include the word ‘restoration’.  

 
Additional meeting – July 2014 
• Restoration is an important component of reclamation.  

 

English 
Heritage 

Preferred approach & options/preferred options for minerals, 
waste & energy – January 2012 

• A specific policy for a sustainable supply of traditional 
building materials is particularly welcomed. 

 
Pre-submission Local Plan – April 2013 

• The policy should have appropriate regard to the need to 
conserve and enhance the historic and natural environment 

within the landscape. Policy should be explicit about the 
scale of mineral working.  

 

Highways Preferred approach & options/preferred options for minerals, 



25 

 

Local 

Authority or 

prescribed 

body 

Main comments on Minerals 

Agency waste and energy – January 2012 
• Encouraged by the good practice for transporting bulk 

exports of minerals. 
 

Strategic policies: proposed submission – March 2014 
• Recognise that the location of facilities is dependent on the 

location of the resource but it is important that transport 

considerations are reflected in the policy.  
 

Local 
Enterprise 
Partnership 

Pre-submission Local Plan – April 2013 
• Supports the mineral strategy. 
 

Dartmoor 
National Park 
Authority 

Pre-submission Local Plan – April 2013 Duty to Co-operate 
Meeting 29th April 2013 
• Suggestion made that safeguarding looks at metals of 

international importance: wolframite etc. and that this could 
be a matter for a Memorandum of Understanding. 

 

AONB Pre-submission Local Plan – April 2013 
• The strategic decisions on the extraction of minerals in 

Cornwall need to have appropriate regard to the need to 
conserve and enhance the natural and historic environment 
within the protected landscape. 

 
Strategic policies: proposed submission – March 2014 
• The strategic decisions on the extraction of minerals in 

Cornwall need to have appropriate regard to the need to 
conserve and enhance the natural and historic environment 
within the protected landscape. 

 

Devon County 
Council 

Preferred approach & options/preferred options for minerals, 
waste and energy – January 2012 

• Indicates that the PSV at Pigsdon Quarry is high.  
 
• It is agreed that there is no requirement for Cornwall to 

make any further contribution towards meeting the 
[current] joint primary sand and gravel landbank for Devon, 
Cornwall and Somerset.  

 
• It is suggested that safeguarding of primary aggregate 

quarries should encompass areas of resource adjacent to 
the quarries to allow for future extension. 

 
• Devon County Council would welcome the opportunity to 

discuss the detailed definition of safeguarding areas in 

Cornwall where they abut or are close to the boundary with 
Devon. 
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Local 

Authority or 

prescribed 

body 

Main comments on Minerals 

 
Pre-submission Local Plan – April 2013 

• Greater clarity on the level of aggregate supply over the 
plan period.  

 

• Devon CC will be seeking to maintain a supply of sand and 

gravel for the adjoining areas.  

 

Additional meeting – April 2013 
• Mechanism for safeguarding boundaries of adjoining 

quarries.  
 

Strategic policies: proposed submission – March 2014 
• Support the position on sand and gravel supply but text 

should be expanded to set out the expectations.  
 
• Intention to safeguard is supported.  
 
Focused Changes – September 2014 

• The statement that “Devon, Somerset and Cornwall are 
committed to make provision for 0.9 million tonnes per 
annum of primary sand and gravel” is incorrect, and is 
inconsistent with the requirement of paragraph 145 of the 
NPPF to make provision for land-won aggregates through 
Local Aggregates Assessments based on a rolling ten year 
average of sales data.  

 

 

Outcomes 
 

23.The following changes have been made as a result of the 
comments/discussions from prescribed bodies: 
• Table 2 to include up to date mineral production data for the various 

sectors. 

 
• Reference in supporting text paragraph 2.69 to the Local Aggregates 

Assessment which sets out how Cornwall will meet its aggregates needs 
over the plan period.  

 

• As Devon, Somerset and Cornwall have previously made joint provision 
for the supply of sand and gravel, it has been agreed by the three 

authorities that, due to a lack of suitable primary resources, Cornwall is 
unable to contribute further.  Supporting text amended to set out this 

agreement.   
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• Policy 18 has been amended to take into account protection of landscapes 

and designated sites, although other policies in the plan also aim to 

protect the Cornish landscape.  
 

• Other policies in the plan aim to protect the historic environment and the 

plan should be read as a whole.  
 

• Policy 18 has been amended to include progressive and effective 
reclamation, to reflect the NPPF. Reclamation is understood to mean 

restoration and aftercare and therefore it is felt that there is no need to 

include these terms as well.  

 

• Other policies in the plan are concerned with transport impacts and the 
plan should be read as a whole.  

 
• Strategic policy (policies 18 and 19) on mineral resource/infrastructure 

safeguarding and commitment to the production of a detailed mineral 
safeguarding DPD.  
 

 
24.Devon has however expressed concern that wording in the Plan text 

committed Devon & Somerset to a specific level of provision based on the 
previous sub-regional apportionment. Devon County Council suggested 
revised wording to remove specific reference to a sub-regional apportionment 
figure for the three authority areas.   

 

Conclusion 
 

25.It is considered that resources/reserves are sufficient to meet needs over the 
plan period for all key mineral sectors in Cornwall with the exception of 
primary sand and gravel aggregate.  As Devon, Somerset and Cornwall have 
previously made joint provision for the supply of sand and gravel, it has been 
agreed by the three authorities that, due to a lack of suitable resources, 

Cornwall is unable to contribute further.  Devon has however expressed 
concern that wording in the Plan text committed Devon & Somerset to a 

specific level of provision based on the previous sub-regional apportionment.  
Cornwall has considerable reserves on secondary aggregate which may be 

used as a substitute for primary sand and gravel in many applications.  The 
apportionment for Devon also includes that for Plymouth. 
 

Infrastructure: Waste 
 

Cornwall Council’s Strategy 
 

26.The approach has been informed by national planning policy and guidance. 
The plan considers the four key waste streams, Local Authority Collected 

Waste, Commercial and Industrial Waste, Construction and Demolition Waste 
and Hazardous Waste. The Plan takes a criteria-based approach and 
therefore does not set out any strategic waste allocations. There are two 
specific waste policies, one setting out the strategic waste management 
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principles and the other concerning managing the provision of waste 

management facilities. 

 

Key strategic matters raised within consultation responses and/or 
informal correspondence 
Local 

Authority or 

prescribed 

body 

Main comments on Waste 

Devon County 

Council 

Preferred approach & options/preferred options for minerals, 

waste and energy – January 2012 

• Waste movements between Devon and Cornwall. In 

particular this is important given the current pattern of 

MSW generated in West Devon being disposed of in 
Cornwall. 

 
• Waste going to Cornwall from Plymouth for disposal. 

Depending on how this issue has been considered this 
could have indirect impacts for Devon as it may lead to 
more waste being exported from Plymouth into Devon. 

 
Pre-submission Local Plan – April 2013 

• The strategy for managing waste should be defined 
more clearly in terms of whether the strategy is to meet 
waste management capacity requirements within 

Cornwall. 
 

• The strategy for managing hazardous waste should be 
clarified. It should be stated that much of the hazardous 
waste generated in Cornwall is managed regionally, in 
particular, at the eastern extremity of the region. 

 

Strategic policies: proposed submission – March 2014 
• Devon County Council confirms that it is not requiring 

any specific provision to be made within Cornwall for 
waste originating within Devon. The two authorities have 
worked closely in developing their respective waste 
policies, including the use of a consistent approach to 

waste forecasting and requirements.  
 

• Some (albeit limited) circumstances in which provision 
for hazardous waste management may be justified in 

Cornwall, it would be helpful if Policy 20 were to address 
this waste stream.  

 
• Policy 21 is considered to provide a sound basis for the 

determination of waste planning applications, although 
the deletion of “and/or” makes it unclear whether 
proposals need to comply with all of criteria a to h. 

 



29 

 

Environment 

Agency 

Preferred approach & options/preferred options for minerals, 

waste and energy – January 2012 

• The strategy should consider the potential for a zero 
waste to landfill policy.  

 

• It would be useful to add to the waste hierarchy the 

word “reduction” after prevention.  

 
• Clear criteria-based policies should be set out and the 

identification of areas of search to provide the right 
waste facilities in the right place.  

 
• Expanding existing sites should be a consideration in 

planning for future waste arising in the County. The 

environmental impact of the expansion would need to be 

considered against the environmental impact of a new 
site.  

 
Additional meeting - 22 Feb 2012 

• Discussion on: waste. 
 

Additional meeting – July 2014 
• Need for provision for appropriate waste 

collection/storage on sites used by the travelling 
community, although agree this is covered by Policy 14.  

 

Highways 
Agency 

Preferred approach & options/preferred options for minerals, 
waste and energy – January 2012 

• Not clear whether transport issues have been given 
consideration in investigating alternatives for waste.  

 

Strategic policies: proposed submission – March 2014 

• Welcomes the common sense approach to the location of 
waste management facilities and alternatives to the 

transport of waste.  
 

Natural 

England 

Preferred approach & options/preferred options for minerals, 
waste and energy – January 2012 

• Any application should be tested against robust criteria 
in respect of the natural environment.  

 

• Concerned that there could be increased pressure for 
small-scale landfill for construction waste, it may be 
better to require construction sites to make use of a 

strategic waste disposal site.  

 

Pre-submission Local Plan – April 2013 

• Policy 20 does not give sufficient direction for scale of 

disposal facilities anticipated. Additional locational policy 
required particularly regarding approach in designated 

landscapes or sites. 
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Strategic policies: proposed submission – March 2014 

• Policy on waste should have criteria for environmental 

protection or refer to policy 23.  

 

Additional meeting – 9th September 2014 

• Waste policies should refer to protection of the 

environment or include such criteria in waste policies, 

although Natural England is comfortable with the Plan 
approach but would like to see the introduction 

strengthened to emphasise that the Plan should be read 

as a whole.  

 

Plymouth City 
Council 

Pre-submission Local Plan – April 2013 
• Concerned to understand how cross-border movements of 

waste have been accounted for in the waste arisings 
assessments and therefore how provision is being made for 
sub-regional waste management infrastructure solutions.   

 
Additional meeting – 9th May 2013 

• Update on waste issues; Devonport Plant, Plymouth City 
Council commissioning a ‘needs assessment’, further 
discussions required re: hazardous waste.  

 
Regular group meeting with Plymouth CC, West Devon and 
South Hams DC, Dartmoor NP and Devon CC 28 June 2013 
• Key Issues Discussed: Update of Local Plans, Duty to 

Cooperate Protocol, Local Enterprise Partnership, Evidence 

Base 

 
Regular group meeting with Plymouth CC, West Devon and 

South Hams DC, Dartmoor NP and Devon CC 20 September 
2013 
• Key Issue Discussed: Update of Local Plans, Sub-regional 

housing requirement, Scoping cross boundary issues, LEP 

Growth Plans, SHMNA – Gypsy and Travellers, Update of 

Local Plans 

 
Regular group meeting with Plymouth CC, West Devon and 

South Hams DC, Dartmoor NP and Devon CC 13 December 
2013 

• Key Issue Discussed: Update of Local Plans, Sub-regional 

Study, Round up of Duty to Cooperate Inspector Decisions, 

including Mid-Sussex, Duty to Cooperate Protocol, Strategic 

Economic Plan, Cross Boundary Issues, Update of Local 

Plans 
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Regular group meeting with Plymouth CC, West Devon and 

South Hams DC, Dartmoor NP and Devon CC 4 April 2014 

• Key Issue Discussed: Update on Local Plans, Cornwall Local 

Plan, Sign off arrangements, Sub-regional study (brief dated 

18th November 2013), Plymouth Employment Land review  

 

Regular group meeting with Plymouth CC, West Devon and 
South Hams DC, Dartmoor NP and Devon CC May 1 2014 

• Key Issue Discussed: Single Issue – SHMNA update, Round 

table views on relationship of SHMA main report July 2013, 

Implications of withdrawal of guidance that underpins 2013 

SHMA, SHMA issues arising from recent local plan 

examinations, SHMA update detailed issues and discussion   

 
Regular group meeting with Plymouth CC, West Devon and 
South Hams DC, Dartmoor NP and Devon CC 3 July 2014 
• Key Issue Discussed: Update on Local Plans, Arup 

Employment Land Survey, HMA Position Statement, SHMNA 

Update, Sub-Regional Study Update, Cornwall Allocations 

DPD, Update from HotSW LEP 

 
Regular group meeting with Plymouth CC, West Devon and 

South Hams DC, Dartmoor NP and Devon CC 11 September 
2014 
• Key Issue Discussed: SHMNA update, Refresh of 

demographic projections, Format for Developing our 
Strategies for Growth across the Plymouth Housing Market 

Area study, Position/Vision Statement (Peter Brett work) 
 

 

Outcomes 

  
27.The following changes have been made as a result of the 

comments/discussions from prescribed bodies: 
• Waste projections use information supplied by neighbouring authorities 

and use a similar methodology as Devon County Council.  
 

• Produced cross-boundary waste movements report which sets out details 
of the movement of waste between neighbouring authorities. This 
evidence and engagement with Plymouth City Council concludes that 
Cornwall has sufficient existing voidspace to manage residual waste from 

Plymouth. Emerging planning strategies in both Devon and Cornwall seek 
to ensure that each authority area is broadly self-sufficient in terms of 

waste management but accepting that there is some degree of cross 
boundary movement generated by facilities being in close proximity to the 
border. 
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• Supporting text to policies 20 and 21 has been included to highlight the 

consideration of waste inputs from adjoining authorities in the assessment 

of future capacity need.  
 

• Cornwall Council has participated in discussions with neighbouring 

authorities concerning waste movements.  
 

Conclusion 
 

28.Engagement with neighbouring waste planning authorities (WPAs) has sought 

to establish the degree of cross boundary waste movements and the need for 

capacity over and above that required to meet Cornwall’s waste management 
needs.  Additional provision is made to meet Plymouth’s needs for landfill 

disposal of residual mixed waste. 

 

Infrastructure: Energy 
 

Cornwall Council’s Strategy 
 

29.The approach has been informed by national planning policy and guidance. 
The Local Plan contains two policies specifically related to renewable energy 
setting out the positive strategy. The first policy sets out the criteria to be 
used to support renewable and low carbon energy development and the 
second policy seeks to safeguard renewable energy installations.  

 

Key strategic matters raised within consultation responses and/or 

informal correspondence 
Local 

Authority or 

prescribed 

body 

Main comments on Energy 

AONB Pre-submission Local Plan – April 2013 

• The strategic decisions on the delivery of energy in 
Cornwall need to have appropriate regard to the need to 

conserve and enhance the natural and historic 
environment within the protected landscape. 

 
• The capacity of the landscape in Cornwall to 

accommodate wind and solar pv needs to be fully taken 

into consideration in policy 15. 
 

• A strategy needs to be embedded in the policy that 

outlines how renewable energy development outlined in 
clause 1 and 2 of policy 15 is to be taken forward. The 
requirement under NPPF para 97 to have a positive 
strategy needs to be met. 

 
• The word “outskirts” need defining and in the context of 

wind energy development setting of the AONB is the 
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appropriate area for impact to be assessed. 

 

Strategic policies: proposed submission – March 2014 
• Comments as above. 

 

Additional meeting – 9th July 2014 

• Delete ‘outskirts’ from policy 15 (5) and replace with 

reference to ‘setting’. As well as amendments to 
paragraph 2.60 stating ‘conserve and enhance’ rather 

than ‘maintain’.  
 

Focused Changes – September 2014 
• Welcome the amendment to paragraph 2.60.  

 

Civil Aviation 
Authority 

Pre-submission Local Plan – April 2013 
• Notes that it is not necessary to consult the CAA on 

strategic planning documents (other than consultations 
required under the Localism Act).  

 

NATS 

Safeguarding  

Strategic Policies: proposed submission – March 2014 

• In any case I note that while turbines are considered in 
the documentation, there is no detailed policy etc. and 
as such I attach some generic information which is 
currently being updated which you are free to distribute 
to applicants. In essence, with regards to turbines, NATS 
notes that the impact on aviation is quoted in the 
paragraph below: 

 

c. in the case of wind turbines they avoid, or 
adequately mitigate, unacceptable shadow flicker 

and adverse impact on air traffic operations, radar 
and air navigational installations 

 
• and as such, NATS’s only comment is that due 

consideration is given to the potential impact upon 
aviation and to ensure that applicants are made aware 
of the need to consult NATS for any turbine application, 

irrespective of size and location. While NATS has no 
obligation to respond to pre-planning and scoping 

queries, we are updating the information sheet and do 
provide a pre-planning service for applicants who wish to 

assess the impact upon aviation. 
 

English 

Heritage 

Preferred approach & options/preferred options for minerals, 

waste and energy – January 2012 
• May wish to consider topic core policies for matters such 

as the historic environment/landscape.  

 
Pre-submission Local Plan – April 2013 

• No mention is made of the importance of considering the 
setting of heritage assets and landscape significance. 

This should be clearly referenced at this point. 
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• The benefits of renewable energy sources should be 

appropriately balanced against harm and impact on the 
historic and natural environment. It should be made 

clear that applicants are expected to fully understanding 

the heritage significance and context of the surrounding 

areas and the impact a scheme will have on the wider 

setting and surroundings. 
 

Strategic policies: proposed submission – March 2014 

• As above and in addition: The setting of heritage assets 
should be mentioned explicitly as a consideration 

alongside cumulative landscape and visual impacts.  
 

• Reference is made to policies 14, 15 and 23; citation 
should also be made to Policy 24 on the Historic 
Environment. 

 
Focused Changes – September 2014 

• Object - Given the national and international level of 
designation involved it is a matter of significance when 
considering the harm to heritage assets, there should be 

a presumption against harm. It is not a matter of ‘taken 
into account’. 

 

Environment 

Agency 

Preferred approach & options/preferred options for minerals, 

waste and energy – January 2012 
• The renewable energy section is very biased towards 

wind energy.  It would be worth them mentioning 
hydropower and the other forms for renewables even 
just in slightly more detail than at present. 

 
Pre-submission Local Plan – April 2013 

• Support the target of REN 1 with the increase of 

renewable energy.   
 

Natural 

England 

Preferred approach & options/preferred options for minerals, 
waste and energy – January 2012 

• It is essential that these types of technology are 
deployed in a sustainable manner that avoids 
unacceptable impacts on the natural environment.  

 

• Clear indication of broad areas where medium and large 
scale renewable energy should be located. Criteria based 

policies for smaller operations.  

 

Pre-submission Local Plan – April 2013 

• Do not agree that the “temporary” nature of the actual 

structures is adequate mitigation for landscape impacts.  
 

• We consider policy 15 unsound as it does not sufficiently 
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protect the protected landscapes.  

 

Focused Changes – September 2014 
• Advise new alternative wording to Policy 15 (5) to “When 

considering proposals for wind turbines within the 

setting of the Area of Outstanding Natural Beauty and/or 

the World Heritage Site, the special qualities of the Area 

of Outstanding Natural Beauty and management Plan of 
the World Heritage Site shall be taken into account when 

assessing landscape impact.” Alternatively the 
assessment of the World Heritage Site could be 

considered in a separate bullet point.  
 

Torridge 

District Council 

Additional meeting -26 Nov 2013 

• Discussion on: Update of Local Plans,  Renewable 
Energy.  

 

West Devon 
Borough 
Council 

Additional meeting 1st May 2013 
• West Devon is working with Devon County Council on a 

landscape study. Protocol for mapping energy 

applications.  
 

 

Outcomes 

  
30.The following changes have been made as a result of the 

comments/discussions from prescribed bodies: 
• Prepared landscape guidance on wind and solar energy; methodology 

shared with adjoining authorities to help develop a broadly consistent 

approach. Torridge and West Devon have adopted a broadly similar 
approach to assessing the impact of wind and solar development on the 

landscape.  
 

• Policy 15 point 5 has been amended to add “within the setting” rather 
than “on the outskirts”.  

 

Conclusion 
 

31.Comments expressed in relation to policy on renewable energy were primarily 

from duty to co-operate partners whose focus was protection of the natural 
and historic environment.  Their concerns were that policy 15 did not offer 
sufficient protection for such assets.  The Council sought to emphasise that 

Plan policies need to be considered together in decision making and has 
added wording to the Plan to this effect.  A concern regarding use of the term 
‘outskirts‘ when considering proposals for wind turbines on the boundary of 

the AONB, has been addressed by use of the term ‘setting’ of such areas. 
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Flood risk and resilience to climate change 

  
Cornwall Council’s Strategy 
 

32.Cornwall has a long coastline and typically tidal flooding occurs during high 
spring tides and periods of low atmospheric pressure and strong winds, which 

exacerbate storm surges.  

 

33.The Local Plan policy states that new development should adapt to climate 

change. The Plan also contains a policy on flood risk management and coastal 

change. This policy aims to increase flood resilience and reduce flood risk by 
ensuring that any new development does not add to the flooding of existing 

communities and that new development is located to minimise its risk of 

flooding.  
 

Key strategic matters raised within consultation responses and/or 

informal correspondence 
Local 

Authority or 

prescribed 

body 

Main comments on Flood Risk, Coastal Change 

Management and Climate Change Mitigation and 

Adaptation 

Natural 

England 

Options Paper Response 2011 
• The principles listed do not fully represent and cover the 

environmental aspects of sustainable development. To 

meet the requirements for sustainable development the 
following additional key principles need to be included: 

o Deliver adaptation and resilience to climate 
change.  

 
• Is the development capable of adapting to climate 

change or will it require future investment in 

infrastructure (e.g. flood defences).  
 

• Any options would need to consider the capacity of the 
option to facilitate adaptation to climate change (e.g. 
avoid or minimise the requirement for flood defences).  

 
Additional meeting – 15th November 2013 

• Water quality issues in relation to River Camel and the 

SAC, these mainly relate to development impacting on 
water quality.  

 

Environment 

Agency 

Options Paper Response April 2011 

• An initial concern regarding the general development of 
the Core Strategy is its focus on future growth. A 

significant proportion of the existing communities in 
Cornwall remain at risk from flooding and given the 

reduction in support from central government to assist 
with the management of this risk, its future 
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management will need to be addressed within the 

planning process and by Cornwall Council who are the 

Lead Local Flood Authority. 
 

• It is easier to justify central government investment for 

denser settlements where schemes protect greater 

numbers of residential properties. May be more 

successful than the applying for funding for a large 
number of dispersed settlements with uneconomic 

defences.  
 

• Unlikely that new development will be proposed within 
areas at risk form coastal erosion. Should the Council 

wish to define certain areas as a CCMA the most 

pressing issue will be the relocation of existing transport 

infrastructure and properties. 
 
Additional meeting - 22 Feb 2012 

• Discussion on: Flood improvements, EA flood risk 

strategies, coastal change strategy, and existing flood 
risk. 

 
Preferred Approach – March 2012 

• Working with Council to ensure that the changes to 
FDGiA are understood and embedded into the Council’s 
work on infrastructure investment over the proposed 
plan period.  

 

• Flood risk and areas susceptible to coastal change will 
need acknowledgement and careful consideration in 

strategic policy terms if the Council is to deliver its 
overarching vision.  

 

• Must articulate how new development will contribute to 
improving resilience within existing communities as well 
as the standards to be delivered through new 

development. Policy and strategic direction should be 
built on a sound platform of evidence.  

 
• Sustainable, high quality development must carefully 

consider the onsite and surrounding environmental 
constraints of the site.  

 

Pre-submission Local Plan.  April 2013 
• Between policy 22 and 26 the Local Plan sets out its 

approach to Cornwall's valuable natural assets, however, 
it does not include the pressing reasons for safeguarding 

land such as making space for water and protecting 
aquatic habitats. 
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• The wording must make it clear that without 

proportionate mitigation or compensation that 

development would be unacceptable. The current 
wording is not clear on the need for mitigation and/or 

compensation and should be more positively worded. 

 

• Reference to Flood and Coastal Management Strategies 

seems erroneous. Such strategies have not been 
produced by the Council and do not appear within the 

evidence base.  
 

• Policy 26 does not reflect the NPPF primary objective on 
flood risk i.e. to steer new development away from areas 

at risk of flooding. The policy should explicitly state the 

need to steer new development away from areas at risk 

of flooding and not simply suggest that new 
development is located to minimise its risk of flooding. 

 
• The policy wording regarding flood risk is weak and not 

reflective of the NPPF nor is the significance of the 
constraint to growth in the areas of St Austell and 

Mevagissey, China Clay, St Blazey, Fowey and 
Lostwithiel and Bodmin. 

 

• New development served by a non-mains drainage 
system which discharges into the Camel SAC will need to 
be considered against the Habitat Regulations to protect 
the water quality of the Camel SAC 

Additional meeting: Bodmin – 30 May 2013 

• The evidence base on flood risk does extend to SFRA1 
only at present. However as no sites are allocated in the 

Plan and the town frameworks have demonstrated that 
the proposed growth can be delivered whist avoiding the 
more flood–risky areas, this suffices for now.  

 
• The flood risk management and coastal change policy as 

proposed in the submission version does mention the 

Shoreline Management Plan and the Catchment Flood 
Management Plans for Cornwall and the South West 

River Basin Management Plan. It is therefore not 
necessary to add another reference to these plans.  

 
• A key issue for the EA is the fact that the policy does not 

seek to steer development away from areas at risk of 

flooding. Also the policy does not mention the need for 
allocations and windfall sites to undergo the sequential 

and exception test, where needed. These are key issues 
but they are explicitly stated in the NPPF and its 

technical guidance and including it in the policy would 
amount to duplication. We discussed whether we could 
add at least the principle of directing new development 
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away from flood–risky areas in policy.  

 

Proposed submission plan- March 2014 
• Key targets within Policy 2 must include the 

identification of essential infrastructure to support 

growth without which the growth will not be sustainable. 

Infrastructure delivery, maintenance and upgrade must 

be a key target within the context of this policy. 
 

• Policy 2,(5c) Key targets and spatial strategy We 
reiterate the requirement to change the wording of 

Policy 2 part (5c).The policy should omit the “wherever 
possible” and be more positively worded to ensure that 

adaptation to climate change is delivered where 

“necessary”. 

 
• Policy 2, part 5b The wording should include the wording 

“compensation” to reflect the hierarchy of compensation 
and mitigation in the NPPF 

 
• Avoiding adverse impacts from surface water through 

surface water management techniques is an important 
consideration for achieving appropriate development 
standards. This should be made clear in the policy 
wording. 

 
• Policy 22, part (e) We welcome the inclusion of the 

reference, ‘safeguarding land to make space for water at 

times of flood.’ 
 
Additional meeting: Bodmin –15 July 2014 

• The EA were concerned about the reality of securing 
funding for infrastructure and the ability to ensure it is 
delivered.   This was a concern particularly where new 
development posed an additional burden on existing 
infrastructure.  It was felt that additional wording should 

be proposed for inclusion in Plan text which recognises 
the limitations on funding infrastructure and the 

importance of a partnership approach between the 
Council and Agency to achieve appropriate infrastructure 
provision.   

 

• Policy 26 does not reflect the NPPF objective to steer 
new development away from flood risk areas.   

 
• No mention in policy 14 of provision of natural open 

space & green infrastructure.   

 
• Policy 2 wording implied that adaptations would only be 

required where this is likely to be possible.  
 

Focused changes – September 2014 
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• Support all changes in schedule 

 

Duty to Co-operate Statement Consultation – December 2014 

• Overall the Statement on the Duty to Co-operate reflects 

a sustained and productive process of joint working. 

Many of the issues relevant to the role of the 

Environment Agency have been identified, evidenced 
and supported through the consultation process. 

Synergies between the strategic priorities of both 

organisations have been successfully assimilated into the 

plan.  

 
• We understand that the production of the plan and 

successful implementation of its joint priorities will be 
dependent on well-orchestrated partnership working. 

This is particularly relevant to the issue of flood risk 
management and infrastructure delivery. It is on this 
issue that we feel that further work is required. It is 
important that the plan sets out a strategic approach for 
funding flood defence infrastructure with specific 
objectives for those towns and villages at risk. We look 
forward to working in partnership with you to address 
this issue over the next few months.  
 

English 
Heritage 

Options Paper Response – April 2011 
• Advice that the historic environment should be referred 

to in other relevant policies e.g. landscape, design, 

tourism, regeneration, town centres and climate change.  
 

Preferred approach – January 2012 
• Flood risk and areas susceptible to coastal change will 

need acknowledgement and careful consideration in 
strategic policy terms if the Council is to deliver its 
overarching vision. 

 
• Should specifically reference and apply Integrated 

Coastal Zone Management across local authority land 

and sea boundaries. It should be the aim of policy to 
protect the economic potential of coastal areas whilst 

ensuring the preservation and enhancement of its 
recreational and environmental functions. 

 

Focused Changes – September 2014 
• The Local Plan should consider the role which the historic 

environment might play in delivering other planning 
objectives, such as: - meeting the challenge of climate 
change, flooding and coastal change.  

 

Highways 

Agency 

Preferred approach– January 2012 

• The Agency fully supports the vision to "achieve a 
leading position in sustainable living" as well as the four 



41 

 

objectives for Cornwall, enhancing the economy, 

establishing self-sufficient and resilient communities, 

good health and well-being for everyone and making the 
most of the environment. 

 

Strategic policies: proposed submission – March 2014 
• Agency particularly welcomes ‘theme 2: to enable self-

sufficient and resilient communities’ which will reduce 
the need to travel for both work and leisure.  

 

Local 

Enterprise 

Partnership 

Pre-submission Local Plan – April 2013 

• Policy 26: should cover support for out of county threats 

such as north of Exeter and the effect on rail transport.    
  

Plymouth City 
Council 

Pre-submission Local Plan – April 2013 
• The Cornwall Local Plan Strategic Policies does not take 

into account the UK Marine Policy Statement or apply 
Integrated Coastal Zone Management across local 
authority and land/sea boundaries, ensuring integration 
of the terrestrial and marine planning regimes. Although 

the Local Plan has improved upon the preceding 
‘Preferred Approach for a Core Strategy.  

 

AONB Preferred approach – January 2012 
• There needs to be a critical examination of Cornwall's 

resilience and its ability to contribute to the global effort 
of managing climate change. 

 
• Issues of resilience need to be addressed - coastal 

communities flooding issues, threat due to climate 
change sea level rise. 

 

Devon County 
Council 

Additional meeting – April 2013 
• Flood resilience work involving Devon and Cornwall, 

Devon County Council provides the lead.  
 

 

Outcomes  
 

34.The following changes have been made as a result of the 
comments/discussions from prescribed bodies: 

• Policy 26 (Flood risk management and coastal change) has been amended 
to set out the importance of avoiding areas of flood risk in the first 
instance and to highlight the National Marine Policy Statement and 

planned South West Marine Inshore and Offshore Plans. 
 

• Supporting text to Policy 26 to clarify the emerging ‘Cornwall Local Flood 
Risk Management Strategy’ sets out how the Council and partner 

organisations, such as the Environment Agency and South West Water, 
intend to work together to manage flood risk. 
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• Policy 22 has been revised to recognise the need to safeguard land for 

water in times of flood.  
 

• Plan text (new para 1.22) has been revised to recognise that in some 

cases adaptations to climate change will be a requirement for 
development to proceed. 

 
• The Community Network Areas of West Penwith, Falmouth and Penryn, 

Truro and Roseland, St Austell and Mevagissey, China Clay and Fowey, 

Lostwithiel and St Blazey, Wadebridge and Padstow, Liskeard and Looe 

and Bodmin have had additional text added to either the supporting text 

or policies highlighting the need for flood management strategies, 
sustainable regeneration or reducing the impact of flooding. 

 

Conclusion 
 

35.Engagement with the Environment Agency (the Agency) has sought to 
address concerns about how the strategic policies deal with flood risk and 
resilience to climate change.   The Agency sought a strengthening of policy 
and a clearer understanding of how resilience will be addressed as well as a 
strategy for delivery of infrastructure.  
 

36.The Agency’s comments regarding the need to reflect flood risk in policies for 
Community Network Areas have been accommodated with the exception of 
policy for the ‘St Austell, China Clay, St Blazey, Fowey and Lostwithiel’ C.N.A 
where strengthening of wording for Par-St Blazey and Mevagissey is still 
sought.  However it is the Council’s view that the need to consider flooding 
issues is already referred to in objective for St Blazey-Par and For St Austell.  

 

Health, Community & Cultural infrastructure 
 

Cornwall Council’s Strategy 
 

37.The way we perceive and interact with the physical environment – built and 
natural – has a significant impact on individual and community wellbeing. The 

impact of planning decisions has a bearing on this and can help people 
interact and access goods, services and facilities easier. The Plan seeks to 
provide a framework against which planning decisions can be made which will 
have a positive influence on the health and wellbeing not only of individuals 

but also of the communities in which we all live and provide greater 
opportunities for us all  to have active and healthy lifestyles. 

 
38.An appropriate and balanced mix of new development is essential for the long 

term prosperity of Cornwall. The Local Plan shapes where new development 

should be located and also manages the pressures relating to speculative 
proposals through policy. It will facilitate in new jobs, homes, services and 

thereby support social, economic and environmental objectives. The impact 
of development on local communities and the fabric of the existing built and 
natural environment is an important consideration. Managing this impact 
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involves protecting existing infrastructure and securing the timely investment 

of new infrastructure. 

 

Key strategic matters raised within consultation responses and/or 
informal correspondence 
Local 

Authority or 

prescribed 

body 

Main comments on Health, Community and Cultural 

Infrastructure 

Local 
Enterprise 

Partnership 

Pre-submission Local Plan – April 2013 
• The LEP strongly support the aspirations on health and 

well-being as a healthy community and workforce is 

critical. 

 

  

Plymouth City 
Council 

Pre-submission Local Plan – April 2013 
• Whilst cooperation in some areas such as infrastructure 

planning has been good, (for example, appropriate 
account has been taken of concerns expressed by the 
Council about the capacity of the Tamar Bridge to 
accommodate increased vehicular traffic), the Council 
believes that the interrelationships between Plymouth 

and South Cornwall could have been better and more 
holistically considered to deliver a plan which addresses 
the needs of both South East Cornwall and Plymouth. 

 
• The City Council is also pleased that housing growth has 

been limited given the infrastructure constraints limiting 
additional movements to and from Plymouth, and given 
that earlier iterations of the Local Plan floated the 

possibility of substantially larger amounts of new 
housing. 

 
Regular group meeting with Plymouth CC, West Devon and 

South Hams DC, Dartmoor NP and Devon CC 28 June 2013 
• Key Issues Discussed: Update of Local Plans, Duty to 

Cooperate Protocol, Local Enterprise Partnership, Evidence 

Base 

 
Regular group meeting with Plymouth CC, West Devon and 

South Hams DC, Dartmoor NP and Devon CC 20 September 
2013 

• Key Issue Discussed: Update of Local Plans, Sub-regional 

housing requirement, Scoping cross boundary issues, LEP 
Growth Plans, SHMNA – Gypsy and Travellers, Update of 
Local Plans 

 
Regular group meeting with Plymouth CC, West Devon and 

South Hams DC, Dartmoor NP and Devon CC 13 December 

2013 
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Local 

Authority or 

prescribed 

body 

Main comments on Health, Community and Cultural 

Infrastructure 

• Key Issue Discussed: Update of Local Plans, Sub-regional 
Study, Round up of Duty to Cooperate Inspector Decisions, 

including Mid-Sussex, Duty to Cooperate Protocol, Strategic 
Economic Plan, Cross Boundary Issues, Update of Local 

Plans 

 

Regular group meeting with Plymouth CC, West Devon and 
South Hams DC, Dartmoor NP and Devon CC 4 April 2014 
• Key Issue Discussed: Update on Local Plans, Cornwall Local 

Plan, Sign off arrangements, Sub-regional study (brief dated 

18th November 2013), Plymouth Employment Land review  

 
Regular group meeting with Plymouth CC, West Devon and 
South Hams DC, Dartmoor NP and Devon CC May 1 2014 
• Key Issue Discussed: Single Issue – SHMNA update, Round 

table views on relationship of SHMA main report July 2013, 

Implications of withdrawal of guidance that underpins 2013 

SHMA, SHMA issues arising from recent local plan 

examinations, SHMA update detailed issues and discussion   

 
Regular group meeting with Plymouth CC, West Devon and 

South Hams DC, Dartmoor NP and Devon CC 3 July 2014 
• Key Issue Discussed: Update on Local Plans, Arup 

Employment Land Survey, HMA Position Statement, SHMNA 

Update, Sub-Regional Study Update, Cornwall Allocations 

DPD, Update from HotSW LEP 

 
Regular group meeting with Plymouth CC, West Devon and 

South Hams DC, Dartmoor NP and Devon CC 11 September 

2014 

• Key Issue Discussed: SHMNA update, Refresh of 
demographic projections, Format for Developing our 
Strategies for Growth across the Plymouth Housing Market 

Area study, Position/Vision Statement (Peter Brett work) 
 

Local Nature 
Partnership 

Pre-submission Local Plan – April 2013 
Would like to see the following documents adopted as SPD; 

• Health and Wellbeing Strategy. 

 

National Health 

Service 

Preferred Approach – March 2012 

 
• The strategy as outlined in the box on pages 4-5 also 

lacks any specific reference to improving health and 
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Local 

Authority or 

prescribed 

body 

Main comments on Health, Community and Cultural 

Infrastructure 

well-being of the population of Cornwall and tackling 
health inequalities. 

• We suggest there should be an additional policy area 
covering how planning and the spatial strategy will 

contribute to make it easier for people to lead a healthy 

and active lifestyle. 

• We strongly recommend this is done using a 

Supplementary Planning Document (SPD) on planning 

and health. Planning policy should take account of the 
priorities identified by the joint strategic needs 

assessment and the joint health and wellbeing strategy 
and the health inequalities strategy. Cornwall Council 

should require Health Impact Assessments for major 
developments (of a previously agreed scale / impact) 
and have regard to the health impacts of development 
proposals as a mechanism for ensuring that major new 
developments promote public health within the borough. 

 
Additional meeting with NHS Kernow: St Austell – 4 July 2014 

• General discussion updating NHS Kernow on progress 
and approach of the Local Plan. 

 

Outcomes  

 

39.There were limited responses on strategic issues raised during the 

preparation of the plan; these were received at the preferred approach stage 
when we were setting out our approach towards health and wellbeing. We 

received no further comments once further detail was added at the pre-
submission stage and beyond. 

 
• Supporting text and detailed policy wording around health and wellbeing 

and includes the use of Health Impact Assessments for significant major 
development proposals. 
 

• The Draft Community Infrastructure Levy was produced by the Council in 

conjunction with Infrastructure Providers Group which encompasses all 
key infrastructure providers in Cornwall and was consulted on in March 
2014 and will sit alongside the Local Plan.  

 
• The Infrastructure Needs Assessment consists of a number of 

Infrastructure Needs Assessment Schedules, which present key 
infrastructure programmes and projects. 

 
• There is a strategic schedule, a schedule for each of the Community 

Network Areas and a Cornwall wide schedule. Each schedule shows the 
available infrastructure project information, such as location, dates, costs, 
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funding sources and delivery mechanisms, the lead partner, plus risks and 

dependencies. 

 
• The schedules classify projects as Critical, Necessary and Desirable. This 

based on the following: 

• Critical: key ‘unlocking’ projects without which the strategy could not be 
achieved, or projects with a unique funding opportunity; 

• Necessary:  needed to support the strategy but projects not necessarily 
needed up front; 

• Desirable: other projects that support the strategy, may come forward 

over the longer term. 

 

Conclusion 
 

40.The Council in its wider roles and responsibilities is committed to improving 
the health and well-being of our population, action to improve the health of 
the population can cover many different areas including health promotion 
projects and campaigns, community development to empower local citizens 
and striving to close the gap in health and wellbeing outcomes between 
localities or population groups.  

 
41.Health is not just affected by lifestyle choices but by a wide range of other 

factors including working conditions, housing, employment, education and 
access to quality healthcare services.  The Council has worked in partnership 
with all infrastructure providers to produce both the Draft Community 
Infrastructure Levy and the needs assessment in order to sit alongside the 
plan and deliver funding needed through the development planned for in the 
Local Plan. 

 

42.The Council were aware that throughout the formal consultation stages we 
had had very little response from the health sector in Cornwall and so we met 
prior to the consultation on the schedule of focused changes to update ‘NHS 
Kernow’ (the clinical commissioning group for Cornwall and the Isles of Scilly) 
in order to provide them with further opportunity to comment. However the 
Infrastructure Providers Group which has influenced the Plan through the 
work on the Community Infrastructure Levy has had representatives from the 
Royal Cornwall and IOS Hospitals Trust, Public Health, Cornwall Partnership 

NHS Foundation Trust, and the Cornwall and IOS Primary Care Trust. 
 

Natural and historic environment 
 

Cornwall Council’s Strategy 
 

43.The Plan provides a framework for positively managing new development 
through the protecting, conserving and enhancing environmental and historic 

assets in line with the principles set out in the National Planning Policy 
Framework. 
 

44.To achieve this the Plan contains strategic criteria based policies for the 
natural and historic environment against which proposals will have to be 

considered against, supporting these policies the document explicitly 
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highlights existing legislation, guidance and evidence such as Management 

Plans on the Area of Outstanding Natural Beauty and World Heritage Site 

which should be used alongside the plan in making decisions. Furthermore 
the Council has given a commitment in the Local Development Scheme to 

produce Supplementary Planning Documents on a number of topics including 

the Historic Environment and a Mitigation Strategy for European Sites: 
Recreational Pressure from Residential Development. 

 
45.This approach ensures that we have a robust strategy which is supported by 

documents which contain more detail than it is possible to include in the Plan 

and which can be updated quickly to react to changing circumstances. 

 

Key strategic matters raised within consultation responses and/or 
informal correspondence 
Local 

Authority or 

prescribed 

body 

Main comments on conservation and enhancement of 

the natural and historic environment including 

landscape 

Natural 

England 

Preferred Approach – March 2012 

• Policy should reference non-designated landscapes. 
 

Local Plan Strategic Policies: pre-submission April 2013 

• Need to show that target provision for housing within 
Community Network Areas are deliverable given AONB 
constraints. Evidence required to test whether renewable 
energy and employment aspirations deliverable given AONB 
constraints. 

• Setting of AONB full consideration.  Terminology referring to 
‘adjacent to or outskirts’ of AONB should be replaced with 

‘setting’ (p15). 
• The hierarchy of protection between international, national 

and local designations not reflected in policy. 
• The 3 marine SACs should not have been excluded from 

Habitats Review Assessment. 
• Plan does not take account of potential recreational 

disturbance, arising from new development, on European 
sites. 

• Development in some areas will require upgrading of 
sewage treatment systems to ensure no adverse impact on 

water quality in SACs 
• Do not concur with HRA conclusions regarding air quality 
• Value of the environment does not appear to be recognised 

in general policy (2)  
• Policy should recognise that brownfield land should not be 

favoured for development where it has high biodiversity 
value 

• Policy should recognise the value of soils  
 



48 

 

Local Plan: pre-submission consultation: further comments Oct 

2013 

• Setting of AONB still needs consideration in assessing 

potential for housing delivery in C.N.As 

• Plan still doesn’t include specific protection for soils. 

 

Additional meeting: Exeter - 15 November 2013 

• Water quality issues in the River Camel resulting from 

development. 

• AONB – Impacts to protected Landscapes 
• Hierarchy of sites and their relative importance (European, 

national, local) and the hierarchy of planning – avoid, 

mitigate, compensate for loss. 

• Habitat Regulations Assessment –  

What is the potential for Recreational Impact  
(caused by  the Local Plan) 
What is the special quality of the site? 

What mitigation is appropriate/required? 
 

Strategic Policies: Proposed submission draft – March 2014 

• Updated HRA still required.  
• Evidence broadly now demonstrates that sufficient capacity 

available to meet housing needs without using sites in AONB 

but need assessment of sites falling within its setting. 
Importance of setting should also be referenced in C.N.A 

sections 
• If prospective sites outside towns not included in allocations 

DPD can’t conclude there will be no harm. 
• Upgrading of sewage treatment works will be required to 

protect water quality of specified SACs. 
• Commitment sought that resources provided, over Plan 

period for assessment/mitigation of recreational disturbance 
on protected sites.  

• Mitigation should be last resort.  Policy (23) should seek 
avoidance and assessment of need and alternatives first. 

 

Additional Meeting: Pydar House, Truro – 9 September 2014 

•  NE consider that policy 23 should seek ‘avoidance’ of harm 
before consideration of mitigation and lastly compensation.  

In addition reference should be made to consideration of 
need and alternatives. 

•  NE consider that although documentation (‘Analysis of the 

impact of the Local Plan Housing requirements outside the 
main towns on the AONB’) suggests there is sufficient 

capacity outside the AONB to meet housing need it has not 
considered its ‘setting’.   

•  Recreational disturbance.  NE consider that in the absence 
of specific development proposals the HRA provides a 
reasonable assessment of likely significant effects in relation 

to recreational disturbance at this stage.  The Plan should 
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give express commitment to secure resources for visitor 

surveys on 6 sites to include data on tourist as well as 

resident visits.   
• Need to ensure protection of water quality of the River 

Camel SAC 

 

Focused changes – September 2014 
• Welcome the additional text as an improvement to 

restricting Greenfield major development to the towns, we 

advise that this text is in conflict with many CNA policies as 
it is clear that the spatial distribution in many CNA will 

require greenfield development in smaller settlements (and 
could not be considered “infill”) We do not consider that 

such wording alone will protect the Area of Outstanding 

Beauty and its setting from adverse harm from major 

development. 
• Policy 22a goes some way to meet our concerns but does 

not address delivery of the Spatial Distribution. In addition, 
it is not clear what “significant adverse” is defined as and in 

relation to designated Natura 2000 sites would be a term 
leading to unsoundness of the policy. In relation to SSSI 

and Protected Landscapes, the wording should reflect the 
National Planning Policy Framework; that is great weight 
should be given to the protection and enhancement of such 
designations and permissions that would cause harm them 
should only be granted in exceptional circumstances. 

• Whilst major development is defined in the Tamar AONB 
Management Plan, and is a helpful definition, the Plan could 

also include in this definition, development which has the 
potential to cause adverse harm. In all cases, whether 
development is major or not major, they should be properly 
considered in the context of the Protected Landscapes and 
the NPPF. 

 
Additional meeting: Truro – 21st January 2015 

• Capacity for housing delivery within the AONB.  NE are 

concerned that the SA is incomplete  in that it does not 
assess the proposed distribution of housing and 

particularly the split between rural and urban areas 
within each Community Network Areas.  Evidence should 
be provided to test whether it is reasonable to assume 

that the proposed level of housing within the rural 
element of each Community Network Area can be met 

and particularly in those areas where the scope for 
development is likely to be more limited such as within 
the AONB. .  Without such evidence NE consider that a 

risk to delivery remains. Habitats Regulation 

Assessment.  NE is satisfied with the procedure adopted 

in preparing the Habitats Regulation Assessment 
(H.R.A). 

• Potential disturbance to European sites from recreational 

activity.  NE wish to see additional text added to the 
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Plan regarding the potential impact of recreational 

activity on European Sites. The text should identify the 

European Sites at potential risk from recreational 
disturbance, identify ‘zones of influence’ within which 

potential recreational pressure should be addressed as 

part of the application process for new development and, 

propose the development of planning guidance (as a 

Supplementary Planning Document) to address more 
fully the particular mitigation measures likely to be 

required for individual European Sites.  The 
Supplementary Planning Document will also need to 

refine the ‘zone of influence’ to be applied to each site.  
Inclusion of such text (Appendix 3) is proposed for 

consideration as part of the examination process.  

• Protecting the River Camel SAC.  The Plan should 
emphasise the need for any development within the 
River Allen catchment to be phased to reflect necessary 
investigation and improvement required to ensure the 
integrity of the River Camel SAC is maintained. Inclusion 

of additional text is not considered as a satisfactory way 
of addressing this issue. 

 
Further comments concerning amendments to AONB policy 

wording – 30th April 2015 
• Policy 2 point 6 d. revisions – concern that as proposed 

the wording suggests that point 7 Are you suggesting 
that Policy 3 (7) now only applies outside the AONB? 
How would that work in Practice in St Agnes CNA where 

both main settlements are in the PL? 
• Policy 3 point 3 – word ‘exception’ should be deleted; 

there is confusion regarding the Cornwall definition of an 
exception site and the one in the NPPF. Inclusion only 
adds to that.  

• Suggest additional text to Policy 9 - Proposals within the 
Heritage Coast should conserve and enhance its 
distinctive landscapes and seascapes. Major 

development will not be supported. 
• Additional point v should be added to Policy 9 - v) Within 

or affecting the AONB they are small scale and they 
conserve or enhance the landscape character and 

natural beauty of the AONB and its setting.  
• Policy 23 point 2 amendments - Not sure why it should 

be local need only if it also has to conserve and enhance 
AONB?   

• Policy 23 point 2 amendments – leave reference to 
‘special qualities’ in the policy.  

• Additional wording concerning exceptional circumstances 
for permitting major development in the AONB should be 
included to be compliant with NPPF 116. 

 

Local Nature Pre-submission Local Plan.  April 2013 
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Partnership 

(Cornwall & 

Isles of Scilly 
Environment 

Partnership) 

• Plan could express a stronger strategic spatial approach. 

Need a more localised definition of sustainable development, 

concerned that when decisions are made social and 
economic factors are prioritised at the expense of 

environmental considerations. 

• Would like to see a stronger local sustainable development 

policy stating requirement for the Sustainability Checklist to 

be used and a clear definition of ‘major development’. 
• It would be preferable and beneficial to mention the function 

and quality of the environment as a representation of a 
functioning ecosystem.  

• Would prefer to see paragraph 2.95 text as policy, that 
would evidence a positive planning approach to land use to 

ensure the large scale landscapes and ecosystems are 

sustainably managed. 

• Appropriate use of green and brown field sites will be 
needed. Sites should not be arbitrarily designated for 
development regardless of their former use, as many sites 
considered to be brownfield have significant biodiversity or 

community value.  
• The revised spatial strategy in the Plan to allocate 

distribution of development pro-rata is not supported and is 
likely to have unnecessary negative impacts. It undermines 
the evidence base which identifies areas where growth is 
most appropriate. It is recommended that an evidence 
based approach to growth is used, this will recognise 
appropriately and realistically delivered by the Infrastructure 
Development Plan and CIL mechanisms.  

o Would like to see the following documents adopted as SPD; 
AONB Management Plan; Green Infrastructure Strategy; 
Maritime Strategy; Cornwall Design Guide; Cornwall 
Housing Standards SPD; Cornwall Biodiversity and 
Geological Conservation Planning Best Practice Guide; WHS 
Management Plan; Health and Wellbeing Strategy; CIOS 
State of the Environment Board. 

• Insufficient focus on the consequences of climate change 

• Policies in the LP should be far more explicit on how spatial 
planning can be used to reduce the risk of air pollution.    

• Specific maritime policy section within the local plan, it is 
recommended that a discrete maritime policy is 
incorporated into the LP to ensure that natural coastal 

processes, the potential impact of climate change and 
predicted sea level rise are overtly considered. Inclusion of a 

specific policy will also enable the endorsement of the 
Shoreline Management Plan as a key tool in the 
management of coastal areas. 

• The emphasis of wording on tourism should be changed to 
recognise that it is the environment that provides the basis 

for the tourism that delivers economic and social activities 
within Cornwall. Would welcome a statement of policy that 
requires development to be of a scale, location and quality 

that positively contributes to tourism but does not 
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undermine the environment’s ability to provide this basis for 

economic and social wellbeing.  

• Recommend that all possible measures are used to prevent 
unnecessary biodiversity loss as development occurs 

through design and development management practices. 

Reservations on the role for and the capacity to deliver the 

mitigation measures of habitat replacement and biodiversity 

offsetting.  
• Strategic approach required to the approval of renewable 

energy sites. The Landscape Guidance should be embedded 
into planning policy.  

• Monitoring: would welcome a commitment to recognising 
‘County Wildlife Sites’ and County Geology Sites’ as the local 

measures for monitoring policy 23. 

 

Additional meeting: Cornwall Council, Truro - 2 June 2014 
• General discussion updating LNP on progress and approach 

of the Local Plan. 
 

Letter – 2 June 2014 
• The Partnership welcomes development of the Cornwall 

Local Plan, good planning is essential to vibrant 
communities that have the “appropriate balance of jobs, 
services, facilities and homes”. It is also acknowledged that 
there is an overt recognition of Cornwall as a “special place”. 

• Would like to raise a concern around the principle that all 
policies within the Plan must all be considered with equal 
weight.  We would like to highlight that while that is 

equitable for the application of the ‘Plan’, it does not follow 
that the impacts of all of the policies are equal.  The loss of 
environmental assets and/or ecosystem integrity is not 
easily remedied, and thus where our partners (Natural 
England and Environment Agency) are flagging the 
environmental limits the Plan must operate within, we 
wholly support their view that development should not be 
permitted unless these fundamental concerns regarding 

carrying capacity of the environment are addressed within 
the Plan. 

• Our previous response called for a local definition of 
sustainable development for the Plan to operate within, thus 
providing a framework for the Plan to ensure that the 

specific environmental limits of Cornwall can be worked 
within in perpetuity. While we acknowledge the Plan is 
focused on delivery of new development, we would suggest 

that to work within the environmental limits of Cornwall 
some places are more suitable for development than others 
and the existing approach to distribution of development 
does not place environmental limits as a core decision 

making principle. 
• Important for ‘sustainable development’ to be considered in 

cumulative terms as well as at site specific development 

level. It is positive that all developments seek to maximise 



53 

 

the social and economic benefits while minimising the 

environmental impact (it is rare a development results in 

environmental benefit overall, although impacts can be 
minimised).  

• The LNP Board would strongly encourage the Planning 

Service to engage with these environmental agencies to 

address their legitimate and specific concerns, such as the 

status of the Habitat Assessment and potential impacts upon 
protected landscapes of the proposed development 

distribution pattern. 
• The LNP Board would be willing to discuss with the Planning 

Service how to most efficiently achieve the ambitions set 
out in the Plan through partnership working with the 

environment sector.   

• The LNP Board strongly recommends that the safeguarding 

of undeveloped land is prioritised within the Plan and the 
ecological value (i.e. biodiversity value, flood mitigation, 
ecological corridors) that land provides is accounted for as 
significant when considering development proposals.  

 
Additional meeting: Cornwall Council, Truro – 21 October 2014 

 
• Sustainable Development  

Plan is attempting to be sustainable, but work still to be 
undertaken to understand what is sustainable for Cornwall. 
Agree that principles are in place and that the Plan covers 
the issue of cumulative impact, however, all opportunities to 
improve the evidence base available to support the 

implementation of the Plan once adopted should be made. 
• HRA 

Discussion concerning views expressed by Natural England 
about the Plan’s impact on air quality and recreational 
disturbance, supportive of the Council’s ongoing discussions 

with Natural England and the commitment for surveys and a 
Supplementary Planning Document to resolve these issues. 

• Protected Landscapes 

Content with wording contained in the Schedule of Focused 
changes, supportive of the Council undertaking further work 

on the impact of the AONB and its setting, would support 
development of an SPD for this. 

• Engagement 
Pleased the Council is continuing or has had additional 
discussions with the Environment Agency, Natural England, 

English Heritage, AONB unit and Cornwall Wildlife Trust 

regarding the details of the plan. 
• Monitoring Framework 

LNP would welcome further dialogue regarding the efficient 

and effective ways of reporting the plans impact. Proposals 

for joint working on reporting could result in funding 
opportunities.  

• Undeveloped Land 

LNP please to know that the Plan contains hooks for 
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ecosystem services and makes links to green infrastructure 

policy. The protection of undeveloped land policy is 

welcomed and the LNP would support further development 
of the evidence base to support the implementation of the 

Plan on all of these topics. 
 

English 
Heritage 

Preferred Approach – March 2012 
• Need to demonstrate the potential effects which alternative 

courses of action might have upon the historic environment.  
• The historic environment, both designated and locally 

important and distinctive should be reflected in all parts of 

an LDF document. 

• The vision for the County, as a whole, would benefit from 

including a reference to the long-term aspirations for the 

historic environment and how its future management might 
contribute towards social, environmental and economic 

aspects of the strategy for the area 
• Concerned that there is not sufficient evidence to assess the 

type, numbers, distribution, significance and condition of 
heritage assets and the contribution that they may make to 
their environment now and in the future. 

• No reference to the annual Heritage at Risk Surveys. Need 
to clarify what conservation appraisals, management plans 

and Town and Village Design Statements have been 
prepared and where they are held. 

 
Additional meeting - 23 March 2012 
• Discussion on: Strategy and historic environment, concern 

over undesignated areas, local distinctiveness, separate 
natural and historic policies and evidence base. 

 

Additional meeting - July 2012 
• Discussion on: Historic environment and NPPF, links to 

evidence and historic environment record, implications of 
growth, need to be in strategic policy and the design policy 

could do more. 
 
Pre-submission Local Plan.  April 2013 

• To be compliant with NPPF Local Plan should include: 
Strategic policies to deliver conservation & enhancement of 

historic environment, 
Identify land where development would be inappropriate 
because of historic significance, 

A strategy for enhancing the historic environment, 
• Positive strategy for conservation of historic environment, 

• Land allocations that take account of historic interests 
• Plan does not go far enough in providing policy & guidance 

on role played by historic environment. 

• Spatial Strategy makes only a rather oblique reference to 
heritage and none is made of the World Heritage Site. A 

strategy to conserve heritage assets should be clearly and 
separately identified as a key target as part of the spatial 
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strategy of Cornwall. 

• Explicit reference should be made in the Design policies to 

the role of the historic environment. 
• Historic environment should be referenced in policies 

throughout the plan. 

• Need to include recognition and acknowledgement of the 

breadth of heritage assets in Cornwall that make up the 

historic environment, including their setting. 
• Would benefit from expansion to consider a specific 

overview of the resources that are available to ensure 
adequate understanding and consideration of the historic 

environment in Cornwall.  
• Standing historic remains should also be subject to 

assessment. 

• Where development may affect local assets the LP could set 

out detailed criteria against which these developments will 
be assessed. 

• More advice needed on nationally designated assets and 
locally distinctive considerations. 

• Need for a more detailed policy to guide development 
proposals within the boundaries of the world heritage site, 

its buffer zone and its wider setting.  
• Assessment & mitigation: should encourage thorough 

understanding of heritage significance and emphasise the 
importance of protection and enhancement. Specific 
mention to the appropriate consideration of design in 
relation to historic context and significance would 
strengthen this policy. 

 
Additional meeting: English Heritage, Bristol – 28 November 
2013 
• Lack of a clear strategy for the historic environment in the 

plan and that this might be improved through some wording 
changes but in particular through more clarification within 
the area based sections where there were key issues 
relating to particular areas. The extensive evidence base 

that already exists could inform this process. 
• Further guidance that will be required in terms of 

interpreting the strategic policies in relation to the historic 
environment could be provided at least in part through a 
commitment in the plan to producing Supplementary 
Planning Guidance. 

• When referring to landscape in the plan it would be helpful 
to make it clear that this referred to natural and historic 
landscapes. 

 
Additional meeting: Cornwall Council, St Austell – 20 February 

2014 

• Need for more clarification within the area based sections 
where there were key issues relating to particular areas and 
that policy could be developed to deal with the associated 

issues in each place. 
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• Concerned that the judgement on individual applications 

may miss important elements concerning the historic 

environment. 
 

Proposed submission plan- March 2014 
• To be compliant with the NPPF local development plans 

should include: 

1. strategic policies to deliver conservation and 
enhancement of the historic environment; 

2. identify land where development would be inappropriate, 
for instance because of its environmental or historic 

significance; 
3. a clear strategy for enhancing the historic environment; 

4. a positive strategy for the conservation enjoyment of the 

historic environment including heritage assets most at risk 

of neglect, decay and other threats, recognising they are an 
irreplaceable resource 

• Cornwall’s Local Plan does not go far enough in considering 
and providing policy and guidance as to what role the 

historic environment might play in delivering and 
supporting, housing in the countryside, role and function of 

places, shopping, services and community facilities, 
delivering a wide choice of high quality homes, good design, 
development standards, publicly owned sites, renewable and 
low carbon energy, transport and accessibility and green 
infrastructure. 

• Concern over reliance on Neighbourhood Plans. 
• Broadly welcome the changes to spatial strategy proposed, 

however there are a number of concerns: 
    What are ‘environmental assets’?  

Strategy recognises the ‘Special Character’ and role of the 
‘landscapes’ of Cornwall, are these primarily rural or urban? 
Landscapes needs to be defined as there is only a rather 
oblique reference to heritage and none is made of the 
World Heritage Site, and yet the AONB is referenced? 

• As one of the twelve principal objectives of planning in the 

NPPF there should be explicit recognition of the role that the 
historic environment can play. 

• As such a strategy to conserve heritage assets potentially 
engages all aspects of planning and should be clearly and 
separately identified as a key target as part of the spatial 

strategy of Cornwall. 
• The historic environment should be given equal weight to 

the natural environment 
• There is a greater need for this section to include 

recognition and acknowledgement of the breadth of heritage 

assets in Cornwall that make up the historic environment. 
• The current wording on the world heritage site is very 

negative in tone, and appears to almost encourage an 
attitude that accepts the loss or harm. This should be 
amended. 

• Policy 24 Historic Environment is not compliant with national 



57 

 

policy, it is not positively prepared and it will not be 

effective. This policy provides only a very general overview 

of heritage protection: it does not provide certainty about 
how applications on planning proposals will be determined, 

it is not clear how the presumption in favour of sustainable 

development will be applied locally and it does not provide 

clear policies on what will or will not be permitted or provide 

a clear indication of how a decision-maker should react to a 
proposal. 

• We recognise that the policy seeks a presumption in favour 
of the preservation of the Outstanding Universal Value of 

the World Heritage Site; and references to the fact that the 
World Heritage Site Management Plan will be a material 

consideration in determining development proposals. 

• The policy touches upon setting however more is needed to 

ensure that proposals protect those elements which 
contribute to the character, appearance, or views into or out 
of the World Heritage Site. 

• The current wording on mitigation is very negative in tone, 

and appears to almost encourage an attitude that accepts 
the loss or harm to heritage assets.  

 
Additional meeting: Cornwall Council, Truro – 19 August 2014 
• Doubtful that such a high level document as Cornwall’s 

proposed plan provides much more detail or value than the 
NPPF 

• Provides little guidance or policy on how the decision maker, 
applicant or those putting a neighbourhood plan together 

should address the historic environment. 
• A Heritage SPD might provide an opportunity to address 

some of these concerns in making up the policy gap 
between your high level local plan but it is our opinion that 
the historic environment policy would need to be more 
detailed to provide these hooks.  

• The first paragraph of policy 24 it is intended to change 
protect ‘and’ enhance to ‘or’. They are not mutually 

exclusive and the NPPF talks of sustaining ‘and’ enhancing, 
and so it should be retained.   

• At Policy 2 and Policy 24 Assessment and Mitigation, there is 
talk of unavoidable adverse impacts or significant damage. 
It cannot be described as a positive approach to only talk of 

harm or loss or significant damage. The very premise is that 
harm is harm and applications should be refused and should 
be exceptional or wholly exceptional. While it is appropriate 

to talk of mitigating the emphasis in these two policies is 
negative.  Moreover, the plan should be providing details of 
how to use those assessments and evaluations to achieve 
sustainable development.  

• The term ‘significant damage’ is unhelpful, the language 
should be in greater accord with the NPPF and captured in 
terms of ‘harm’, NPPF132 so that the meaning is not lost. 
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Focused changes – September 2014 

• It then raises the question of what is Cornwall’s strategy 

towards locally designated assets at risk and their 
management. This is particularly pertinent as the plan 

intends to place a reliance on neighbourhood plans and local 

communities to take forward the strategy.  

• Local Lists adopted into local plans are a positive way for 

the local planning authority to identify non-designated 
heritage assets against consistent criteria so as to improve 

the predictability of the potential for sustainable 
development.   

• There is mention made of the 145 conservation areas. Are 
Conservation Area Character Appraisals up to date and 

complete? How will this evidence base be managed or 

reviewed and applied to decision making as there is no 

mention made in the design policy? 
• It also highlights the council’s own estate. How does the 

council propose to address its own estate of designated 
assets?  

• How will the council address or take the opportunity to 
enhance, through development opportunities, the assets it 

owns which are at risk? Will it use CIL or S106 funding? 
 

Environment 
Agency 

Options Paper Response April 2011 
• An initial concern regarding the general development of the 

Core Strategy is its focus on future growth. A significant 
proportion of the existing communities in Cornwall remain at 
risk from flooding and given the reduction in support from 
central government to assist with the management of this 
risk, its future management will need to be addressed within 
the planning process and by Cornwall Council who are the 

Lead Local Flood Authority. 
• It is easier to justify central government investment for 

denser settlements where schemes protect greater numbers 
of residential properties. May be more successful than the 

applying for funding for a large number of dispersed 
settlements with uneconomic defences.  

• Unlikely that new development will be proposed within areas 
at risk form coastal erosion. Should the Council wish to 

define certain areas as a CCMA the most pressing issue will 
be the relocation of existing transport infrastructure and 
properties. 

 
Preferred Approach – March 2012 

• The Council’s commitment to delivering Green Infrastructure 
is apparent in both the background evidence base and the 
language used in the consultation document.  

• Important to provide or reference a framework that 

identifies all conservation interests including County Wildlife 
sites their quality and type and the aims and aspirations for 

future management.  
• The coastal zone provides a basis for Cornwall’s natural and 
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economic prosperity. Given that it provides an economic 

focus for many communities it should be afforded particular 

attention within the document 
• Should specifically reference and apply Integrated Coastal 

Zone Management across local authority land and sea 

boundaries. It should be the aim of policy to protect the 

economic potential of coastal areas whilst ensuring the 

preservation and enhancement of its recreational and 
environmental functions.  

 
Pre-submission Local Plan.  April 2013 

• Between policy 22 and 26 the Local Plan sets out its 
approach to Cornwall's valuable natural assets, however, it 

does not include the pressing reasons for safeguarding land 

such as making space for water and protecting aquatic 

habitats. 
• The wording must make it clear that without proportionate 

mitigation or compensation that development would be 
unacceptable. The current wording is not clear on the need 

for mitigation and/or compensation and should be more 
positively worded. 

Proposed submission plan- March 2014 
• Policy 2,(5c) Key targets and spatial strategy We reiterate 

the requirement to change the wording of Policy 2 part 
(5c).The policy should omit the “wherever possible” and be 
more positively worded to ensure that adaptation to climate 
change is delivered where “necessary”. 

• Policy 2, part 5b The wording should include the wording 
“compensation” to reflect the hierarchy of compensation and 
mitigation in the NPPF 

 
Additional meeting: Bodmin –15 July 2014 

• No mention in policy 14 of provision of natural open space & 
green infrastructure.   

 

Focused changes – September 2014 
• Support all changes in schedule 

 

Tamar 

Estuaries 

Consultative 

Forum 

Options Paper Response April 2011 

 
• Whichever Option is finally chosen, the Core Strategy will 

need to address estuary conservation issues in order to 
avoid detrimental impacts on the European Marine Site.  

Whilst the list here has been developed for the Plymouth 
Sound and Tamar Estuaries European Marine Site, it would 
be equally pertinent to all other Estuaries. The document 
should: 

• identify the role of Plymouth Sound and Estuaries SAC 
and Tamar Estuaries SPA, the coastal SSSIs and the 

other non-statutory designation 
• include policies to promote development away from 
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foreshore areas and to put in place a framework for 

restricting development in the foreshore to those 

developments which can clearly demonstrate the 
absolute need for a foreshore location. 

• provide a framework for considering effects on 

biodiversity of the estuaries when reaching planning 

decisions.  

• promote sustainable development by ensuring that any 
foreshore development schemes are accompanied by a 

construction plan, which clearly demonstrates how levels 
of construction phase noise and disturbance have been 

minimised.  
• include measures to ensure that adequate waste water 

treatment plants are provided for new housing 

allocations so as to ensure that the overall levels of 

waste water sourced nutrients, contaminants and 
pathogens within the estuary do not increase.  

• include measures that will encourage coastal habitat 
creation and enhancement and to manage land use in 

step with naturally coastal functioning processes whilst 
protecting the estuaries from pollution by discouraging 

the storage or use of hazardous chemical away from any 
locations subject to flooding. 

• enable monitoring on a yearly basis the levels of 
development within the county in order to allow 
assessment of cumulative impacts on the nature 
conservation values of the estuary. 

• the Habs Regs  Assessment of the final core strategy 

identify that there will be a risk of increased cumulative 
impacts on the European Marine Site arising from 
increased recreation as the population increases, then 
the matter will need to be addressed, perhaps through 
the use of the CIL. TECF has the expertise to be involved 
in this, having already developed an element for 
Plymouth City Council’s Planning Obligations. 

 

Preferred Approach – March 2012 
• There is no sense that Cornwall is unique amongst local 

authorities in being virtually surrounded by water and as 
such is a truly marine county with over 600 miles of coast. 
Given the high desirability of coastal property in Cornwall 

and the pressures that the coast is facing, there needs to be 
a much stronger emphasis on how the coast makes Cornwall 

distinctive and how development will be managed in 
response.  

• There should therefore be an attempt to inject marine and 

coastal issues throughout the document: how to safeguard 
the marine environment, how the increased recreational 

pressures arising must address how detrimental impacts on 
the European Marine Site will be avoided.  

• TECF has carried out a lot of work on this and has 

incorporated the findings into Plymouth City Council's LDF 
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Core Strategy and related SPDs. It is critical that the 

Cornwall LDF picks up on this good work and integrates 

approaches and policies in order to safeguard the marine 
environment and to discharge its legal duties in the most 

cost effective manner. 

 

Pre-submission April 2013 
• More needs to be said on how the LP will apply Integrated 

Coastal Zone Management and should at least follow 

requirements from EU draft Directive on ICZM 
• It has been identified that all local and neighbourhood plans 

are to be assessed as a ‘plan or project’ under the Habitats 
Directive 

• Approach for assessment set out in ‘Tamar Estuaries 

Management Plan 2013-18’ states that a consistent 

approach be adopted for all local and neighbourhood plans. 
Plymouth CC adopted a tariff approach within their CIL 
whereby all developments are required to contribute to 
offsetting the impacts on the estuary with TECF being the 

preferred delivery mechanism. Cornwall Council should 
adopt a similar approach. 

Marine 
Management 

Organisation 

Pre-submission April 2013 
• We are concerned that at present there is no reference 

made to the need to consider the Marine Policy Statement. 
All public authorities taking authorisation or enforcement 
decisions that affect or might affect the UK marine area 
must do so in accordance with the UK Marine Policy 
Statement unless relevant considerations indicate otherwise. 
The Marine Policy Statement will also guide the development 
of Marine Plans across the UK. 

 

Proposed submission plan- March 2014 
• The MMO has reviewed the document and whilst we have no 

specific comments to make we would like to draw your 
attention to the remit of our organisation as you may wish 

to be aware of this in relation to the consultation. 

Plymouth City 

Council 

Preferred Approach – March 2012 

• Need to ensure appropriate measures to protect the Marine 

SAC, to the mutual benefit of the wider sub-region. In 
particular the document does not adequately address how 

coastal and marine issues will be addressed. Particularly 
how adverse impacts on European protected marine habitats 

will be avoided and mitigated. 
 
Pre-submission April 2013 

• The NPPF states that in coastal areas, local planning 
authorities should take account of the UK Marine Policy 

Statement and apply Integrated Coastal Zone Management 

across local authority and land/sea boundaries, ensuring 
integration of the terrestrial and marine planning regimes. 
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The Plan does not yet do this, although the it has improved 

upon the preceding ‘Preferred Approach’. More needs to be 

said on how this will be done, and at the very least it should 
follow the requirements arising from the emerging EU draft 

directive on Integrated Coastal Zone Management. 

• There is currently insufficient information relating to the 

Habitats Regulations Assessment as required under the 

Conservation of Habitats and Species Regulations 2010, in 
order to assess the likelihood of significant effect of the 

strategic policies on the sites and features of the Plymouth 
Sound and Tamar Estuaries European Marine Site. 

• Under DEFRA’s “Guidance on the competent authority 
coordination under the Habitats Regulations” (July 2012), 

DEFRA state that where a previous decision has been taken 

relevant to the plan or project, then the competent authority 

adopts the elements of the previous assessment that are 
robust and have not become outdated by further 
information or developments. Cornwall Council should 
therefore adopt a similar approach to securing the funding 

to manage these impacts on the European Marine Site, 
particularly as this approach has been agreed by all the 

relevant authorities through TECF and is acceptable to 
Natural England. 

 
Regular group meeting with Plymouth CC, West Devon and 
South Hams DC, Dartmoor NP and Devon CC 28 June 2013 
• Key Issues Discussed: Update of Local Plans, Duty to 

Cooperate Protocol, Local Enterprise Partnership, Evidence 

Base 

 
Regular group meeting with Plymouth CC, West Devon and 

South Hams DC, Dartmoor NP and Devon CC 20 September 

2013 
• Key Issue Discussed: Update of Local Plans, Sub-regional 

housing requirement, Scoping cross boundary issues, LEP 

Growth Plans, SHMNA – Gypsy and Travellers, Update of 

Local Plans 

 

Regular group meeting with Plymouth CC, West Devon and 
South Hams DC, Dartmoor NP and Devon CC 13 December 
2013 
• Key Issue Discussed: Update of Local Plans, Sub-regional 

Study, Round up of Duty to Cooperate Inspector Decisions, 
including Mid-Sussex, Duty to Cooperate Protocol, Strategic 
Economic Plan, Cross Boundary Issues, Update of Local 

Plans 
 

Regular group meeting with Plymouth CC, West Devon and 
South Hams DC, Dartmoor NP and Devon CC 4 April 2014 
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• Key Issue Discussed: Update on Local Plans, Cornwall Local 

Plan, Sign off arrangements, Sub-regional study (brief dated 

18th November 2013), Plymouth Employment Land review  
 

Regular group meeting with Plymouth CC, West Devon and 
South Hams DC, Dartmoor NP and Devon CC May 1 2014 

• Key Issue Discussed: Single Issue – SHMNA update, Round 

table views on relationship of SHMA main report July 2013, 

Implications of withdrawal of guidance that underpins 2013 

SHMA, SHMA issues arising from recent local plan 

examinations, SHMA update detailed issues and discussion   

 

Regular group meeting with Plymouth CC, West Devon and 
South Hams DC, Dartmoor NP and Devon CC 3 July 2014 
• Key Issue Discussed: Update on Local Plans, Arup 

Employment Land Survey, HMA Position Statement, SHMNA 

Update, Sub-Regional Study Update, Cornwall Allocations 

DPD, Update from HotSW LEP 

 
Regular group meeting with Plymouth CC, West Devon and 
South Hams DC, Dartmoor NP and Devon CC 11 September 

2014 
• Key Issue Discussed: SHMNA update, Refresh of 

demographic projections, Format for Developing our 
Strategies for Growth across the Plymouth Housing Market 
Area study, Position/Vision Statement (Peter Brett work) 

 

 

Outcomes  
 

46.The following changes have been made as a result of the 

comments/discussions from prescribed bodies: 
• Additional meetings have been held with Natural England, English 

Heritage, Cornwall AONB Unit, Cornwall Wildlife Trust, Environment 
Agency and the Local Nature Partnership. 
 

• Additional wording has been added to the document explicitly stating that 
all policies will be considered together in decision making in order to 

waylay fears that some policies where more important than others. 
 

• Increasing resilience to climate change has been added to both the key 
objectives of the Plan and the supporting text to the Spatial Strategy. 

 

• Policy 1 (Sustainable Development) has been amended to highlight the 
importance of working with applicants, infrastructure providers and the 
local community to find solutions to issues occurring out of development 

and highlight this will be achieved by judging proposals against economic 
development, social development and environmental protection and 

improvement. 
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• Supporting text to the Spatial Strategy has been amended to highlight the 

need to protect the quality and natural beauty including the landscape, 
ecology and historic character of Cornwall. 

 

• Policy 2 (Spatial Strategy) has been reworded to highlight the importance 
of respecting the natural and historic character of Cornwall, while other 

amendments include: the protection and enhancement of both 
environmental and historic assets; the importance of considering climate 

change; the recognition of the character of urban and rural landscapes 

both designated and undesignated; the addition of the need to protect 

and enhance both the special qualities and special features of the Cornish 

landscape; conserving and enhancing the natural beauty of the AONB and 
the outstanding value of the World Heritage Site. 

 
• Reference to mitigation in has been removed from Policy 2 in order to 

make it clear we are setting a positive strategy for environmental and 
historic assets (although mitigation is still referred to in policy 23). 

 
• The impact that the quality of Cornwall’s landscapes, seascapes and 

heritage and the impact that this has on tourism has been recognised in 
the supporting text to Policy 5 (Jobs and Skills). 

 
• Both the supporting text and wording for Policy 13 (Design) has been 

amended to raise the importance of responding to climate change and 
recognising the role of the natural and historic character. 

 
• Policy 22 (Best use of land and existing buildings) has been amended to 

take account of the importance of high environment value that can be 
found on some sites as well as safeguarding land to make space for water 
at times of flood. 

 
• A new Policy 22A (Protection of the Countryside) has been added to the 

Plan in order to ensure the countryside is protected for its own sake and 
to ensure a plan led approach to major development through allocations. 

 

• The supporting text to Policies 23 and 24 (Natural and Historic 
Environment) has been rewritten to highlight: the weight given through 
legislation to sites of international, national and local significance; 

examples of guidance and evidence have been expanded to include 
conservation area appraisals and the Cornwall & Isles of Scilly Urban 

Survey and the Tamar Valley AONB Management Plan is highlighted as a 
good example of what constitutes major development in an AONB. 

 
• Text has been added to ensure proposals affecting a SAC require a 

Habitats Regulations Assessment. 
 

• Policy 23 (Natural Environment) has been amended to highlight: the 
importance of both designated and undesignated landscapes; 
development must now take into account and respect the sensitivity and 

capacity of the landscape asset and consider cumulative impact and 
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decisions must also be taken using guidance from the Cornwall Landscape 

Character Assessment. 

 
• In addition the importance of biodiversity in soils has been highlighted 

within policy 23(3)(b) wording; while wording on mitigation has been 

strengthened to incorporate any adverse impact resulting from 
development will require appropriate and proportional mitigation. 

 
• The supporting text to the historic environment has been rewritten to 

highlight that: place making in Cornwall should be informed and react 

positively to the historic environment including encouragement for 

proposals which support those buildings and monuments on the ‘at risk’ 

register; the impact on local heritage assets are a material consideration 
and additionally the plan now sets out examples of the vast range of 

Cornwall’s richly diverse heritage assets. 
 

• Policy 24 (Historic Environment) has been amended to ensure that 
development proposals protect and enhance the historic environment, in 
addition the wording on mitigation has been strengthened to highlight that 
only in exceptional circumstances will permission be granted where 
development harms a heritage asset and in these cases the council will 
require appropriate and proportionate mitigation. 

 
• Additional wording has been added within the Camelford CNA chapter 

stating development in the River Allen catchment should be phased to 
allow the completion of investigations and necessary sewage treatment 

works improvements.  
 

• The HRA was updated in May 2014 to reflect changes to the document, 
particularly to housing numbers and distribution. A further update was 
carried out in September 2014, to assess the focussed changes to the 
document and this included the screening of new policy 22A. The 
September update was produced as an addendum.  A final updated HRA is 
produced to accompany the submission report to Full Council and for 
submission. Explicit reference to the screening of policies and chronology 
of the document is made therein. 

 
• The council has agreed to the monitoring strategy for air quality on the 

A30 (Goss and Tregoss Moor) recommended in the HRA: to commission 

NOx monitoring of those parts of the SAC within 200m of the A30 which 
can be used to accurately ground-truth the modelled results and inform 

any future management initiatives that may prove necessary over the 
Local Plan period to counter-balance any potential vegetative effect of 

elevated NOx. This air quality monitoring would be accompanied by 
vegetation monitoring of transects within the SAC perpendicular to the 

A30 which would aim to establish the current botanical condition and 
whether there was any identifiable qualitative effect over the next 20 

years that could be linked to any elevation in NOx concentrations over the 
same transects. If a qualitative effect attributable to air quality was 
confirmed, then this would trigger the introduction of mitigation measures 

such as management initiatives to improve the vegetative quality of other 

parts of the SAC further from the roadside or measures to change vehicle 
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speeds on the A30 which would also affect emissions.  Such measures 

would need to be delivered by the site managers but could be funded by 

Cornwall Council’. 
 

• The Council’s Local Development Scheme was taken to committee in 

November 2014 and confirms that work is currently underway or 
scheduled for the following new SPDs: 

 
Assessing Landscape Impact of Development SPD: This SPD will provide 
an assessment methodology for the impact of development on Cornwall’s 

landscape. It will use mapped evidence based on landscape character 

work and combine it with the best available evidence of landscape value 

and quality. It will supplement policy 23 of the Local Plan – Strategic 
Policies. 

 
Development in World Heritage Site SPD: This document will provide 
guidance on appropriate planning measures applied to development in 
World Heritage areas. It will supplement policies 18 and 19 of the Local 
Plan – Strategic Policies. 
 
Guide to Distribution of Housing in Rural Areas SPD: This will provide 

guidance for; a) the consideration of applications with implications for the 
distribution of housing in rural areas as well; and b) for Town and Parish 
Councils that propose to address this through Neighbourhood Plans. To be 

applied where these are not specified for the CNAs by the Strategic 
Policies. It will support policy 3 of the Local Plan – Strategic Policies 

document. 
 
Historic Environment SPD: The Supplementary Planning Document is 

intended to provide guidance on the interpretation and application of the 
policies in the emerging Cornwall Local Plan – Strategic Policies (in 
particular policies 13 and 24) and how they can be applied to the 
preservation and enhancement of the historic environment. The 
overarching aim is to protect and conserve the locally distinctive 
characteristics of Cornwall’s existing townscapes and landscapes whilst 
also ensuring that new development respects and/or enhances the 
existing character of distinctive localities. 

 
Mitigation Strategy for European Sites: Recreational Pressure from 

Development SPD:  
The Council recognises the need (as highlighted in the H.R.A) to 

undertake a study to address potential recreational disturbance to 
European sites and propose development of planning guidance to address 

this issue.  Proposed Plan text (para 2.93) states that the Council will 
undertake surveys to provide the basis for monitoring the future impact of 
development, and the Council’s Local Development Scheme (January 

2015) gives commitment to preparation of supplementary planning 
guidance on the mitigation measures likely to be required to safeguard 
European Sites from increased recreational impacts arising from new 
development.   
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Natural England are concerned that the Plan provides insufficient 

information about the European Sites likely to be at risk, the work likely to 

be required to address this issue and the means of managing risk in 
advance of undertaking further survey work.  In their view additional text 

should be added to the Plan to highlight this issue.  The Council would be 

agreeable to inclusion of additional text as set out in Appendix 3.   
 

Study to assess capacity for housing delivery within the AONB: The 
Council has undertaken a study to test whether the proposed level of 

housing in rural areas could be met from SHLAA (Strategic Housing Land 

Availability Assessment) capacity within villages outside the AONB: 

‘Analysis of the impact of the Local Plan housing requirements outside the 

main towns on the Area of Outstanding Natural Beauty (January 2015)’.  
The study shows that sufficient land is available to deliver the levels of 

housing proposed.    
 
Notwithstanding that fact pressure will remain for development within a 
number of key villages within the AONB to meet local needs and, 
importantly, to maintain the vitality and sustainability of those 
settlements.  In anticipating that pressure and the need to conserve and 
enhance the natural beauty of the AONB the Council has committed to 
undertake a study to assess the degree to which the landscape 
surrounding key villages within the AONB and SHLAA sites within the 
setting of the AONB, are able to accommodate development without 

harming the AONB. Progress in developing the methodology for the study 
has been made in collaboration with the ‘Cornwall and Tamar Valley AONB 

Teams’ and agreement on the project brief will be sought from Natural 
England before the study commences. It is anticipated that the study will 
conclude by the end of April 2015.  The outcome of that study will provide 
further evidence to inform the Sustainability Appraisal and its conclusion 
regarding the Plan’s spatial strategy to maintain, broadly the existing 
settlement pattern.  Natural England are supportive of the study and will 
re-consider their position with regard to the credibility of the SA (and 
particularly its assessment of the proposed spilt between housing 
provision in urban and rural areas) in advance of the examination 
hearings.  
 

Protecting the River Camel SAC: The Council recognise the need for 
development to be phased in order that any necessary improvements can 

be made to Sewage Treatment Works to ensure water quality in the 
Camel is not degraded and the integrity of the SAC is maintained. 

 
The focussed changes to the Plan (published in September 2014) propose 

inclusion of additional text after para 15.10 to read “Development in the 
River Allen Catchment should be phased to allow for the completion of the 

River Allen investigations and any necessary STW improvements, to 
ensure the integrity of the River Camel SAC”.  

 
Natural England would like this wording strengthened to highlight the 
vulnerability and need to protect the integrity of the River Camel SAC.  

Additional wording as a preamble to the statement above would highlight 

this issue and would be acceptable to the Council:  “The River Camel is 
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designated as a Special Area of Conservation and is therefore vulnerable 

to increased levels of pollution arising from run-off or discharge directly 

into the river or its tributaries such as the Allen. In particular development 
in the River Allen ………..River Camel SAC”. 

 

Further discussions with Natural England (post Submission)  

 

Housing delivery from SHLAA sites  

47.  Natural England is broadly supportive of a study to assess the capacity of 

SHLAA sites adjoining or within the setting of the AONB to deliver housing 

(without harming the AONB) but seek assurance that site assessments are of 

appropriate and consistent quality.  The outcome of that study will be 
reported to the Examination by the end of May 2015 a month later than the 

end of April deadline referred to in the submission version of the Duty to Co-

operate Statement (Examination document reference A.7). 
 

Housing development within the AONB. 

48. The Council has proposed revised policy wording (policy 3, 9 & 23) to clarify 
that housing development within the AONB must be small scale, led by 
affordable housing need and not harmful to the AONB landscape designation.  
Comments on these revisions to policy word have been sought from Natural 
England although their views had not been received at the time of writing. 
The proposed revisions to policy wording are set out in a revised Schedule of 

Proposed Further Significant changes (dated 30 April 2015). 
 

49. In the submission version of the Duty to Co-operate Statement (A.7) the 
Council stated that a study was to be undertaken to assess the capacity of 

key settlements within the AONB to accommodate additional housing and 
that the study was to conclude by end of April 2015.  Having commenced 
work on the study, and understood more thoroughly the resource 
requirements and availability, the Council do not consider it possible to meet 
that that timeframe.  However it is still the Council’s intention to complete 
the work which will provide useful guidance to support the Cornwall and 
Tamar Valley AONB Management Plans.  A policy steer on the scale of 
development likely to be appropriate within the AONB is now provided 

through inclusion of additional policy wording in policy (3, 9 & 23) rather than 
the outcome of a more detailed and settlement specific landscape capacity 
study. Revised policy wording for policies 3, 9 & 23 is set out in the Schedule 

of Proposed Significant Further changes dated 30th April 2015. 
 

Protection of European sites from recreational disturbance.   

50. Inclusion of additional wording to the Plan regarding the protection of key 
European sites from recreational disturbance is supported although further 
amendments to wording have been proposed by Natural England.  Many of 

these are acceptable to the Council and have resulted in further revisions to 
Plan text.  One key exception is agreement to inclusion of a timetable for 

completing guidance on mitigation of recreational pressure on European Sites 
within Plan policy.  Whilst the Council’s Local Development Scheme would 
seem the most appropriate location for this, the Council are agreeable to 

inclusion of a timetable in Plan text (as set out in the Schedule of Proposed 
Significant Changes dated 30th April 2015).   
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51. Amendments to Plan text regarding protection of European sites from 

recreational disturbance is set out as a revised Appendix 3 and the Proposed 
Schedule of Further Significant changes (dated 30th April 2015). 

 

Inclusion of criteria based policies against which proposals affecting protected 

wildlife or geodiversity sites will be judged.  

52. Natural England have highlighted, in recent communication (email dated 21 

April 2015) the need for distinctions to be drawn between the hierarchy of 

international, national and locally designated sites.  It is considered that 

revisions to policy 23 and accompanying Plan text (as set out in the Schedule 

of Proposed Further Significant changes (ID.01.CC.2.4) now clarify the 
degree of protection to be given to wildlife/geological designations of differing 

status.    

 
53. In recent communication (email dated 21 April 2015) Natural England also 

sought inclusion of additional wording regarding Habitats Regulations 
Assessment.  The Council has already proposed revision to Plan text 
(ID.01.CC.2.4; para 2.102) stating that proposals near or affecting a SAC 

also require a Habitats Regulations Assessment.  Further wording is now 
proposed to clarify that these assessments are required ‘under Part 6 of the 

‘Conservation of Habitats and Species Regulations 2010’.  Regarding the 
Council’s stance on development within European sites, Plan policy 23 (as set 
out in ID.01CC.2.4) now states that proposals having an adverse impact on 
such areas will not be permitted other than in exceptional 
circumstances.  The Council proposes to clarify the requirement set out in 
Habitats Regulations further by adding that such exceptional circumstances 
will be where there are ‘imperative reasons of overriding public interest’. 
Further revision to plan policy and text referred to above is set out in the 

Schedule of Proposed Significant Further Changes dated 30th April 2015). 
 

Protection of water quality within the Camel estuary.  

54.  Natural England sought greater emphasis in the Plan regarding the need 
to protect the River Camel SAC.  Additional text & policy is proposed for 
inclusion within the Plan (para 15.11, Policy PP11, Policy PP12 and the 
Infrastructure Needs Assessment, as set out in ID.01.CC.2.4) to safeguard 
water quality.   

 

Further comments from Historic England (post Submission)  

55.  Recent communication from Historic England (email dated 17th April 
2015) gives support for the revisions to text set out in the proposed 
significant further changes stating that they go a significant way towards 

resolving their concerns.  However in their view these changes should be in 
policy if they are to have the necessary certainty and wright to influence 

decisions. 
 

Conclusion 
 

56. The Council has endeavoured to reach an agreed conclusion on the wide 
range of issues raised on the topic of the conservation and enhancement of 
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the natural and historic environment and feel that the changes made to the 

plan have resolved the majority of stakeholders concerns. This has been 

achieved through agreed changes to both the supporting text and new policy 
wording which has all been subject to public consultation, and by the 

council’s commitment to produce additional Supplementary Planning 

Guidance or evidence. 
 

57.Additional meetings take took place after the focused changes consultation in 
October 2014 has highlighted some further minor changes which the Council 

and stakeholders agree on and consider being non-substantive and can be 

considered at the examination. 

 

58.The Council were unable to achieve agreement was on how the Plan deals 
with the historic environment. The Council had a number of meetings with 

English Heritage which were helpful and informative and have helped to 
shape the final version of the plan in a positive way. However English 
Heritage are doubtful that such a high level document as Cornwall’s proposed 
plan provides much more detail or value than the NPPF and while it points to 
evidence it provides little guidance or policy on how the decision maker, 
applicant or those putting a neighbourhood plan together should address the 
historic environment and therefore does not provide a positive strategy for 
the historic environment as required in NPPF.  

 
59.Furthermore they feel that the approach of strategic policies supported by 

additional detailed guidance is unwise and would like to see much more detail 
contained within the Plan itself which would deal with a number of issues that 

such as those areas where Development Management policies may be 
necessary to address the local circumstances of the Plan area.  

 

60.Discussion with Natural England has resulted in progress being made towards 
resolving concerns regarding protection of the natural environment.  However 
they still question the deliverability of housing within the AONB given the 
potentially limited capacity (in landscape terms) in those areas to 
accommodate such development.  The Council have commenced a study to 
assess the landscape capacity of key villages within the AONB to 
accommodate development, which is scheduled to conclude by the end of 
April 2015.  On conclusion of the study the Council will address the need to 

update the Sustainability Appraisal in the light of the findings from that 
study.  Natural England are supportive of the study and will re-consider their 

position with regard to the credibility of the SA (and particularly its 
assessment of the proposed spilt between housing provision in urban and 
rural areas) when the study concludes.  

 

61.Natural England also maintain concerns that the Plan provides insufficient 
information about the European Sites likely to be at risk, the work likely to be 

required to address this issue and the means of managing risk in advance of 
undertaking further survey work.  In their view additional text should be 

added to the Plan to highlight this issue.    The Council would be agreeable to 
inclusion of additional text as set out in Appendix 3.    
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Appendices 
 

Appendix 1: Record of discussions 
 
A record of the comments received, outcomes and mechanism for engagement 

for each Duty to Co-operate organisation. 

 

Organisation: Dartmoor National Park Authority 
 

Options Consultation February 2011 

Key Issue Raised Cornwall Council Response/Action 

No comments received  

 

Preferred Approach/Options & Preferred Options for Energy, Minerals & 
Waste Consultation January 2012 

Key Issue Raised Cornwall Council Response/Action 

No comments received  

 
Pre-submission Consultation March 2013 

Key Issue Raised Cornwall Council Response/Action 

No comments received   

 
Duty to co-operate liaison meeting April 2013 

Key Issue Raised Cornwall Council Response/Action 

Minerals: Suggestion made that 
safeguarding looks at metals of 
international importance: wolframite 
etc. and that this could be a matter for 
a Memorandum of Understanding. 

Agree, the issue of internationally 
important minerals and safeguarding. 
 
Issue to be undertaken through the 
preparation of the Cornwall Minerals 
Safeguarding DPD and the Dartmoor 

Minerals DPD 
 

Transport: Dartmoor would like to see 

railway station opened at South Brent.  
Any support for this would be useful.  

Road – issue here about tranquillity.   
 

Noted.  

LEP: Co-operation of LEPs (Devon & 
Cornwall) would be good idea. 
 

Noted.  

 
Proposed Submission Consultation March 2014 

Key Issue Raised Cornwall Council Response/Action 

No comments received  

 
Focused Changes Consultation September 2014 

Key Issue Raised Cornwall Council Response/Action 

No comments received   

 

Duty to Co-operate Statement Consultation December 2014 
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Key Issue Raised Cornwall Council Response/Action 

We are pleased to have undertaken 

joint working with Cornwall Council 
regarding Strategic Housing Market 

Needs Assessment. We would welcome 
a continued dialogue on strategic 

issues which may be relevant to each 
authority area.  

 
I am satisfied that the November 2014 

Report on Duty to Co-operate is an 

accurate account of the current 

situation on strategic matters. Given 

that these matters are indeed quite 

limited I do not think it appropriate 
that this response is provided at a 

Member level, however, I trust that 
this response provides you with 
sufficient assurance as you proceed 
with the consideration of your local 
plan.  
 
Our continued engagement, would be 

welcome.  

Noted.  
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Organisation: Devon County Council 
 

Options Consultation February 2011 

Key Issue Raised Cornwall Council Response/Action 

No comments received  

 

Preferred Approach/Options & Preferred Options for Energy, Minerals & 
Waste Consultation January 2012 

Key Issue Raised Cornwall Council Response/Action 

China Clay 
No preference between Options CC1 and 

CC2, but welcome commitment to further 

permissions when existing reserves are 

insufficient. 
 

Noted. 

 

Aggregates 
Paragraph 3.8.2 - While Table 7.1 of the 
Capita Symonds report may only have 
identified Blackhill and Lean Quarries, 
Table 7.6 does acknowledge Pigsdon 
Quarry as a potential source. Information 
available to Devon County Council 

indicates Pigsdon Quarry provides HSAs 
in excess of 65 PSV, and we are aware 

that a significant proportion of the 
quarry's production supplies markets 
within Devon. 
Paragraph 3.2.10 - It is agreed that there 
is no requirement for Cornwall to make 

any further contribution towards meeting 
the [current] joint primary sand and 
gravel landbank for Devon, Cornwall and 
Somerset given the lack of viable 
resources in Cornwall and its abundance 
of secondary aggregate resources. 
Options PA2 and PA4 are supported, 
subject to the latter including provision 

for extensions to existing sources of 
HSAs. 

 

Noted. The technical report on 
aggregates (which forms part of the 
evidence base for the Local Plan) will 
be updated accordingly. It is 
intended that the Minerals Plan will 
identify areas for high specification 
aggregates. 

 

Bulk Minerals Transport 
Infrastructure 
For information, china clay and 
aggregates from Cornwall are 

transported by sea from Plymouth (see 
http://www.plymouth.gov.uk/portofplymouthstudy 

). While Plymouth City Council's LDF does 

not currently safeguard the wharf 
facilities for minerals transportation, it 

does seek to maintain the port's 
commercial activities. Devon County 

Noted. These matters have been 

included in informal paper on "Cross 
border issues" for Minerals. Port 
facilities in Plymouth and rail 

facilities in Devon and Plymouth play 
an important role in exporting bulk 
minerals from Cornwall and 

continued cooperation on these 

matters is welcomed. 
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Key Issue Raised Cornwall Council Response/Action 

Council has requested that Plymouth 

makes specific mineral safeguarding 
provision in its forthcoming Plymouth 

Plan that will replace the current LDF. 
 

Safeguarding Primary Aggregate 
Resources 
Devon County Council agrees that the 

safeguarding of all resources identified on 

the BGS map for Cornwall is not 

warranted, and will be taking a more 
pragmatic approach in Devon that 

concentrates on the more important 
aggregate resources and existing 
quarries. 
 
Devon County Council has considered 
safeguarding areas with potential for 
yielding HSAs from sandstone resources 

(including the Bude and Crackington 
formations), but has concluded that 
evidence on the quality of resources is 
currently insufficient to allow feasible 
areas of resource to be defined. 
It is suggested that safeguarding of 
primary aggregate quarries should 
encompass areas of resource adjacent to 

the quarries to allow for future extension.  
 

Devon County Council would welcome the 
opportunity to discuss the detailed 
definition of safeguarding areas in 
Cornwall where they abut or are close to 
the boundary with Devon. 

 

Noted. Agree, the boundaries for 

Mineral Safeguarding Areas will be 

considered through the Minerals Plan 

and involvement from stakeholders 

will be welcomed. 

Devon County Council has considered 

safeguarding areas with potential for 
yielding HSAs from sandstone resources 
(including the Bude and Crackington 

formations), but has concluded that 
evidence on the quality of resources is 

currently insufficient to allow feasible 
areas of resource to be defined. 

It is suggested that safeguarding of 
primary aggregate quarries should 
encompass areas of resource adjacent to 

the quarries to allow for future extension.  
 

Devon County Council would welcome the 
opportunity to discuss the detailed 

definition of safeguarding areas in 

Noted, these issues to be considered 

through the preparation of the 
Cornwall Minerals Safeguarding DPD 
and Devon Minerals Plan.  
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Key Issue Raised Cornwall Council Response/Action 

Cornwall where they abut or are close to 

the boundary with Devon. 
 

Municipal Waste 

The consultation report does not make 
clear the assumptions that have been 

made about cross-boundary movements. 

This has an implication for Devon both 

directly and indirectly in two respects: 

_ Waste movements between Devon and 

Cornwall. In particular this is important 
given the current pattern of MSW 

generated in West Devon being disposed 
of in Cornwall. 
_ Waste going to Cornwall from Plymouth 
for disposal. Depending on how this issue 
has been considered this could have 
indirect impacts for Devon as it may lead 
to more waste being exported from 

Plymouth into Devon. 
 

Noted, these issues will be 

considered through the duty to co-
operate process.  

 

Commercial and Industrial Waste 
The report sets out the preferred option 
is for an additional 55,000-60,000 tonnes 

of recovery capacity to be found in 
Cornwall for CIW; with sites identified 

through criteria based policies as 
opposed to allocations. It is unclear 
whether there will be areas of search to 
help determine where these facilities 
could be appropriately located. Clarity 
around this issue would be helpful as it 
may assist in cross boundary 
considerations for Devon County Council. 
 

Noted, the draft local plan will 
contain detail on the need for 
additional recovery capacity. 

 

Pre-submission Consultation March 2013 

Key Issue Raised Cornwall Council Response/Action 

Greater clarity should be provided by 
policy 18 and the supporting text in 
relation to the level of aggregate 

supply which should be provided for in 
the plan period.  

 
Policy 18 is supported in principle as a 

basis for future minerals supply. 
However, it is recommended that the 

policy and accompanying text are 
clearer on the level of aggregates 

supply though reference to Cornwall’s 

Agree, policy to be amended to reflect 
information contained in the Local 

Aggregates Assessment 
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Local Aggregate Assessment and a 

commitment to maintenance of 
adequate land-banks.  

 
While a snapshot of recent production 

levels is provided in table 2, it is not 
clear whether these are the ‘sufficient’ 

supply mentioned in criterion 2 of 
policy 18.  

 

It is agreed that the geology of 
Cornwall, along with the abundance of 

secondary aggregates, limits its ability 
to contribute to towards primary sand 
and gravel supply. Devon CC will be 
seeking to maintain an adequate 
supply for Devon and adjoining parts of 
the region in conjunction with 
Somerset County Council.  

Noted.  

Devon County Council would be happy 
to continue cooperating to address any 
cross-boundary safeguarding issues.  

Noted and continued co-operation is 
welcomed.  

Greater clarity should be provided by 
policy 20 in relation to the over-arching 
strategy for managing waste in 
Cornwall and the relationship between 
Cornwall and Devon with regard to 
cross-boundary waste movements. 

This should inform the future waste 
management capacity requirements 
provided for within the Plan.  
 
Para 2.76 It would be helpful if the 
assumptions regarding cross-boundary 
waste movements and how this has 
impacts on capacity needs were to be 

stated clearly.  
 

Noted, the Council intends to produce a 
cross-boundary movement’s paper in 
consultation with neighbouring 
authorities.   

The strategy for managing waste 

should be defined more clearly in terms 
of whether the strategy is to meet 
waste management capacity 
requirements within Cornwall. 
 

Policy 20 implies that Cornwall Council 
will plan to make provision to meet the 

need of the Local Authority area; 
however this is not specifically stated. 

This is particularly important in relation 
to meeting capacity needs associated 

Noted, the Council intends to produce a 

cross-boundary movement’s paper in 

consultation with neighbouring 
authorities.   
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with landfill which may include the 

management of incinerator bottom 
ash.  
 

Para 2.84 The strategy for managing 
hazardous waste should be clarified. It 

should be stated that much of the 

hazardous waste generated in Cornwall 

is managed regionally, in particular, at 

the eastern extremity of the region.  
 

Further evidence on hazardous waste is 
being prepared on this waste stream. 

 
Duty to co-operate liaison meeting April 2014 

Key Issue Raised 

Housing: Devon CC have not been involved in any of the work with Plymouth on 
housing need. Devon CC do their own projections but said that it would be good 

to use a similar methodology and be involved in the joint work with Plymouth.  
Devon authorities are jointly revising their gypsy strategies. 

 

Transport: There is the potential for cross-boundary links with the ‘coast to 

coast’ route. Dialogue does take place between Local Transport Bodies. 
 

Flood resilience work is taken place and DCC are leading on that, this has 
involved Cornwall. 
 

Energy: Perhaps involve DCC in the landscape work being undertaken with 
Torridge. 
 

Minerals: need to discuss further the mechanism for safeguarding boundaries of 
adjoining quarries i.e. Greystone.  
 

 
Proposed Submission Consultation March 2014 

Key Issue Raised Cornwall Council Response/Action 

The position on primary sand and 
gravel resources stated in paragraph 
2.70 is supported as Devon County 

Council recognises the lack of primary 
resources within Cornwall and the 
abundance of secondary aggregates. 

However, it would be helpful for this 
paragraph to confirm that there is no 

expectation on the part of adjoining 
MPAs that Cornwall will contribute to 
the region’s primary sand and gravel 

supply.  
 

Noted and additional text will be 
incorporated. It is proposed that the 

following text is added to paragraph 
2.70 “Devon, Somerset and 
Cornwall are committed to make 
provision for 0.9 million tonnes per 

annum of primary sand and gravel, 
it is agreed that Cornwall is unable 

to contribute to this shared sub-
regional apportionment.”   
 

Policy 18 is supported as it takes a 

positive approach to maintaining 
supply of Cornwall’s diverse range of 

Noted.  
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minerals and is not reliant on 

transportation of minerals from outside 
the county.  
 

The intention to identify Mineral 
Safeguarding Areas in Policy 19 is 

supported, and Devon County Council 

would welcome discussion in the 

preparation of the Minerals 

Safeguarding Development Plan on any 

potential Areas close to its boundary to 
ensure an approach consistent with the 

emerging Devon Minerals Plan is 
followed. 
 

Noted, ongoing discussions with Devon 
County Council as part of the 

preparation of the Cornwall Minerals 

Safeguarding DPD.  

The statement in paragraph 2.82 that 

landfill inputs from adjoining authority 
areas (presumably including Plymouth) 
is welcomed, and Devon County 
Council confirms that it is not requiring 
any specific provision to be made 
within Cornwall for waste originating 
within Devon. The two authorities have 
worked closely in developing their 

respective waste policies, including the 
use of a consistent approach to waste 

forecasting and requirements.  
 

Noted.  

Policy 20 is supported in general. 
However, as paragraph 2.84 identifies 
some (albeit limited) circumstances in 
which provision for hazardous waste 
management may be justified in 
Cornwall; it would be helpful if Policy 
20 were to address this waste stream.  
 

It is acknowledged in the supporting 
text in paragraph 2.84 that hazardous 
waste is generally managed on a 
national and regional basis, due to the 
economics of setting up and 
maintaining a hazardous waste facility. 
This includes fly ash that is expected to 
arise from the Cornwall Energy 

Recovery Centre.  
 

Policy 21 is considered to provide a 

sound basis for the determination of 
waste planning applications, although 
the deletion of “and/or” makes it 
unclear whether proposals need to 
comply with all of criteria a to h. 

 

Noted.  

 
Focused Changes Consultation September 2014 

Key Issue Raised Cornwall Council Response/Action 

The statement that “Devon, Somerset 

and Cornwall are committed to make 

Agree that in order to be up to date the 

Plan a minor change be made that 
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provision for 0.9 million tonnes per 

annum of primary sand and gravel” is 
incorrect, and is inconsistent with the 

requirement of paragraph 145 of the 
NPPF to make provision for land-won 

aggregates through Local Aggregates 
Assessments based on a rolling ten 

year average of sales data.  
 

removes reference to the sub-regional 

apportionment which has now been 
superseded by Mineral Planning 

Authority Local Aggregate 
Assessments. Propose that paragraph 

2.70 is amended to read  
 

“Devon, Somerset and Cornwall have 
previously made joint provision for the 

supply of sand and gravel, however it 

is agreed by the three authorities that, 

due to a lack of suitable resources, 

Cornwall is unable to contribute 

further.” 
 

 
Duty to Co-operate Statement Consultation December 2014 

Key Issue Raised Cornwall Council Response/Action 

I can confirm we do not have any 
issues to raise with the draft 
‘statement on the duty to co-operate’. 
It contains an appropriate 

representation of the broad range of 
topics discussed between ourselves 
and Cornwall, and the framework 
within which discussions took place.  
 
Cornwall’s approach to minerals and 
waste matters align with those 

emerging within Devon 

Noted.  
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Organisation: Plymouth City Council 
 

Options Consultation February 2011 

Key Issue Raised Cornwall Council Response/Action 

No comments received.  

 

Preferred Approach/Options & Preferred Options for Energy, Minerals & 
Waste Consultation January 2012 

Key Issue Raised Cornwall Council Response/Action 

While Plymouth supports the overall 

approach being taken towards 

promoting sustainable forms of 

development within Cornwall as a 

whole, the City does have a number 
of specific concerns about the 

following matters:  
1. Overall Housing 

Requirement: - The limited evidence 
Cornwall have published to justify a 
revised housing requirement target. It 
is noted that this revised target is 
considerably lower than the current 
RSS evidence base would indicate, 
and that the explanation provided is 
minimal as to how the revised target is 

derived. Nor does Cornwall explain how 
any consequential under provision, 

should it arise, will be accommodated. 
Clearly this could have implications for 
adjoining authorities. In addition to 
this, because the housing requirement 
figures are not presented by Housing 
Market Area, it is impossible to 
understand their potential impact on 

the Plymouth HMA.  

Comments noted, the Preferred 

Approach sets out what we think the 

policies should be aiming to achieve. 

The final policies will be shaped by this 

consultation and will contain more 
detail. 

 
The Options consultation in February 

contained three types of growth 
targets and distributions for comment, 
while the evidence base that’s supports 
the Preferred Approach contains a 
Housing Growth Options paper which 
looks in detail at this issue. 

Cornwall’s Spatial Strategy. 
Plymouth welcomes Cornwall’s 

recognition of Plymouth’s influence 
on Cornwall, particularly in relation to 

South East Cornwall. However, the 
City has a number of concerns about 

the failure to develop these links 
through the consultation documents, 
as follows: Concerns that the links 

across the Tamar have not been fully 

developed. Cornwall’s Spatial 
Strategy, while recognising the 
proximity of Plymouth, does not 

develop this approach to consider its 
wider implications, such as the 

alternative approaches that might 

Comments noted, the Council already 
works closely with Plymouth CC on 

cross Tamar issues especially on 
transport issues and will continue to 

maintain this dialogue as the Plan 
progresses. 
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enable SE Cornwall to capitalise on 

the potential beneficial impacts of 
Plymouth’s growth agenda. South 

East Cornwall is part of the Plymouth 
TTWA, the Plymouth retail catchment 

and the Plymouth HMA. As such 
there are clear functional and 

economic ties between the City and 
this part of Cornwall. Therefore, it 

could be expected that growth in 

Plymouth, particularly growth based 

on a diversified economy and high 

quality new jobs, would have 

additional benefits in all parts of the 
Plymouth sub-region.  

1) Cornwall’s Housing Requirement. 
The Pre-Consultation Core Strategy 
indicates that a total of 48,000 new 
dwellings should be built in Cornwall 

between 2010 and 2030. The 
justification for this figure is set out in 
an evidence base document 
“Housing Growth and Distribution: 
Housing Growth”. Plymouth has a 
number of concerns, as follows: 
Concern that the housing 
requirement has not been fully 

justified. It is unclear, both from the 
Core Strategy consultation 

documents and the Housing Growth 
paper, how this housing requirement 
figure has been derived. For 
example, the methodology behind the 
Housing Growth paper is unclear, in 
that it appears to make an estimate 
of housing need and then simply 

apply a 20% discount, without 
explaining how this discount is 

justified, or why is has been applied. 
Of particular concern is the lack of 

reference to the Regional Strategy 
housing targets, (not even the 
evidence underpinning the RSS 
targets), in either the Housing Growth 

paper or the Core Strategy consultation 
documents.  

Comments noted, the Preferred 
Approach sets out what we think the 
policies should be aiming to achieve. 
The final policies will be shaped by this 

consultation and will contain more 
detail. 
 
The Options consultation in February 
contained three types of growth 
targets and distributions for comment, 
while the evidence base that’s supports 
the Preferred Approach contains a 

Housing Growth Options paper which 
looks in detail at this issue. 

 
The Council will continue to monitor 
evidence as it becomes available but 
believes on the basis of the information 
available to it that judgements used to 
propose a housing target of 48,000 are 
reasonable.   

Supports Cornwall's Core Strategy's 
intention to improve facilities and the 

sustainability of Saltash as a 
settlement. While this would allow for 

a small level of growth to 

Comments noted, the Preferred 
Approach sets out what we think the 

policies should be aiming to achieve. 
The final policies will be shaped by this 

consultation and will contain more 
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accommodate natural change, 

the City has a number of concerns 
about the potential implications of the 

higher growth figure of 3,500 new 
homes at Saltash that is also being 

considered. Firstly, it is not clear what 
the need for housing growth at 

Saltash is. Figure 8 suggests that the 
number of new households in the 

Network Area (which includes 

Torpoint) is forecast to grow by 

2,500 over the plan period.  
 

detail at this stage we felt it was 

appropriate to consult on two levels of 
growth for Saltash. 

 
The evidence base that’s supports the 

Preferred Approach contains an issues 
paper which looks in further detail at 

this issues in the Cornwall Gateway 
Community Network Area. 

 

 

The City believes that the 
consultation papers have missed an 
opportunity to help develop a more 
‘joined up approach’ between the 
adjoining authorities. In particular 
there is a need to address the 

following matters. To recognises the 
opportunities to deliver key 
infrastructure priorities to the benefit 
of both South East Cornwall and 
Plymouth City through the use of CIL 
receipts and Section 106 
agreements, to address mutually 
agreed needs - such as providing a 

Park and Ride facility on the Cornwall 
side of the Tamar Bridge in order to 

promote more sustainable travel 
patterns. As well as develop a more 
co-ordinated approach to promoting 
Green Infrastructure on either side of 
the Tamar, as well as ensuring 
appropriate measures to protect the 
Marine SAC, to the mutual benefit of 

the wider sub-region. In particular the 
document does not adequately 
address how coastal and marine 

issues will be addressed. Particularly 
how adverse impacts on European 
protected marine habitats will be 

avoided and mitigated.  

Comments noted, the Preferred 
Approach sets out what we think the 
policies should be aiming to achieve. 
The final policies will be shaped by this 
consultation and will contain more 
detail. 

 
The Council already works closely with 
Plymouth CC on cross Tamar issues 
especially on transport issues and will 
continue to maintain this dialogue as 
the Plan progresses. In addition the 
Infrastructure Providers Group has 
been set up to develop the Community 

Infrastructure Levy. 

Conclusions: These are the City’s 
main concerns regarding the Core 
Strategy Papers published for 

consultation. It is recognised that 
these papers are not drafts of the 

final Core Strategy and are intended 
to set out a broad direction and 

encourage debate. Accordingly, the 

Comments noted. 
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City is keen to engage in discussions 

and joint work as indicated above, in 
order to arrive at an agreed position 

for Saltash, the Plymouth TTWA and 
HMA which can be reflected in the 

Core Strategy Pre-Submission 
consultation later this year. Clearly, 

these are matters that both 
authorities would wish to pursue as 

part of the process of meeting the 

Duty to Cooperate - which will now 

form part of the assessment of 
development plan at examination. 

 
Pre-submission Consultation March 2013 

Key Issue Raised Cornwall Council Response/Action 

Whilst cooperation in some areas such 
as infrastructure planning has been 
good, (for example, appropriate 
account has been taken of concerns 
expressed by the Council about the 

capacity of the Tamar Bridge to 
accommodate increased vehicular 
traffic), the Council believes that the 
interrelationships between Plymouth 
and South Cornwall could have been 
better and more holistically considered 
to deliver a plan which addresses the 

needs of both South East Cornwall and 
Plymouth. 

Comments noted. The 
interrelationships between Plymouth 
and South East Cornwall will need to 
be addressed in future versions of the 
plan. 

Work was jointly undertaken between 
Cornwall, Plymouth, Devon, South 
Hams and West Devon as part of the 

South West Regional Strategy in 2006, 
with the aim of setting out a consistent 

approach to planning across the 
Plymouth sub-region – which extends 
out to Liskeard and Looe and includes 
Callington. This approach attempted to 

set broad strategic principles showing 

how south east Cornwall could benefit 
from the growth of Plymouth. The 
outcomes of this work are embedded in 

the Plymouth Core Strategy, the 
Plymouth Local Economic Strategy and 
the Plymouth Local Transport Plan 3. 

Despite several meetings with Cornwall 
officers, the Cornwall Local Plan fails to 

recognise this sub-regional context, 
and in fact has very few mentions of 

Comments noted. The 
interrelationships between Plymouth 
and South East Cornwall will need to 

be addressed in future versions of the 
plan. 
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Plymouth or its growth agenda. This is 

a weakness of the Local Plan and 
suggests that Cornwall Council have 

not fulfilled their obligations under the 
Duty to Cooperate in this respect.  

The Council acknowledges the 

Government’s intent to revoke the 

Regional Spatial Strategy for the South 

West (RPG10). The Council also 

acknowledges Cornwall Council’s 

legitimate right to consider how it 
provides for its needs within the 

context of the Localism agenda. 
Nevertheless, it should be recognised 
that the evidence base for the draft 
South West RSS (which was not 
formally adopted) consistently pointed 
to a higher level of housing growth for 
Cornwall. Plymouth City Council has 

concerns over the level of housing 
growth proposed for Cornwall in the 
draft Local Plan. In particular there has 
been very little dialogue over the 
course of the preparation of the Local 
Plan between the City Council and 
Cornwall Council over the County’s 
housing need, whether the Plan sets 

out a realistic assessment of housing 
need, and how that assessment relates 

to Plymouth’s growth aspirations. 
 
The Council is concerned that the 
proposed level of housing provision is 
considerably below the level proposed 
in the RSS, and also considerably 
below the level proposed in the 2012 

‘Preferred Approach for a Core 
Strategy’ consultation publication. The 
City Council does not comment on 
Cornwall Council’s strategy of 

dispersing housing development across 

all Community Network Areas, but is 
concerned that the overall level of 
housing provision proposed does not 

appear to be based on an assessment 
of objectively assessed need, as 

required by the National Planning 
Policy Framework. It is unclear whether 

a robust assessment of housing need 

has taken place and how this has 
informed the housing provision figures 

The Council acknowledges Plymouth’s 

concern with the housing target. 

Demographic and employment 

forecasts are regularly updated and 

future build rates remain uncertain and 

work is ongoing on completing an 
update of the SHMNA jointly with 

neighbouring authorities.   
 
Once completed we will use this 
evidence alongside the NPPF and 
recent inspectors advice on the 
importance of meeting the full, 
objectively assessed needs for market 

and affordable housing to inform an up 
to date target. 
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in the Local Plan. In particular, the City 

Council is unclear how the Cornwall 
Local Plan will meet the needs of the 

part of the Plymouth Housing Market 
area which extends into South East 

Cornwall. The City Council has an 
ambitious agenda for growth in the 

City and its sub-region, and Cornwall 
Council have in the past been party to 

evidence base work setting out growth 

aspirations for the sub-region (e.g. the 

Sustainable Growth Distribution Study 

(2005) by Baker Associates). It is 

unclear how the Cornwall Local Plan, 
and particularly its housing targets, will 

assist in making the most of the 
opportunities presented by the growth 
of Plymouth to initiate regeneration in 
the towns of south east Cornwall, such 
as Liskeard, Looe and Callington. The 
Council is also keen to understand how 
the level of housing provision proposed 

fits with the emerging Strategic 
Housing Market Needs Assessment. 

The Duty to Cooperate requires 
authorities to have discussions on 
housing need with neighbouring 

authorities in order to understand the 
cross boundary implications of housing 

targets. In the absence of such 
discussion, some opportunities for 
South East Cornwall to take advantage 
of growth in Plymouth, as summarised 
above, may have been missed. This 
again suggests that Cornwall Council 
have not fulfilled their obligations 

under the Duty to Cooperate. 

The Council acknowledges Plymouth’s 
concern with the discussions and we 
are committed to having an ongoing 

dialogue with our neighbouring 
authorities. Demographic and 

employment forecasts are regularly 
updated and future build rates remain 
uncertain and work is ongoing on 
completing an update of the SHMNA 
jointly with neighbouring authorities.   

The Council does not wish to comment 
specifically on the proposed provision 

of land for employment purposes in the 
Pre-Submission Local Plan. However, it 

should again be noted that Plymouth’s 
aspirations for growth in the City which 

also trigger growth in its sub-region 
envisage South East Cornwall 
benefitting from increased economic 

activity over the plan period. The City 
Council’s adopted Core Strategy (2007) 

sets out that it is expected that 42,000 
new jobs will be created in the City and 

its travel to work area, which extends 

Comments noted. 
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out to Liskeard. . The City council is 

concerned on two counts: 
It is unclear how the Cornwall Local 

Plan responds to the potential for 
economic growth in Plymouth to also 

trigger job growth in South East 
Cornwall; and, 

The Local Plan as a whole does not 
contain any strategic direction which 

recognises that South East Cornwall is 

part of the Plymouth sub-region, its 

travel to work area or its housing 

market area. It is therefore difficult to 

tell how the Plan will maximise the 
benefits to South East Cornwall which 

could come from its proximity to 
Plymouth. 
The Council would like to commend 
Cornwall Council’s constructive 
participation in the Plymouth City Deal 
initiative, the scope of which extends 
well into Cornwall, and which has the 

potential to bring significant benefits to 
the far south west. 

 
Regular group meeting with Plymouth CC, West Devon and South Hams 
DC, Dartmoor NP and Devon CC 28 June 2013 

Key Issues Discussed 

Update of Local Plans 

Duty to Cooperate Protocol 

Local Enterprise Partnership 

Evidence Base 

 
Regular group meeting with Plymouth CC, West Devon and South Hams 
DC, Dartmoor NP and Devon CC 20 September 2013 

Key Issue Discussed 

Update of Local Plans 

Sub-regional housing requirement 

Scoping cross boundary issues 

LEP Growth Plans 

SHMNA – Gypsy and Travellers 

Update of Local Plans 

 

Regular group meeting with Plymouth CC, West Devon and South Hams 
DC, Dartmoor NP and Devon CC 13 December 2013 

Key Issue Discussed 

Update of Local Plans  

Sub-regional Study  

Round up of Duty to Cooperate Inspector Decisions, including Mid-Sussex  

Duty to Cooperate Protocol  
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Key Issue Discussed 

Strategic Economic Plan  

Cross Boundary Issues  

Update of Local Plans  

 
Proposed Submission Consultation March 2014 

Key Issue Raised Cornwall Council Response/Action 

No comments received.  

 

Regular group meeting with Plymouth CC, West Devon and South Hams 
DC, Dartmoor NP and Devon CC 4 April 2014 

Key Issue Discussed 

Update on Local Plans 

Cornwall Local Plan  

Sign off arrangements  

Sub-regional study (brief dated 18th November 2013)   

Plymouth Employment Land review  

 
Regular group meeting with Plymouth CC, West Devon and South Hams 
DC, Dartmoor NP and Devon CC May 1 2014 

Key Issue Discussed 

Single Issue – SHMNA update 

Round table views on relationship of SHMA main report July 2013  

Implications of withdrawal of guidance that underpins 2013 SHMA   

SHMA issues arising from recent local plan examinations. 

SHMA update detailed issues and discussion   

 
Regular group meeting with Plymouth CC, West Devon and South Hams 
DC, Dartmoor NP and Devon CC 3 July 2014 

Key Issue Discussed 

Update on Local Plans 

Arup Employment Land Survey  

HMA Position Statement  

SHMNA Update 

Sub-Regional Study Update  

Cornwall Allocations DPD 

Update from HotSW LEP 

 
Regular group meeting with Plymouth CC, West Devon and South Hams 
DC, Dartmoor NP and Devon CC 11 September 2014 

Key Issue Discussed 

SHMNA update 

Refresh of demographic projections 

Format for Developing our Strategies for Growth across the Plymouth Housing 
Market Area study 

Position/Vision Statement (Peter Brett work) 

 
Focused Changes Consultation September 2014 

Key Issue Raised Cornwall Council Response/Action 

No comments received.  
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Duty to Co-operate Statement Consultation December 2014 

Key Issue Raised Cornwall Council Response/Action 

We recognise and support the 

collaborative working relationship that 

has developed between Plymouth City 

Council, Cornwall Council, Devon 

County Council, South Ham’s District 

Council, West Devon District Council, 
and Dartmoor National Park Authority 

at Duty to Cooperate officer-level 
meetings that have taken place 

regularly since 2012 and which have 
clearly led to the development of a 

clear understanding of cross boundary 
issues across the Plymouth HMA. 
 
I note that the Duty to Cooperate 
Overview Report has been produced 
alongside the Cornwall Local Plan 

submission version, and is intended to 
support that plan through to 
examination.  I also note that you are 
asking the City Council to support the 
contents of the report.  I am able 
to set out the City Council’s agreement 
with some of its key findings as they 

relate to Plymouth and its relationship 
to Cornwall: 

• We agree that Cornwall Council 
has engaged constructively on 
identifying cross boundary 
issues, chiefly through 
participating in regular officer-
level meetings but also through 
the development of shared 
evidence – the SHMNA, and the 

recently commissioned Plymouth 
and Surrounding Areas Study.   

 
• We recognise that the 

objectively assessed need for 

new dwellings set out in the 
Cornwall Plan is 47,500 homes, 

and that this is within the range 
identified in the jointly 
commissioned SHMNA for the 

Cornwall local authority area. We 
note that the SHMNA does not 

set out the OAN for the 
Plymouth HMA, but that GVA 

Noted 
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have been asked to undertake 

this in the recently 
commissioned update of the 

SHMNA. 
 

• We understand that the 
approach taken by Cornwall 

Council results in the all of the 
Cornwall OAN being 

accommodated within Cornwall, 

with no requirement for adjacent 

authorities to accommodate any 

of Cornwall’s need.  We agree 

with this conclusion, and that 
there is no requirement for any 

of Cornwall's housing 
requirement to be met within 
Plymouth's administrative area. 

 
• In terms of infrastructure we 

would like to see a coordinated 
approach taken to infrastructure 

planning across the HMA, 
including in relation to using CIL 
and planning obligations to 
address cross border strategic 
infrastructure issues.   We would 
seek a commitment to this 
approach through our developing 
cooperation arrangements (see 

below). 
 

It should be noted that our cooperation 
to date on the Cornwall Local Plan has 

been primarily at an officer-level, with 
Plymouth's officers operating under 

delegated authority. However, as 
discussed at our regular meetings, we 

will be looking to promote 
arrangements to facilitate member-
level cooperation on our local plans, 
and will be taking a proposal on this to 
our next meeting.  Whilst this may 

come too late for your particular plan, 
we think it will help greatly with future 
reviews of the plan and ensuring that 
there is strong cooperation on all 

emerging local plans and the planning 
and delivery of infrastructure within 

the sub-region. 
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Organisation: Torridge and North Devon District Council 
 

Options Consultation February 2011 

Key Issue Raised Cornwall Council Response/Action 

No comments received  

 

Preferred Approach/Options & Preferred Options for Energy, Minerals & 
Waste Consultation January 2012 

Key Issue Raised Cornwall Council Response/Action 

No comments received  

 
Pre-submission Consultation March 2013 

Key Issue Raised Cornwall Council Response/Action 

No comments received  

 
Additional  meeting 26 November 2013 

Key Issue Raised Cornwall Council Response/Action 

Torridge part of plan to meet own 
housing needs and demands as set out 
in the SHLAA. North Devon will provide 

26% over own needs to meet the need 
of Exmoor NP. 

Noted 

Need clarification that the recent 
Cornwall wide SHMNA adequately 

meets the need for Cornwall and can 
does it break down the figure for the 
former North Cornwall area which 
traditionally was grouped with Torridge 
and North Devon. 

Cornwall SHMNA sets Cornwall’s whole 
need at a minimum of 47,500 and as 

such should this be the target in the 
Local Plan we are confident that we will 
be meeting this adequately including 
the area covered by the former North 
Cornwall district. 
 
Action: Check if any work was 
undertaken in the new study looked at 

North Cornwall in isolation. 

Both Torridge and North Devon 
Council’s will not support the lower 
housing figure of 42,500 at 

examination. 

Noted 

Both councils not looking to over 
provide employment above their needs 
as identified in the ELR, with natural 
growth of employment sites. 

 
Holsworthy – Key approach is towards 

agi-business which will be fully self-
contained and have housing growth to 
match. 

Employment strategies of all 

authorities don’t appear to conflict. 
 
Noted. 

Green Infrastructure - Holsworthy – 

Bude cycle link is proposed on disused 
rail line and need confirmation that this 

will be protected. 
 

Local Plan policy 27 Transport protects 

closed branch lines for sustainable 
modes of transport. Need to check 

Cornwall Green Infrastructure report to 
see if there is any reference there. 
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Torridge/North Devon working on 

biosphere reserve as an exemplar for 
sustainable development. Will send 
through example. 

Renewable Energy - 
Torridge – Landscape Sensitivity 

completed 

North Devon – currently being 

undertaken. 

 

Both done by LUC. 

Cornwall Council Landscape Sensitivity 
also complete and done by LUC so 

there is a consistency across border. 

 

Currently consulting on ‘An Assessment 

of the Landscape Sensitivity to 

Onshore Wind Energy and Largescale 
Photovoltaic Development in Cornwall’.  

 
Action: Send copy  
 
Further consultation document on PV 
to follow. 

Services and Facilities - Recognition 
from all sides that services and 
facilities are shared in cases. 

Neither authority is proposing anything 
that should affect this current 
relationship. 

Affordable Housing - Looking likely that 

a 30% target and no thresholds will be 
applied but not agreed yet. 
 
Community Land Trusts becoming 
more active in Torridge. 
 
Discussion over the balance between 

affordable target and impact on the 
CIL. 

Cornwall target split between 50% in 

high value areas e.g. St Ives and 40% 
elsewhere with a threshold of 2. 
 
Affordable targets may have impact on 
the Council’s ability to use CIL. 

Gypsy and Travellers - New 
assessment being undertaken for those 
not involved in the Cornwall/Plymouth 

SHMA. 
 

Evidence shows some Inspectors are 
moving away from allowing separate 
DPD’s. 

Cornwall generally happy with targets 
emerging in the Cornwall/Plymouth 
SHMA but the document has yet to be 

signed off. 
 

Cornwall’s preference is still to have 
targets contained in the Local Plan 
Strategic Policies and potential 

allocations in separate DPD. 

Other issues -700 place secondary free 
school at Bucks Cross has DoE funding 

and might have impact on Bude. 

Noted. 
 

Action: Check with CD that this have 
been taken into consideration in the 

CIL. 

 
Proposed Submission Consultation March 2014 

Key Issue Raised Cornwall Council Response/Action 

Policy 2 

We support the identification within the 
Cornwall Local Plan – Strategic Policies 

Support noted. 

 
The former North Cornwall Area 
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Proposed Submission Document March 

2014 (the ‘Plan’) for the provision of 
47,500 dwellings over the Plan period, 

a figure recognised to be in excess of 
the requirement identified through the 

Strategic Housing Market Needs 
Assessment (GVA, July 2013) as being 

the floor figure for the objectively 
assessed need for housing across 

Cornwall during that period. 

 

We do however maintain concerns that 

it is not possible to currently 

demonstrate that the Plan will provide 
for a distribution of housing sufficient 

to ensure that the level of housing 
provided within each individual housing 
market area found within Cornwall is 
such that it will meet the scale of 
objectively assessed housing need 
arising within it; recognising that 
paragraph 47 of the National Planning 

Policy Framework (NPPF) states that 
local planning authorities should ‘use 
their evidence base to ensure that their 
Local Plan meets the full  objectively 
assessed needs for market and 
affordable housing in the housing 
market area…’.  
 

In particular, we seek assurances that 
the Plan will provide for sufficient 

housing within the Cornwall Council 
area of the Northern Peninsula Housing 

Market Area, within which Torridge also 
resides, to meet the objectively 
assessed housing needs generated 
within it, or alternatively, that these 

needs will justifiably be provided for 
elsewhere within the Cornwall Council 
area. 

 
For information, the proposed 

Publication draft of the North Devon 
and Torridge Local Plan (Committee 

Draft, April 2014) makes provision for 
the delivery of housing sufficient to 

meet the objectively assessed needs 
for housing arising from the local 

planning authority areas of both North 
Devon and Torridge, as specified within 

contained around 16% Cornwall’s 

population in 2011 (the last year for 
which data at the former district level 

is available).  This compares favourably 
with the level of housing provision 

proposed for those ‘Community 
Network Areas’ which collectively 

equate to the former North Cornwall 
District area and which amounts to 

around 20% of the overall level of 

provision made for Cornwall as a 

whole.  Cornwall does not therefore 

envisage circumstances in which there 

would be a call on Torridge District 
Council or any other planning authority 

within the former ‘Northern Peninsula 
Housing Market Area’, to meet any of 
the objectively assessed need for 
housing arising from the Cornwall Local 
Plan.   
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the Strategic Housing Market 

Assessment: Torridge and North Devon 
Update (Housing Vision, December 

2012). As such, Torridge District 
Council is not seeking, on a Duty-to-

cooperate basis, the assistance of 
Cornwall Council to contribute towards 

the provision of housing to meet the 
objectively assessed needs for housing 

arising from within Torridge. 

 
Focused Changes Consultation September 2014 

Key Issue Raised Cornwall Council Response/Action 

No comments received  

 
Duty to Co-operate Statement Consultation December 2014 

Key Issue Raised Cornwall Council Response/Action 

No comments received  
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Organisation: West Devon and South Hams District 

Councils 
 

Options Consultation February 2011 

Key Issue Raised Cornwall Council Response/Action 

No comments received  

 

Preferred Approach/Options & Preferred Options for Energy, Minerals & 
Waste Consultation January 2012 

Key Issue Raised Cornwall Council Response/Action 

No comments received  

 

Pre-submission Consultation March 2013 

Key Issue Raised Cornwall Council Response/Action 

Overall, we feel the Plan is written in a 
logical and Plain English manner, 

making the objectives and policies of 
the document easy to understand. 

Comments welcomed. 

We feel the Plan would benefit from a 
greater acknowledgement of the 
evidence that has been used to inform 

the development strategy, in particular 
the employment and housing targets 

and how these relate to one another. 

Comments noted, the evidence base is 
available to view on the Council’s 
website.  

We have concerns that the level of 
housing that is proposed falls 
significantly short of the evidence 
provided in both the Peter Brett 
Associates (October 2012) 
“Housing Requirement for Cornwall” 
Study and the emerging Strategic 
Housing Market Needs Assessment 
(2013). As such, West Devon Borough 

Council objects to the housing target 
on the following grounds: 

1.The cumulative effect of not planning 
for the district’s objectively assessed 
housing requirements could mean that 

authorities elsewhere in Devon will be 
under significant pressure to provide 

for Cornwall’s unmet housing need. Of 
particular concern to the Borough 
Council is the knock-on effect within 

the Plymouth sub-region, namely in 
the West Devon, South Hams and 
Plymouth districts. 
2. Failure to plan effectively for the 

objectively identified housing need is 

contrary to the policies of the NPPF. 

Objection noted the Council will 
continue to keep neighbouring 
authorities up to date with the plan 
development particularly around 
objectively assessed housing need. 

The Plan sets an ambitious job growth 
target which is not supported by the 

Comment noted the Council will 
continue dialogue with the Local 
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housing target. The proposed 50,000 

job growth target would bring the 
residential requirement in line with 

SHMNA projected dwelling forecast 
(using the LEFM based projection) of 

72,000 dwellings, some 30,000 less 
than is currently planned. As above, 

this has implications for neighbouring 
authorities, such as West Devon, 

where the knock-on effect of the 

unmet need is likely to be felt. 

Enterprise Partnership in order to align 

the developing plan and their emerging 
strategy. 

 

Regular group meeting with Plymouth CC, West Devon and South Hams 
DC, Dartmoor NP and Devon CC 28 June 2013 

Key Issues Discussed 

Update of Local Plans 

Duty to Cooperate Protocol 

Local Enterprise Partnership 

Evidence Base 

 
Regular group meeting with Plymouth CC, West Devon and South Hams 
DC, Dartmoor NP and Devon CC 20 September 2013 

Key Issue Discussed 

Update of Local Plans 

Sub-regional housing requirement 

Scoping cross boundary issues 

LEP Growth Plans 

SHMNA – Gypsy and Travellers 

Update of Local Plans 

 
Regular group meeting with Plymouth CC, West Devon and South Hams 
DC, Dartmoor NP and Devon CC 13 December 2013 

Key Issue Discussed 

Update of Local Plans  

Sub-regional Study  

Round up of Duty to Cooperate Inspector Decisions, including Mid-Sussex  

Duty to Cooperate Protocol  

Strategic Economic Plan  

Cross Boundary Issues  

Update of Local Plans  

 
Proposed Submission Consultation March 2014 

Key Issue Raised Cornwall Council Response/Action 

West Devon previously commented on 
the draft plan in April 2013 at which 

time we raised some concerns about 

the proposed strategy for growth and 
the approach taken between setting 
housing numbers and job targets.  We 

suggested that the plan could benefit 

Comments noted. 
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from a greater acknowledgement of 

the evidence base used to inform the 
development strategy, in particular the 

joint SHMNA.  In South Hams, whilst 
the authority does not adjoin any 

boundaries with Cornwall there are 
strategic implications in relation to the 

overall development strategy for the 
Plymouth HMA. 

 

Since the publication of the draft plan 

we have regularly engaged with 

Cornwall and with all the Authorities in 

the Plymouth HMA.  More recently we 
have met to discuss how we can 

continue to proactively and positively 
engage as we develop our housing 
strategies.  As you will be aware both 
South Hams and West Devon are 
currently preparing new Plans and 
there is a need to ensure that our 
strategies for delivering growth seek to 

achieve a more coherent approach to 
the development strategy for the 
Plymouth HMA as a whole.  
 
Given our recent discussions I would 
be grateful if you could accept this 
email as a holding response as we wish 
to share recent discussions with lead 

members before finalising our 
comments to send to you.  I am hoping 

to be in touch with lead members 
during this week so hopefully this will 

not delay our response by too much. 

We are pleased to see that the 

evidence provided in the most recent 
joint SHMNA (2013) has been taken 
into consideration and note the 

authority’s reasons for planning for 
future growth based on the 
demographic projections contained 

within it. 
 

In addition, we are pleased to note 
that the Proposed Submission 

document is supported by the Cornwall 
and Isles of Scilly LEP target for 
increase in GVA which is more 
reflective of the economies of the area 

and seeks to achieve a growth in not 

Welcome agreement that housing 

target meets objectively assessed need 
in line with the joint SHMNA. 
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only the quantity but quality of jobs. 

 
We acknowledge that the demographic 

growth projections for Cornwall do not 
align themselves fully with the 

assumptions contained within the 
SHMNA around potential economic 

growth scenarios. However, we note 
that the demographic projections 

include ongoing assumptions around 

net migration which tend to be driven 

in the main by economic growth. We 

therefore accept that the proposed 

demographic-based figure has a built 
in allowance for some level of job 

increase created by net economic 
growth. 
 
On the basis of the current consultation 
which has justified and evidenced its 
objectively assessed need and the 
Proposed Submission Local Plan seeks 

to meet this in its entirety, we do not 
consider the proposed development 
strategy to have any adverse 
implications for the South Hams.  
However, we welcome the opportunity 
to continue engaging with Cornwall as 
part of our Duty to Cooperate as we 
continue to develop our own plan and 

in a way which ensures that each 
authority is able to meet its own 

individual needs alongside a wider sub-
regional strategy for growth and 

development across the Plymouth 
HMA. 

 
Regular group meeting with Plymouth CC, West Devon and South Hams 
DC, Dartmoor NP and Devon CC 4 April 2014 

Key Issue Discussed 

Update on Local Plans 

Cornwall Local Plan  

Sign off arrangements  

Sub-regional study (brief dated 18th November 2013)   

Plymouth Employment Land review  

 
Regular group meeting with Plymouth CC, West Devon and South Hams 
DC, Dartmoor NP and Devon CC May 1 2014 

Key Issue Discussed 

Single Issue – SHMNA update 
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Key Issue Discussed 

Round table views on relationship of SHMA main report July 2013  

Implications of withdrawal of guidance that underpins 2013 SHMA   

SHMA issues arising from recent local plan examinations. 

SHMA update detailed issues and discussion   

 
Regular group meeting with Plymouth CC, West Devon and South Hams 

DC, Dartmoor NP and Devon CC 3 July 2014 

Key Issue Discussed 

Update on Local Plans 

Arup Employment Land Survey  

HMA Position Statement  

SHMNA Update 

Sub-Regional Study Update  

Cornwall Allocations DPD 

Update from HotSW LEP 

 
Regular group meeting with Plymouth CC, West Devon and South Hams 
DC, Dartmoor NP and Devon CC 11 September 2014 

Key Issue Discussed 

SHMNA update 

Refresh of demographic projections 

Format for Developing our Strategies for Growth across the Plymouth Housing 
Market Area study 

Position/Vision Statement (Peter Brett work) 

 
Focused Changes Consultation September 2014 

Key Issue Raised Cornwall Council Response/Action 

No comments received  

 
Duty to Co-operate Statement Consultation December 2014 

Key Issue Raised Cornwall Council Response/Action 

These comments have been provided 
by Officers in response to the request 

for the documentation to be checked 
by West Devon Borough Council to 

ensure they reflect accurately the 
discussions that have taken place 

between the two authorities and as 
part of the wider discussions with 

partners in the Plymouth Housing 
Market Area (HMA).  
 
WDBC has commented previously on 

the draft plan in April 2013 and on the 
Proposed Submission plan in April 

2014. We note that the comments 
made by the council have been 

recorded accurately in the DtC 
Statement and accompanying 
documents and welcome the 

Noted.  
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subsequent changes that have been 

made to the plan in response to the 
original concerns that we raised. 

 
WDBC and Cornwall Council have 

engaged in regular and meaningful 
discussions through the DtC 

partnership that has been established 
for all authorities in the Plymouth HMA. 
These discussions are in the process of 

being formalised through the 

preparation of a ‘larger than local’ 
vision for the five authorities which is 

being undertaken independently by 
Peter Brett Associates.   

 
Both the Cornwall Local Plan and the 
West Devon Local Plan (“Our Plan”) are 
strategic plans which set high level 
growth and development strategies for 
the respective areas. We welcome the 
opportunity to continue to engage with 

Cornwall Council as more detailed 
proposals emerge through later 
Development Plan Documents and 
supplementary planning guidance. 
 
We note from looking through the DtC 
Statement and accompanying 
documents that English Heritage has 

made a number of representations in 
respect of protection and conservation 

of the West Devon and Cornwall Mining 
Landscape World Heritage Site (WHS). 

We would like to take this opportunity 
to reinforce the importance of ensuring 

that robust and effective policies which 
manage the WHS are included within 
the Local Plan. This designation affects 

both authorities and its continued 
protection is of significant and strategic 

importance to WDBC. 
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Organisation: The Isles of Scilly Council 
 

Options Consultation February 2011 

Key Issue Raised Cornwall Council Response/Action 

No comments received 

 

Preferred Approach/Options & Preferred Options for Energy, Minerals & 
Waste Consultation January 2012 

Key Issue Raised Cornwall Council Response/Action 

No comments received 

 
Pre-submission Consultation March 2013 

Key Issue Raised Cornwall Council Response/Action 

Supporting text to Policy 5 needs to 

champion long term transport links 
between Cornwall & Isles of Scilly 
 

Propose inserting at end of 3rd 

sentence in para 2.111 “and to 
maintain links with the Isles of Scilly 
and other parts of the UK”.  In addition 
replace 2nd sentence in Objective 3 
page 54, to read “ To support, in 
principle, the long term future of a 
main line rail link to Penzance and the 

provision of air and sea routes to the 
Isles of Scilly and public transport 

provision in the far West”.  
 

Insert text re improving and 
safeguarding infrastructure that 
supports air & sea links between island 

& mainland. 
 

Policy 27 refers to need to safeguard 
strategic transport opportunities.  This 
will include those which support air & 

sea links between islands & mainland.  
Insert text at the end of policy 27 (7) 
“and links to the Isles of Scilly” 
 
Policy to improve transport 
infrastructure that supports links 
between Islands & mainland also set 

out in Local Transport Plan ‘Connecting 
Cornwall 2030’.  Policy 8, objective 4 
states that “We will seek to protect and 
improve the connectivity of Cornwall 

with the Isles of Scilly.  This will be 
achieved by the Isles of Scilly sea link 
which is a combination of projects 
involving the upgrading of harbours 

and vessels that together will secure 
the future of a sea service between 

Cornwall and the Isles of Scilly”. 
 

Text to policy 27 should make 
reference to the draft ‘Maritime 
Strategy for Cornwall’. 

 

The Maritime Strategy for Cornwall 
(adopted 9th May 2012) is already 
referred to in para 2.8. 
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Policy 27 should refer to port/harbour 

facilities and airports 
 

Policy 7 refers to ‘strategic transport 

facilities’.  Definition of these will be 
included in the glossary and will 

include port/harbour facilities and 
airports.  Include words ‘and 

associated infrastructure’ after 
‘network’ in final sentence in para 

2.111 to clarify the need to maintain 
both the transport network and 

associated infrastructure. 

 

Para 4.21.  Include reference to need 

to maintain and improve the areas 
strategic transport connections with 
the Isles of Scilly. 
 

Add sentence at end of para 4.21 to 

read “It is important that the areas 
strategic transport links with the Isles 
of Scilly are maintained”. 
 

Consideration should be given to 
strengthening public transport links 
between Newquay Airport and Truro. 
 

This is a matter that would more 
appropriately be addressed through the 
Cornwall Transport Plan.  Policy 10 in 
that document “seeks to maximise 
public transport connectivity and 
capacity benefits on routes with 
Cornwall”.  
 

Give greater emphasis to the role 
played by Newquay airport as a 
strategic transport hub with particular 
reference to para 11.6 & 11.7. 

Propose inclusion of “As a strategic 
transport facility” at beginning of last 
sentence in para 11.6 

 
Proposed Submission Consultation March 2014 

Key Issue Raised Cornwall Council Response/Action 

No comments received.  

 
Additional correspondence June 2014 

Cornwall Council 11/6/2014 

Cornwall Council consulted the Isles of Scilly Council recently on the latest 

version of our Local Plan (Cornwall Local Plan: Strategic Policies Submission 
Document 2014 http://www.cornwall.gov.uk/media/6532228/Local-Plan-
Proposed-Submission.pdf ).  The consultation period has now ended and I do not 
appear to have any comments from the Council. I was therefore wanting to 

check that there were no matters regarding our emerging Local Plan policy that 
were outstanding from your point of view and, importantly, that you feel the 
Council has met its obligations so far under the ‘duty to co-operate’ (as required 

by the Planning and Compulsory Purchase Act S33a/Localism Act S110). We will 
be preparing a ‘duty to co-operate statement’ shortly which will be submitted to 
the Secretary of State when we formally submit the Plan.  When it is prepared I 

will circulate that document to you for your comments and before it is finally 
sent to the Secretary of State. 
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Focused Changes Consultation September 2014 

Key Issue Raised Cornwall Council Response/Action 

No comments received. 

 
Duty to Co-operate Statement Consultation December 2014 

Key Issue Raised Cornwall Council Response/Action 

Having reviewed my organisations 
comments in relation to the pre-

submission Local Plan document I note 

the following has been addressed: 
 

• Transport: The amendments of 
Policy 27 and its supporting text, 

on Transport, has been amended 
to highlight links between 
Cornwall and the Isles of Scilly 
and that the importance of the 
interdependencies has been 
recognised. The revision to this 
policy is welcomed to ensure 
that infrastructure is 

safeguarded. 
 

In addition it is also noted that the 
supporting text to Policies 23 and 24 
has been re-written to highlight the 
weight given through legislation to 
significant nature sites and that the 

examples of evidence has been 
expanded to include Conservation Area 
Appraisals and the Cornwall and Isles 
of Scilly Urban Surveys.  In relation to 
waste it is good to see cross boundary 
waste movements and the need for 
capacity over and above that required 

to meet Cornwall’s WM needs is being 
considered. 
 

Noted.  
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Organisation: Environment Agency 
 

Options Consultation February 2011 

Key Issue Raised Cornwall Council Response/Action 

No preference on the levels of growth 
and spatial distribution proposed 

Comments noted. 

An initial concern regarding the general 
development of the Core Strategy is its 

focus on future growth. A significant 
proportion of the existing communities 

in Cornwall remain at risk from flooding 

and given the reduction in support 

from central government to assist with 

the management of this risk, its future 

management will need to be addressed 
within the planning process and by 

Cornwall Council who are the Lead 
Local Flood Authority. 

Development of preferred approach 
document will scope out potential 

policy coverage. 
 

Preferred Approach document written 

to include policy intent on: 

Sustainable development 

Climate Change 

Landscape and Biodiversity 
Natural and Historic Environment 

Infrastructure 

It is easier to justify central 
government investment for denser 

settlements where schemes protect 
greater numbers of residential 
properties. May be more successful 
than the applying for funding for a 
large number of dispersed settlements 
with uneconomic defences.  
 
Unlikely that new development will be 

proposed within areas at risk form 
coastal erosion. Should the Council 

wish to define certain areas as a CCMA 
the most pressing issue will be the 

relocation of existing transport 
infrastructure and properties. 
 

Development of preferred approach 
document will scope out potential 

policy coverage. 
 
Preferred Approach document set out 
the growth and distribution of Cornwall 
and will be influenced by a range of 
factors including infrastructure 
requirements.   

 

Preferred Approach/Options & Preferred Options for Energy, Minerals & 
Waste Consultation January 2012 

Key Issue Raised Cornwall Council Response/Action 

Sustainable Development and High 
Quality Development 
Working with Council to ensure that 
the changes to FDGiA are understood 
and embedded into the Council’s work 

on infrastructure investment over the 
proposed plan period. (1) 

 

Flood risk and areas susceptible to 
coastal change will need 
acknowledgement and careful 

Ongoing dialog continued with the 

Environment Agency during the 
drafting of the Pre-submission version 
of the plan prior to consultation and 
resulted in redrafting and shaping 
elements of the plan. 
 

(1) Environment Agency is a key 

partner in the Infrastructure Delivery 
Group which is shaping the priorities 
for Cornwall. 
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consideration in strategic policy terms 

if the Council is to deliver its 
overarching vision. (2) 

 

Must articulate how new development 

will contribute to improving resilience 

within existing communities as well as 

the standards to be delivered through 
new development. Policy and strategic 

direction should be built on a sound 

platform of evidence. (2) 

 
Sustainable, high quality development 

must carefully consider the onsite and 
surrounding environmental constraints 

of the site. (3) 
 

(2) Policy 26 - Flood risk management 

and coastal change sets out approach 
and makes specific reference to being 

Plan and Catchment Flood Management 
Plans for Cornwall and the consistent 

with the policies and actions in the 
Shoreline Management South West 
Basin Management Plan. 
 
(3) Policy 23 Natural environment 
alongside Policy 26 and other policies 

in the plan were written to take 

account of environmental constraints of 

sites. 

Natural and Historic Environment 

The Council’s commitment to delivering 
Green Infrastructure is apparent in 
both the background evidence base 
and the language used in the 

consultation document.  

Important to provide or reference a 
framework that identifies all 
conservation interests including County 
Wildlife sites their quality and type and 
the aims and aspirations for future 
management. (1) 

The coastal zone provides a basis for 
Cornwall’s natural and economic 
prosperity. Given that it provides an 
economic focus for many communities 

it should be afforded particular 
attention within the document 

 
Should specifically reference and apply 

Integrated Coastal Zone Management 
across local authority land and sea 

boundaries. It should be the aim of 
policy to protect the economic potential 

of coastal areas whilst ensuring the 
preservation and enhancement of its 
recreational and environmental 

functions. (2) 
 

Ongoing dialog continued with the 
Environment Agency during the 
drafting of the Pre-submission version 
of the plan prior to consultation and 
resulted in redrafting and shaping 
elements of the plan. 
 
(1)  Supporting text to Policy 23 

Natural Environment sets out the 
importance of international, national 

and local sites, while the policy 
wording ‘protects and enhances’ these 
‘assets according to their international, 
national and local significance’. 
 
(2) The coastal areas of Cornwall are 
recognised in a number of policies for 
both its natural and economic 

importance including Policy 2 Key 
targets and Spatial Strategy, Policy 5 

Jobs and Skills, Policy 23 Natural 
Environment, Policy 24 Historic 

Environment, Policy 25 Green 
Infrastructure and Policy 26 Flood risk 
management and coastal change. 

Community Infrastructure Levy 

We acknowledge that the Community 

Infrastructure Levy will provide only 

Community Infrastructure Levy being 

produced in parallel with the Local Plan 
and draft charging schedules were 
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part of the funds required to deliver 

infrastructure to support development. 
With this in mind, the Core Strategy 

must provide direction on the types of 
methods that are likely to be employed 

in order to deliver critical infrastructure 
funding gaps.  

 

consulted on at the same time. 

The Vision  

Should acknowledge that Cornwall 

requires not a “business as usual” 
approach seeking prosperity through 

continual economic growth, but a 
vision that seeks sustainable, shared 
prosperity without degrading the 
environmental quality and resources 
that underpin its uniqueness.  

 

The Vision in the plan is from the 

adopted Sustainable Community 
Strategy (Future Cornwall) which seeks 

to ‘achieve a leading position in 
sustainable living’ and sets four key 

themes which the Local Plan seeks to 
achieve: 

1. support the economy 
2. enable self-sufficient and 

resilient communities 
3. to promote good health and 

wellbeing for everyone to make 
the most of our environment. 

 

The Policy should also consider other 

uses of waste other than Heat and 
electricity. 

 

Noted.  

The strategy should mention reuse, 
recycling and then energy generation 
and not just recycling and energy 
generation alone. 

 

Noted.  

We are very supportive of these very 
ambitious visions but would ask the 

council to consider the practicalities of 
these.  
 

Noted.  

This could provide a flexible approach, 
having regard to all relevant 

environmental, social and economic 
factors, but would not provide a 

positive steer to industry.  By providing 
this flexible approach it will enable 

industry to use the recycled aggregates 
more locally and either at the place of 
production or where it is processed or 
as closely as possible 

 

Noted.  

It will be useful to add to the waste 
Hierarchy the word "Reduction" after 

Noted.  
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prevention to the Core Strategy 

 

It will be useful to add to the waste 
Hierarchy the word "Reduction" after 

prevention to the Core Strategy. 
 

Noted.  

As there is uncertainty about the future 

of both the landfill void space at 
Connon Bridge and the construction of 

the Cornwall Energy Recovery Centre 

(CERC) at St. Dennis, the Core 

Strategy should make provision for 

alternative facilities.   
 

Expanding existing sites should be a 
consideration in planning for future 

waste arising in the County.   
 

Noted.  

The strategy has clear criteria-based 
policies to select sites and identification 
of areas of search to provide the right 

waste facilities in the right place.  We 
would like to see a plan that allows for 
decisions to be flexible to respond to 
waste arisings, changing technologies 
and demands through the planned 
period.   
 

Noted.  

The renewable energy section is very 
biased towards wind energy.  It would 
be worth them mentioning hydropower 
and the other forms for renewables 
even just in slightly more detail than at 

present.   
 

Noted, the Plan will not be technology-
specific and therefore will apply to all 
forms of renewable energy technology.  

There also needs to be careful thought 
for the location of hydropower as this 
can have significant and long ranging 
impacts on its environment.  It too can 
also affect the landscape value with its 
potential for long deprived stretches of 

river.  Not all locations identified by 
developers will be appropriate in 

certain areas. This should be taken into 
account when creating targets – to 

make sure that the figure is truly 
achievable whilst still protecting the 

local environment.  
 

Noted.  

We support the target of REN 1 with Noted.  
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the increase of renewable energy.  We 

also agree with REL 2.  Renewable 
energy should be actively encouraged 

where it is will not cause unacceptable 
damage to the environment.  

 

 

Pre-submission Consultation March 2013 

Key Issue Raised Cornwall Council Response/Action 

The Local Plan offers little more than 
passing reference to the topics 

mentioned and does not contain the 
detail and the direction we would 

expect from a strategic document. The 
plan does not adopt a proactive 
strategy to mitigate and adapt to 
climate change. The policies on flood 
risk, coastal change, water supply and 
associated infrastructure are at best 
vague and in most cases incomplete. 
(1) 

 
The evidence base on flood risk 
amounts only to a Strategic Flood Risk 
Assessment Level 1 (SFRA 1). We 
would expect that SFRA would extend 
to a level 2 assessment informing a 
strategic approach to flood defence and 

resilience needs across the Community 
Network Areas. (2) 
 
No reference is made to the Shoreline 
Management Plan (SMP), Catchment 
Flood Management Plan (CFMP) or the 
relevant parts of the Infrastructure 
Delivery Plan (IDP). In addition to this 

it would appear that the evidence base 
makes no reference to the SMP, CFMP 

or the Environment Agency’s Medium 
Term Plan. Furthermore the Council’s 
own IDP is incomplete on matters 

relating to flood defence infrastructure 
requirements across the CNA’s. 

Without such evidence and in the 
absence of any detailed understanding 
of the impacts of flood risk and without 

an appropriate strategy to deal with 
flood risk we are of the view that the 

plan is unsound. (3) 
 

Following points agreed by Shaun 
Pritchard (EA) in a meeting with 

Cornwall Council on 30th May 2013. 
 

A key issue for the EA is the fact that 
the policy does not seek to steer 
development away from areas at risk 
of flooding. Also the policy does not 
mention the need for allocations and 
windfall sites to undergo the sequential 
and exception test, where needed. 
These are key issues but they are 

explicitly stated in the NPPF and its 
technical guidance and including it in 
the policy would amount to duplication. 
We discussed whether we could add at 
least the principle of directing new 
development away from flood–risky 
areas in policy.  

 
Follow up: I have discussed this point 
in CC and as we have consistently 
sought to avoid duplication throughout 
the plan we are not keen to add this to 
the policy (we would have to do the 
same elsewhere). We will however 
consider whether we need to provide 

additional policy guidance on this 
principle and the sequential and 

exception tests. Are you aware of any 
recent examples of Local Plans where 

the inspector has supported the 
duplication of the NPPF in Local plan 
policy or where policy has provided 

additional guidance to that in the 

NPPF? 
 
(1) The evidence base on flood risk 

does extend to SFRA1 only at present. 
However as no sites are allocated in 

the Plan and the town frameworks 
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 have demonstrated that the proposed 

growth can be delivered whist avoiding 
the more flood–risky areas, this 

suffices for now.  
 

(2) The flood risk management and 
coastal change policy as proposed in 

the submission version does mention 
the Shoreline Management Plan and 

the Catchment Flood Management 

Plans for Cornwall and the South West 

River Basin Management Plan. It is 

therefore not necessary to add another 

reference to these plans. 
 

(3) The flood risk management and 
coastal change policy as proposed in 
the submission version does mention 
the Shoreline Management Plan and 
the Catchment Flood Management 
Plans for Cornwall and the South West 
River Basin Management Plan. It is 

therefore not necessary to add another 
reference to these plans.  
 

In our opinion this objective omits the 
need to deliver a strategy for the 

maintenance and upgrade of existing 
infrastructure. It is imperative that the 

plan recognises that growth will be 
reliant on existing flood and water 
infrastructure over the lifetime of the 
plan. The wording of the policy should 
commit all partners and communities 
to the delivery, maintenance and 
upgrade of infrastructure. Objective 6 

should include; 
“Ensure that a strategy for the funding 
and delivery of existing and new 
infrastructure is in place to meet the 

existing and future needs of all 

communities”.  

 

The Plan sets out the strategic 
approach to infrastructure and further 

detail will be provided in the CIL. The 
Environment Agency sit on the 

Infrastructure Providers Group which 
steers the approach taken to the CIL. 

Cornwall’s reliance and proximity to 
the coastline and dependency on its 
environment in maintaining a 

competitive economy will require a 
robust approach to managing the 

impacts of climate change. Objective 
10 should be clear that the plan 

acknowledges the challenge facing the 

Council to amend the wording of 
Objective 10 to include the suggested 
Environment Agency wording. 
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County and has a strategy for ensuring 

resilience to climate change addressing 
such issues as infrastructure delivery, 

flood risk management and coastal 
change. Objective 10 should include 

the wording; 
“Ensure that the economy and 

communities remain resilient to the 
impacts of climate change”. 

 

Key targets within Policy 2 must 
include the identification of essential 

infrastructure to support growth 
without which the growth will not be 
sustainable. Infrastructure delivery, 
maintenance and upgrade must be a 
key target within the context of this 
policy. 
“The provision of essential new 

infrastructure and the maintenance 
and upgrade of existing infrastructure 
to support the sustainable growth of 
towns and villages across Cornwall”. 
 

Comments noted. 

Part 5 of Policy 2 reads “Positively 
manage new development in Cornwall 

through high quality design 
demonstrating a cultural, physical and 
aesthetic understanding of its location 
and the protection, enhancement and 
mitigation of environmental assets, 
appropriate and proportional to their 
value and wherever possible, 
adaptation to climate change.” 
The policy should omit the “wherever 

possible” and be positively worded to 
ensure that adaptation to climate 
change is delivered where “necessary”. 
 

Consider removing the words 
‘wherever possible’ 

2.3 Bullet point 7 

The use of the word natural before 

environment would give more focus 
and meaning to the bullet point. 
 

In addition after “economic driver” add 
“essential for supporting industry and 
services”. 

Para 2.3 point 7 reads ‘Cornwall’s 

environment’ this encompasses all 
aspects of the environment not just 
natural features.  

 
Consider including ‘essential for 
supporting industry and services’ at the 

end of the point. 

 

Policy 13 Design 
Whilst we acknowledge the plan 

Comment noted. Policy 13 point b now 
reads ‘layout – provides continuity with 
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maintains separate policy on Green 

Infrastructure and the natural 
environment we feel that Design policy 

cannot ignore the need to make space 
for water and work with the natural 

environment. 
The policy should explicitly reference 

the need to incorporate natural 
environment features, habitats, 

systems and GI within small and large 

developments. Part b should read as: 

“b. layout – provide continuity with the 

existing built form and natural 

environment; the protection and 
enhancement of the natural 

environment; good quality private and 
public spaces; and improve perceptions 
of safety by overlooking of public 
space.” 

the existing built form and respect and 

work with the natural environment…’ 

Policy 12 Gypsies, 
Travellers and Travelling Show People 
It is critical to the consideration of 
these sites that criteria must be 
present in this policy which ensures 
that sites are provided with the 
appropriate waste infrastructure and 
services to ensure the protection of the 

receiving environment. Without such a 
criteria the policy is wholly 

unacceptable and without amendment 
would be considered unsound. 
 

The LP must be read as a whole and 
the policies within it applied as such. 

Paragraph 2.52 We do not consider the 
ambiguous wording in Paragraph 2.52 
“suitable treatment of natural assets” 
in line with national policy. Such a 

phrase has no context in terms of the 
NPPF. The NPPF is quite clear regarding 
policy requirements and process for the 

consideration of the natural 
environment. 

 
The wording should be amended to 

reflect the approach of the NPPF. 
 

Terms have been clarified in a glossary 
to accompany the LP. 

Policy 14 Development Standards 
Avoiding adverse impacts from surface 
water through surface water 

management techniques is an 

important consideration for achieving 

Comment noted, consider including 
wording with policy 14 relating to 
water management. Policy 26 requires 

long term water management plans for 

developments of 10 dwellings or more 
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appropriate development standards. 

This should be made clear in the policy 
wording. 

 
Furthermore the policy makes no 

mention of the need to provide natural 
open space and Green Infrastructure 

which are key aims in creating 
sustainable places. The policy should 

be clear that new development will be 

expected to maintain key GI as part of 

its layout. Encouraging the retention of 

a cohesive resilient network of natural 

and open space. 
 

or over 0.5ha.  

 
 

The LP contains a specific policy on 
Green Infrastructure, policy 25. 

Policy 18 Minerals Part 6 
Part 6 should include the need for 
restoration within its wording. 
 

Reclamation is a term used to describe 
both restoration and after-care. 

Policies 22 to 26 
Between policy 22 and 26 the Local 
Plan sets out its approach to Cornwall's 
valuable natural assets. It offers 
several reasons for doing so. However, 

it does not include the pressing 
reasons for safeguarding land such as 

making space for water and protecting 
aquatic habitats. The impacts of failing 
to make space for water and explicitly 
identifying in the plan the process by 
which to do so leaves the plan open to 
criticism particularly given the 
environmental and economic impacts 
on communities where flood 
vulnerability has been prevalent over 
the last few years. 
 

Comments noted, policy 22 now 
includes ‘…. the safeguarding of land to 
make space for water at times of 
flood.’ 

Policy 22 

The idea that the Local Plan will 
advocate the protection of low grade 

agricultural land (Policy 22) yet allow 

development that may compromise the 
integrity of internationally important 
ecological site seems contrary to the 

NPPF. The language used from 
paragraph 2.93 onwards seems 
juxtapose to 2.88 and 2.89. 

 

Policy 22 has been amended to include 

the wording ‘providing that they are 
not of high environment value’ to 
points a and b.  

Policy 23 Natural Environment 
The policy wording regarding mitigation 

Policy 23 has been amended to read 
‘where development will result in loss, 
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reads; 

“Where development will result in loss, 
the Council will seek appropriate and 

proportionate mitigation and/or 
compensation such as replacement 

habitats.” 
 

The wording must make it clear that 
without proportionate mitigation or 

compensation that development would 

be unacceptable. The current wording 

is not clear on the need for mitigation 

and/or compensation and should be 
more positively worded. 

the council will require appropriate and 

proportionate mitigation and/or 
compensation such as replacement 

habitats’ 

Policy 25 Criteria 6 
It should not be a feasible scenario 
that "the most important 
environmental infrastructure assets 
and connections" are being lost to 

development particularly when the plan 
seems to base its vision on a green 
economy? 
 
The most important environmental 
infrastructure should be protected and 
integrated into all development 
proposals as a minimum if the plan is 

to meet its objectives and the 
objectives of the NPPF. 

We would recommend the removal of 
Criteria 6. 
 

Policy 25 point 6 has been amended 
and now reads ‘In exceptional 
circumstances where the need for the 
retention of the most important 
environmental infrastructure assets 

and connections is outweighed by the 
development proposals, the loss 
resulting from the proposed 
development would be replaced by 
equivalent or better provision in terms 
of quantity and quality in a suitable 
location’  

Paragraph 2.109 
Reference to Flood and Coastal 
Management Strategies seems 
erroneous. 

Such strategies have not been 
produced by the Council and do not 
appear within the evidence base. This 

has implications for the 
appropriateness of Policy 26 Criteria 1. 

 

Information on these strategies will be 
contained in a glossary to accompany 
the LP.  

Policy 26 
The plan accepts that infill 

development (housing) will play a role 
in delivering the housing stock. With 

this in mind windfall applications will 
need to be tested against policy on a 

case by case basis. They will not have 
been subject to the Sequential Test in 

Policy 26 states that development 
should be sited and designed so as to 

increase flood resilience, reduces or 
minimises flood risk on site and in the 
area.  
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the same manner as SHLAA sites.  

 
Examining/testing windfall sites will 

require the application of the 
sequential test and exception test. 

 
Policy 26 does not reflect the NPPF 

primary objective on flood risk i.e. to 
steer new development away from 

areas at risk of flooding. The policy 

should explicitly state the need to steer 

new development away from areas at 

risk of flooding and not simply suggest 

that new development is located to 
minimise its risk of flooding. 

 
It may have been appropriate to avoid 
emphasise on the ST if the Council had 
undertaken SFRA 1, 2, & 3, applied the 
ST and ET to all allocations and was 
not reliant at all on any 
windfall/speculative development. 

However, this is not the case and 
applications for development must 
undergo the ST and ET. Currently 
policy 26 by-passes the ST and ET and 
does not reflect the position of the 
NPPF and should be reworded 
appropriately. 

 

 
Consider including the need to steer 

new development away from flood risk 
areas. 

West Penwith 
- Flood risk should be referenced in the 
policy section due to the vulnerability 
of the area to coastal flood risk and the 
need for flood defence investment 
within the plan period, suggested 
wording: 

“Undertake coastal defence 
improvements in critical areas along 

Mounts Bay to safe guard the existing 
community and mainline railway from 
coastal erosion” 

Wording has been included in objective 
4, which now reads ‘This includes…..; 
minimising the vulnerability of key 
infrastructure to flooding’ 
 
Para 4.21 now reads ‘…..Flooding and 
coastal erosion – Sustainable 

measures should be sought to improve 
the long term resilience of the local 

community and key infrastructure to 
coastal erosion and flooding.’   

 
PP1 has been amended and now reads 
‘1g…. Support coastal defence 
improvements in critical areas along 

Mounts Bay to safeguard the existing 
community and mainline railway from 

coastal erosion;’ 
 

 

Hayle and St Ives 

- Flood risk to be referenced in the 

Para 5.7 now includes the wording 

‘Flooding – A long term solution to 
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policy section regarding Hayle, 

suggested wording: 
Undertake coastal defence 

improvements to facilitate the 
sustainable regeneration of Hayle town 

centre. 
- The CNA should acknowledge the 

constraints imposed by the extensive 
floodplain on the West Cornwall retail 

park. 

 

coastal flooding should be sought to 

support the sustainable regeneration of 
Hayle town centre.’ 

Policy PP2 now reads ‘1g. Support the 
sustainable regeneration of Hayle town 

centre by delivering coastal defence 
improvements;’ 

 

Camborne, Pool, Redruth 

- A Surface Water Management Plan 
Objective and policy is required on 
Surface Water Management Plan 
(SWMP) for the area. 
- A Cornwall Council SWMP exists for 
the CPR area. New development will 
need to accord to the principles of the 

SWMP. This will assist in improving 
water quality and support the 
requirement of diverting surface water 
out of the combined drainage system. 
Policy should be explicit on this matter. 

Para 7.10 has been amended and now 

reads ‘Flooding – Reduce risk of 
surface water flooding through the 
implementation of an area wide 
Surface Water Management Plan. New 
development should comply with its 
principles to help divert surface water 
out of the combined drainage system, 

prevent local sewers being overloaded 
and improve local water quality.’  
 
Policy PP4 now includes ‘1 i. 
implementation of the area wide 
Surface Water Management Plan, to 
reduce the risk of surface water 
flooding and improve water quality.’ 

 

PP5 Falmouth and Penryn 
The development of a Flood Risk 
Management Strategy should be 
referenced in Objective 7. 
 

Para 8.16 now reads ‘Flooding - 
Develop a flood risk management 
strategy for the area.’ 
 

Truro and Roseland 
- Objective 10 is should clearly state 
the aim to reduce the levels of surface 

water flooding in the CNA by 
implementing a surface water 

management plan. Suggested wording: 
“Redevelopment in the city centre 

should seek to improve connections to 

the natural floodplain to decrease the 
impact of surface water flooding.” 

Para 9.11 now reads ‘Flood risk –The 
implementation of a surface water 
management plan for the Truro area to 

reduce the level of surface water 
flooding in the Community Network 

Area.’ 
 
Policy PP6 point 1g has been added to 

read ‘Improve flow routes for surface 
water towards the natural flood plain, 

to reduce the risk of surface water 
flooding.’  
 

PP9 St Austell Report 
The policy wording regarding flood risk 

is weak and not reflective of the NPPF 
nor the significance of the constraint to 

The following wording has been 
included  

‘Flooding  
Develop a flood management strategy 
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growth in the area. 

 
Par-St Blazey maintains a significant 

risk of flooding with impacts on 
existing housing and infrastructure. A 

strategy to address this is required and 
how this is to be managed needs to be 

explicit within the policy. The main 
centre and services are influenced by 

its position in functional floodplain, 

within a complex system of water 

courses and protected by a low 

standard of defence. 

 
Our main concern is determining how 

to manage the resilience of the 
community for the lifetime of the plan 
and beyond. A strategy that appears to 
emphasize the strengthening of the 
town centre would in our view not be 
achievable/sustainable without 
significant investment and 

management. The plan needs to be 
clear regarding its awareness of the 
risk and set out a Flood Risk 
Management Strategy that 
acknowledges the unsustainable nature 
of the town centre. 
 
The frontage of Par and Par beach is 

under significant pressure in the short 
term. 

Policy should reflect and plan for the 
impact of this. 

 
Reference should be made to the 
Shoreline Management Plan for this 
area and the recommendations 

incorporated into the plan. 
 
The plan should start to acknowledge 

and address the issues surrounding the 
future of Mevagissy. Flood defence 

investment is costly and unsustainable. 
The plan should aim to develop a Flood 

Risk Management Strategy for the area 
and point towards an adopted 

approach to flood risk management for 
the plan period. 

 

for the area taking into account 

surface, river and tidal flooding and 
coastal erosion.’ 

 
Policy PP9 2c has been amended and 

now reads ‘Support the sustainable 
regeneration of Fowey, Lostwithiel, and 

St Blazey-Par town centres 
incorporating measures to reduce the 

occurrence and impact of flooding.’  

 

PP10 Wadebridge and Padstow Para 13.2 has been amended and now 
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- The CNA needs to emphasise the 

importance of appropriate regeneration 
in the flood risk part of the town’s 

retail area being mindful of the future 
flood risks and the decreasing standard 

of defence over the plan period. 

reads ‘……Regeneration of the town 

centre should take into account its 
liability to flooding.’ 

 
Para 13.11 has been included ‘Flooding  

13.11 Wadebridge town centre is 
susceptible to tidal and river flooding 

and the existing flood defences are of 
limited life expectancy. The 

regeneration of the town centre should 

help reduce the occurrence of flooding 

and increase resilience to flooding.’ 

 

Policy PP10 includes 1 d) ‘Support the 
sustainable regeneration of the town 

centre, incorporating measures to 
improve existing flood defences and 
other measures to reduce the impact 
and occurrence of flooding;’ 
 

PP11 Bodmin 
CNA policy should be specific about 
redevelopment in the town centre 
contributing to improving overland 
flood flow routes associated with 
flooding of the Bodmin Town Leat. 
- Aim to de-culvert Bodmin Town Leat 

where opportunities exist 

Text has been included ‘Flooding – The 
capacity of Bodmin’s ageing 
underground Town Leat is limited and 
redevelopment of the centre should 
contribute to improving flood flow 
routes for surface water and, where 
possible, uncover the culvert.’  

 
Policy PP11 now includes ‘1 g. Improve 

overland flow routes for flood water 
and support the de-culverting of the 
Town Leat here possible.’ 

 

PP15 Liskeard and Looe 
It is imperative that the future needs 
of Looe in terms of protecting the local 

economy are built on an appropriately 
robust flood risk management strategy 
and that the CNA policy reflects safe 

guarding the town against the impacts 
of coastal flood risk. 

 

Policy PP15 has been amended to 
include ‘b) Support coastal defence 
improvements to safeguard Looe’s 

community and economy through the 
implementation of a flood risk 
management strategy.’ 

 

 
Proposed Submission Consultation March 2014 

Key Issue Raised Cornwall Council Response/Action 

Policy PP11 Bodmin Community 
Network Area: We reiterate the points 

we made to the Bodmin Town 
Framework consultation. Furthermore, 
we have confidence that the planned 

Comments re water and Leat welcomed 
and noted. 

 
It is acknowledged that the Leat is key 
infrastructure for Bodmin and its long 
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improvements by South West Water at 

the Nanstallon Sewage Treatment 
works will be delivered in the AMP6 

programme. These improvements are 
necessary to ensure that the first 1550 

dwellings of the planned growth in 
Bodmin Town do not lead to a 

deterioration of water quality 
downstream in the River Camel SAC. 

Growth beyond the current permitted 

flow of the Nanstallon STW would 

require a variation to the Permit and 

through this process the Environment 

Agency will ensure there is no 
deterioration in water quality of the 

River Camel SAC as a result. The Plan 
should reflect that some of the Growth 
would need to be phased following this 
permit variation and implementation of 
any improvements to sewerage 
infrastructure. 
 

New development served by a non-
mains drainage system which 
discharges into the Camel SAC will 
need to be considered against the 
Habitat Regulations to protect the 
water quality of the Camel SAC. 
 
Objective 5 - Environment: should 

reflect the need to protect water 
quality in the River Camel SAC. 

 
Objective 6 – infrastructure: this 

objective should reflect the delivery of 
improvements to sewerage 
infrastructure to ensure protection of 
water quality in the River Camel SAC. 

 
Policy PP12 Camelford Community 
Network Area: The Plan directs the 

majority of the growth for this CNA to 
be delivered in Camelford. Within the 

Plan period we expect that the Permit 
for the Camelford Sewage Treatment 

Works will require variation to accept 
and treat the increase in foul flows 

arising from the planned growth. It is 
likely that the phasing of some of the 

growth will need to follow the permit 
variation and any necessary changes to 

term maintenance and alternative 

options for surface water drainage are 
future are key to the growth of 

Bodmin.  
 

 
 

 
 

 

 

 

 

 
 

 
 
 
 
 
 
 

 
 
 
 
 
 
 
 

 
 

 
 

 
 
The Council is aware of these issues 
and is in discussions with the 

Environment Agency, South West 
Water and Natural England to resolve 
them. There is however a commitment 

from SWW to address any increase of 
foul flows into the Camel, if indeed 

they arise from their sewage treatment 
works. If it is not demonstrably caused 

by the works, then other solutions such 
as reducing agricultural run-off into the 

Camel will be sought in partnership 
with the key stakeholders.  

 
The following wording will be inserted 
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the STW to ensure no deterioration in 

water quality of the River Camel SAC. 
The Plan wording should reflect this. 

 
The remaining growth will be 

distributed amongst other settlements 
in the CNA. The Plan needs to set out 

that the growth in these settlements is 
phased following identified 

improvements to the public sewerage 

infrastructure. This is expected to 

contribute to improving downstream 

water quality in the River Allen which 

forms part of the Camel SAC. 
 

New development served by a non-
mains drainage system which 
discharges into the Camel SAC will 
need to be considered against the 
Habitat Regulations to protect the 
water quality of the Camel SAC. 
 

Objective 7 – Environment: should 
reflect the need to improve water 
quality in the River Allen which forms 
part of the Camel SAC. 
 
We suggest another objective – 
infrastructure is included in PP12 to 
reflect the likely required 

improvements to the sewerage 
infrastructure in this CNA. 

 

in the plan and will be consulted on as 

part of the Focussed Changes 
consultation: 

 
“Development in the River Allen 

catchment should be phased to 
allow for the completion of the 

River Allen investigations and any 
necessary STW improvements, to 
ensure the integrity of the River 
Camel SAC.” 
 

 

We welcome the changes that have 
been made to the specific Policies for 
the Community Network Areas to 

include reference to flood risk 
management and increasing flood 
resilience of communities in a changing 

climate. Unfortunately our previous 
representation comments on these 
matters have not been included in the 

Plan’s Vision and Objectives or the 
General Policies. Furthermore, our 

representations on the natural 
environment appear to have been 

mostly overlooked. 
 
If the Local Plan Theme 2 of enabling 
self-sufficient and resilient 

communities is to be achieved we 

The issues of resilience to climate 
change is set out under Theme 4, 
objective 9. It is not the intention to 

repeat issues under different themes. 
Further detail of what is meant in 

practice is set out in the subsequent 
policies.  
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would expect a much stronger 

objective to be included under this 
theme regarding coastal flood risk and 

delivering resilience to climate change. 
Whilst point (d) under Theme 4 states, 

‘increasing resilience to climate change’ 
the Plan does not set out what this 

means for Cornwall or how this will be 
addressed and implemented. 

 

Theme 2, objective 6 Our previous 
comments about delivering a strategy 

for maintenance and upgrade of 
existing infrastructure do not appear to 
have been taken into account; these 
comments therefore still apply. 
 

It is not reasonable to demand from a 
developer that they improve the 

infrastructure beyond what is needed 
for their development. Developer 
contributions may include 
improvements that benefit the existing 
community too but not necessarily in 
every case. Policy 14 – Development 
Standards, is however aimed at 

improving open space for all.  
 

Theme 4, objective 9 Objective 9 point 
d refers to: ‘increasing resilience to 
climate change’. This might have come 

from our previous comment, ‘ensure 
that the economy and communities 

remain resilient to the impacts of 
climate change’.  
Whilst we welcome the inclusion of this 
point it would be best placed under 
objective 10 or Theme 2 and include 
the wording; 
“Ensure that the economy and 
communities remain resilient to the 
impacts of climate change”. 
 

This section of the Plan sets out the 
four themes set out in Future Cornwall 
and interprets these into the broad 

objectives of the Plan to meet these 
targets. Infrastructure, Climate Change 

and Flood Risk are clearly identified in 
objectives 6, 9 and 10. 
 
The policies contained in the Plan 
includes policies which take into 
account the need to take a balanced 
approach to development in 
accordance with paragraph 152 of the 
NPPF which states ‘Local planning 
authorities should seek opportunities to 

achieve each of the 
economic, social and environmental 
dimensions of sustainable 

development’. The Plan does this 
through a policy framework which 

avoids undue repetition, does not 
reiterate policies that are already set 

out in the National Planning Policy 
Framework and links to existing 
legislation, guidance and evidence 
which contain far more detail than 

could be contained in the Plan. 
 
 
These issues are given weight in a 
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number of Policies throughout the Plan 

namely:  
 

Policy 2 – Key targets and Spatial 
Strategy 

Policy 13 – Design 
Policy 14 – Development Standards 

Policy 17 – Health and Wellbeing 
Policy 22 - Best use of land and 

existing buildings 

Policy 25 – Green Infrastructure 

Policy 26 – Flood Risk management 

and coastal change 

Policy 28  - Infrastructure 
 

Policy 2,(5c) Key targets and spatial 
strategy We reiterate the requirement 
to change the wording of Policy 2 part 
(5c).The policy should omit the 

“wherever possible” and be more 
positively worded to ensure that 
adaptation to climate change is 
delivered where “necessary”. 
 
Policy 2, part 5b The wording should 
include the wording “compensation” to 
reflect the hierarchy of compensation 

and mitigation in the NPPF. 
 

Policy 2 We reiterate our previous 
comment: Key targets within Policy 2 
must include the identification of 
essential infrastructure to support 
growth without which the growth will 
not be sustainable. Infrastructure 
delivery, maintenance and upgrade 

must be a key target within the context 
of this policy. 

 
“The provision of essential new 

infrastructure and the maintenance 
and 
upgrade of existing infrastructure to 
support the sustainable growth of 

towns and villages across Cornwall” 
 

The Council consider the following 
changes address the points raised, 
better reflects the guidance in the 
National Planning Policy Framework, 

provides consistency with Policy 23 and 
will be consulted on during the Focused 
Changes consultation: 
 
Paragraph 1.22 
Underpinning all this is the need to 
protect the quality and natural 
beauty including the landscape, 

ecology and historic character of 
our environment, for its own sake but 

also as an economic driver and to 
build and maintain resilience to 
climate change. Such resilience 
will require a positive approach to 
managing new development which 
looks for ways of enhancing 
resilience to climate change. 

In some cases adaptations to 
accommodate the likely impacts of 
climate change will be required for 

development to proceed. Natural 
beauty includes landform and 
geology, plants and animals, 

landscape features and the rich 
history of human settlement over 

the centuries. 
 

Policy 2 
5. Positively manage new development 
in Cornwall through: 
a. high quality design demonstrating a 

cultural, physical and aesthetic 
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understanding of its location; 

b. the protection and enhancement of 
environmental and historic assets, 

including mitigation of unavoidable 
adverse effects, appropriate and 

proportional to their value; and 
c. wherever possible, adaptation of the 

development and environmental assets 
to climate change. 

 

6. Maintain the special character of 

Cornwall, recognising all urban and 

rural landscapes both designated 

and undesignated are important, in 
order to; 

a. Promote and enhance the special 
qualities and special features that 
make up the diverse and locally 
distinctive landscapes of Cornwall ; 
b. Identify the value and sensitivity off 
all landscapes, understanding what is 
important to the character to allow 

them to be protected, enhanced and 
conserved; 
c. Create resilient landscapes and 
sensitively accommodate investment 
and growth within Cornwall’s unique 
landscape qualities, ensuring people 
continue to be drawn to Cornwall to 
visit and for a thriving healthy 

population to live and work; 
d. Protect Conserve and enhance the 

natural beauty of the AONB and 
undeveloped coast. , and the 

outstanding universal value of the 
World Heritage Site. 

2.3, bullet point 7 Insert the use of the 
word natural before environment would 

give more focus and meaning to the 
bullet point. In addition after 

“economic driver” add “essential for 
supporting industry and services”. 
 

 

Policy 12 part iii Our previous 
comments apply with regard to the 
need for these sites to be provided 

with appropriate waste infrastructure 
and services to ensure protection of 

the receiving environment.  
 

Previous comments: “Policy 12 

 
 
 
 

 

 
 
The LP must be read as a whole and 
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Gypsies, 

Travellers and Travelling Show People 
It is critical to the consideration of 

these sites that criteria must be 
present in this policy which ensures 

that sites are provided with the 
appropriate waste infrastructure and 

services to ensure the protection of the 
receiving environment. Without such a 

criteria the policy is wholly 

unacceptable and without amendment 

would be considered unsound.” 
 

the policies within it applied as such. 

Policy 13 part b We welcome the 
inclusion of our previous comment. 

 

Noted 

2.52 Development Standards Our 
previous comments apply.  
 
Previous comments: “2.52 
We do not consider the ambiguous 
wording in Paragraph 2.52 “suitable 
treatment of natural assets” in line 
with national policy. Such a phrase has 

no context in terms of the NPPF. The 
NPPF is quite clear regarding policy 

requirements and process for the 
consideration of the natural 
environment. 
The wording should be amended to 
reflect the approach of the NPPF.” 

 

Terms have been clarified in a glossary 
to accompany the LP. 

Policy 14 Our previous comments 
apply.  
 
Previous Comments: “Policy 14 

Development Standards 
Avoiding adverse impacts from surface 

water through surface water 
management techniques is an 

important consideration for achieving 
appropriate development standards. 
This should be made clear in the policy 

wording. 

 
Furthermore the policy makes no 
mention of the need to provide natural 

open space and Green Infrastructure 
which are key aims in creating 

sustainable places. The policy should 

Comment noted, consider including 
wording with policy 14 relating to 
water management. Policy 26 requires 
long term water management plans for 

developments of 10 dwellings or more 
or over 0.5ha.  

 
 

The LP contains a specific policy on 
Green Infrastructure, policy 25. 
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be clear that new development will be 

expected to maintain key GI as part of 
its layout. Encouraging the retention of 

a cohesive resilient network of natural 
and open space.” 

Policy 18 minerals part 6 Our previous 

comments apply.  

 

Previous comments: “Policy 18 

Minerals Part 6 

Part 6 should include the need for 
restoration within its wording.”  

 

Reclamation is a term used to describe 

both restoration and after-care. 

Policy 22, part (e) We welcome the 

inclusion of the reference, 
‘safeguarding land to make space for 

water at times of flood.’ 
 

Noted 

Policies 22 -26 Our previous comments 
apply. 
 

Previous Comments: “Policies 22 to 26 
Between policy 22 and 26 the Local 
Plan sets out its approach to Cornwall's 
valuable natural assets. It offers 
several reasons for doing so. However, 
it does not include the pressing 
reasons for safeguarding land such as 

making space for water and protecting 
aquatic habitats. The impacts of failing 
to make space for water and explicitly 
identifying in the plan the process by 
which to do so leaves the plan open to 
criticism particularly given the 
environmental and economic impacts 
on communities where flood 

vulnerability has been prevalent over 
the last few years.” 

 

Comments noted, policy 22 now 
includes ‘…. the safeguarding of land to 
make space for water at times of 

flood.’ 

Policy 22 part d, paragraphs 2.88-98 
Our previous comments apply.  
 
Previous Comments: “Policy 22 
The idea that the Local Plan will 

advocate the protection of low grade 
agricultural land (Policy 22) yet allow 

development that may compromise the 
integrity of internationally important 

ecological site seems contrary to the 
NPPF. The language used from 

Policy 22 has been amended to include 
the wording ‘providing that they are 
not of high environment value’ to 
points a and b. 
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paragraph 2.93 onwards seems 

juxtapose to 2.88 and 2.89.” 
 

Policy 23 Our previous comments 

apply. 
 

Previous Comments: “Policy 23 Natural 

Environment 

The policy wording regarding mitigation 

reads; 

“Where development will result in loss, 
the Council will seek appropriate and 

proportionate mitigation and/or 
compensation such as replacement 
habitats.” 
 
The wording must make it clear that 
without proportionate mitigation or 
compensation that development would 

be unacceptable. The current wording 
is not clear on the need for mitigation 
and/or compensation and should be 
more positively worded.” 
 

Policy 23 has been amended to read 

‘where development will result in loss, 
the council will require appropriate and 

proportionate mitigation and/or 

compensation such as replacement 

habitats’ 

Policy 25 part (6) Our previous 
comments apply. Furthermore there is 

no definition of ‘important 
environmental infrastructure’. 
 
Previous Comments: “Policy 25 Criteria 
6 
It should not be a feasible scenario 
that "the most important 
environmental infrastructure assets 
and connections" are being lost to 

development particularly when the plan 
seems to base its vision on a green 
economy? 
The most important environmental 

infrastructure should be protected and 
integrated into all development 

proposals as a minimum if the plan is 
to meet its objectives and the 

objectives of the NPPF. 
We would recommend the removal of 
Criteria 6.” 

Policy 25 point 6 has been amended 
and now reads ‘In exceptional 

circumstances where the need for the 
retention of the most important 
environmental infrastructure assets 
and connections is outweighed by the 
development proposals, the loss 
resulting from the proposed 
development would be replaced by 
equivalent or better provision in terms 
of quantity and quality in a suitable 
location’ 

Paragraph 2.109 Our previous 

comments apply. 
 

Previous comments: “Paragraph 2.109 

Information on these strategies will be 

contained in a glossary to accompany 
the LP. 



125 

 

Key Issue Raised Cornwall Council Response/Action 

Reference to Flood and Coastal 

Management Strategies seems 
erroneous. 

Such strategies have not been 
produced by the Council and do not 

appear within the evidence base. This 
has implications for the 

appropriateness of Policy 26 Criteria 
1.” 

 

Policy 26 Our previous comments 
apply. 

 
Previous comments: “Policy 26 
The plan accepts that infill 
development (housing) will play a role 
in delivering the housing stock. With 
this in mind windfall applications will 
need to be tested against policy on a 

case by case basis. They will not have 
been subject to the Sequential Test in 
the same manner as SHLAA sites.  
 
Examining/testing windfall sites will 
require the application of the 
sequential test and exception test. 
Policy 26 does not reflect the NPPF 

primary objective on flood risk i.e. to 
steer new development away from 

areas at risk of flooding. The policy 
should explicitly state the need to steer 
new development away from areas at 
risk of flooding and not simply suggest 
that new development is located to 
minimise its risk of flooding. 
 

It may have been appropriate to avoid 
emphasise on the ST if the Council had 
undertaken SFRA 1, 2, & 3, applied the 
ST and ET to all allocations and was 

not reliant at all on any 

windfall/speculative development. 
However, this is not the case and 
applications for development must 

undergo the ST and ET. Currently 
policy 26 by-passes the ST and ET and 

does not reflect the position of the 
NPPF and should be reworded 

appropriately.” 

Policy 26 states that development 
should be sited and designed so as to 

increase flood resilience, reduces or 
minimises flood risk on site and in the 
area.  
 
 
 
 

 
Consider including the need to steer 
new development away from flood risk 
areas. 

PP9 Our previous comments apply. 

 

The following wording has been 

included  
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Previous comments: “PP9 St Austell 

Report 
The policy wording regarding flood risk 

is weak and not reflective of the NPPF 
nor the significance of the constraint to 

growth in the area. 
 

Par-St Blazey maintains a significant 
risk of flooding with impacts on 

existing housing and infrastructure. A 

strategy to address this is required and 

how this is to be managed needs to be 

explicit within the policy. The main 

centre and services are influenced by 
its position in functional floodplain, 

within a complex system of water 
courses and protected by a low 
standard of defence. 
 
Our main concern is determining how 
to manage the resilience of the 
community for the lifetime of the plan 

and beyond. A strategy that appears to 
emphasize the strengthening of the 
town centre would in our view not be 
achievable/sustainable without 
significant investment and 
management. The plan needs to be 
clear regarding its awareness of the 
risk and set out a Flood Risk 

Management Strategy that 
acknowledges the unsustainable nature 

of the town centre. 
 

The frontage of Par and Par beach is 
under significant pressure in the short 
term. 
Policy should reflect and plan for the 

impact of this. 
 
Reference should be made to the 

Shoreline Management Plan for this 
area and the recommendations 

incorporated into the plan. 
 

The plan should start to acknowledge 
and address the issues surrounding the 

future of Mevagissy. Flood defence 
investment is costly and unsustainable. 

The plan should aim to develop a Flood 
Risk Management Strategy for the area 

‘Flooding Develop a flood management 

strategy for the area taking into 
account surface, river and tidal flooding 

and coastal erosion.’ 
 

Policy PP9 2c has been amended and 
now reads ‘Support the sustainable 

regeneration of Fowey, Lostwithiel, and 
St Blazey-Par town centres 

incorporating measures to reduce the 

occurrence and impact of flooding.’  
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and point towards an adopted 

approach to flood risk management for 
the plan period.” 
 

 
Duty to co-operate liaison meeting July 2014 

Key Issue Raised Cornwall Council Response/Action 

Infrastructure: Local Plan should 
have strategy for maintenance & 

upgrade of infrastructure.  It was felt 
that additional wording should be 

proposed for inclusion in Plan text 
which recognises the limitations on 

funding infrastructure and the 
importance of a partnership approach 
between the Council and Agency to 
achieve appropriate infrastructure 
provision.   
 
 

Suggested wording to be added at end 
of para 2.109: “The emerging ‘Cornwall 

Local Flood Risk Management Strategy’ 
sets out how the Council and partner 

organisations, such as the Environment 
Agency and South West Water, intend 

to work together to manage flood 
risk.  A key aim of that work will be to 
prioritise resources for flood risk 
management projects, maximise 
funding and join resources in the most 
efficient & effective way”. 

Delivering resilience to climate change 
and need for coastal flood risk 
management should be highlighted in 

Theme 2 ‘To enable self-sufficient and 
resilient communities’.  Policy should 

be stronger & set out what this ‘means’ 
for Cornwall.    

Climate change & flood risk are 
identified in objective 9(d) (increasing 
resilience to climate change), and 

objective 10 (b) (Maintaining open 
space & environmental stewardship for 

flood control).  Policy 26 is dedicated to 
flood risk management & gives criteria 
to ensure it is taken into account. 
 

Welcome mention of ‘resilience to 

climate change’ in Theme 3 (obj 9) (d) 
but would prefer this placed under 

Theme 2 or Theme 4(obj 10).   

A number of Plan policies cover 

resilience to climate change/ the need 
to plan for flood risk:  Policy 2(c), 

Policy 13(d) (Design), Policy 17(1) 
(Health & wellbeing), (22(e), Policy 26 
& Policy 28.  Arguably these provide 
greater strength than objectives. 

 

Policy 26 does not reflect the NPPF 

objective to steer new development 
away from flood risk areas.   

 

CC consider policy 26 is in line with 

NPPF in that it seeks to ensure 
development does not add to the 
flooding  of existing communities & 
that new development is located to 

minimise risk of flooding.  Explore 
extent to which NPPF objective covered 

in policy wording.   
 

Infill development will not have been 
subject to sequential/exceptions text in 
the same manner as the SHLAA. 

Infill developments will be expected to 
meet the tests set out in policy 26 – 
which states that development should 

be sited and designed so as to increase 
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flood resilience, reduce or minimise 

flood risk on site & in the area.  
 

Policy 26 does not reflect the NPPF 

objective to steer new development 
away from flood risk areas.   

CC consider policy 26 is in line with 

NPPF in that it seeks to ensure 
development does not add to the 

flooding  of existing communities & 

that new development is located to 

minimise risk of flooding.  Explore 

extent to which NPPF objective covered 

in policy wording.   
 

A key concern of the EA with regard to 
resilience to climate change is that 

insufficient emphasis is placed on 
ensuring development avoids areas at 

risk from flooding as a first principle.   

accept the critical need for future 
development to be resilient to flooding 

but considered that the principle of 
avoiding flood risk areas was already 

encompassed within the principle of 
ensuring ‘resilience to climate change 
& flood risk’ as  set out in the Plan’s 
objectives (objective 9(d) and policy 
26(2)(a)’. 
 
However it was agreed that text be 
proposed for inclusion   to explain that 

increasing flood resilience and 
minimising flood risk is likely require 

that development avoids vulnerable 
areas as a first principle.  It is 
proposed that “avoid areas of flood risk 
wherever possible, as a first principle” 
after “new development is located to” 
in para 2.110.  It is also proposed that 
the following wording be inserted after 
“coastal change” in Policy 26(2)(a): 
“and  where reasonable avoiding areas 
of significant flood risk 
 

Compensation should be dealt with in 

policy 2(5)(b).   

CC considers this is already dealt with 

in plan policy – e.g, 23 (mitigation).   
 

It was agreed that compensation was 

already addressed under policy 23 
although there was a need to ensure 
that the Plan was read as a whole and 

that additional text be added to this 
effect.   
 

The following is proposed for Insertion 

“All policies will be considered together 
in decision making” after the first 
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sentence in the unnamed paragraph 

before para 1.3 below heading “How to 
use this Plan” on page 5 
 

Waste infrastructure – Gypsies and 
Travellers – provision for waste 

storage & collection.  EA - policy 12(iii) 

location of gypsy sites should be 

provided with appropriate was 

infrastructure. 

CC – discuss what policy wording 
envisaged.   Policy 14 already requires 

that all new development has space for 

waste storage & collection.  Same 

policy requires avoidance of adverse 

impacts such as noise, pollution, waste 

odour etc. 
 

The need for provision for appropriate 
waste collection/storage on sites used 
by the travelling community (along 
with other forms of development) was 
discussed although in conclusion it was 
felt that this was adequately covered 
by policy 14(3) and (4). 

 

Policy 14 wording should include 
consideration of surface water 
management techniques.  
 

Green Infrastructure:  No mention in 
policy 14 of provision of natural open 

space & green infrastructure. 

CC consider that  surface water dealt 
with in policy 26 – “development 
should be sited, designed, re-located to 
increase flood resilience, reduce risk, 

decreases surface run-off through 
SUDs, green infrastructure & local 

standards …..” 
 
Consider that green infrastructure 
already dealt with in policy 25.   
 
With regard provision of green 
infrastructure & surface water 
management  it was agreed that 
wording be proposed for inclusion in 
Plan text accompanying policy 14 

referring to provision for surface water 
management & green infrastructure. It 
is proposed that the following revision 

be made to para 2.52:  
 

Insert “and ensure provision is made 
for surface water management” at end 

of 2nd sentence after “….built 
environment”. 
 

Insert “and development/enhancement 
of green infrastructure,” after “around 

the development site in 3rd sentence. 
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Policy 22(d) allowing development that 

would affect ecological site whilst 
advocating protection of agricultural 

land – is contrary to NPPF.   

CC consider that policy 23 still applies 

to protect sites of ecological value, 
notwithstanding policy 22.  Plan 

policies all need to be read as a whole. 
 

It was agreed that Plan para 2.87 
(preamble to policy 22 ‘Best use of 

land and existing buildings’) was 
confusing in that it referred to 

biodiversity and sustainable use of 

minerals interests which are already 

covered in policies elsewhere.  It was 

therefore suggested that reference to 

minerals & biodiversity be excluded 
from the text and that the portion of 

the second sentence (para 2.87) after 
“export markets” be deleted. 
 

Policy2(5c) should require adaptations 

to development/environment – where 
‘necessary’ rather than ‘where 
possible’. 
 
The EA were concerned that policy 
wording implied that adaptations (to 
the environment and development) 
would only be required where this was 

likely to be possible (financially & 
practically feasible).  There would be 

instances where adaptions would be 
absolutely essential in order for the 
development to proceed. 

It was agreed that text be proposed for 

inclusion (e.g. in para 1.22) to explain 
this point.  It is suggested that the 
following be inserted after “driver” in 
para 1.22 “and to build and maintain 
resilience to climate change.  Such 
resilience will require a positive 
approach to managing new 
development which looks for ways of 

enhancing resilience to climate change.  
In some cases however adaptations to 

accommodate the likely impacts of 
climate change will be required for 
development to proceed. 

 

Reference to ‘Flood and Coastal 
Management Strategies’ seems 
erroneous (policy 26).  These are not 

included in evidence base.   
 

Evidence does include SFRA 1.  Plan 
wording re ‘Flood and coastal 

management strategies’ amended to 
reflect their developmental nature 
(Policy 26(d)). 
 

Policy 18 should refer to restoration.  Reclamation is a term which 

encompasses both restoration and 

aftercare.  It was agreed that 
restoration is an important component 
of reclamation and that a new 

paragraph  be added after para 2.73 to 
state that “Progressive reclamation, 
which includes restoration and 

aftercare, will be required on all sites 

at the earliest opportunity for 
appropriate and beneficial afteruses.”   
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Para 2.52 ‘Suitable treatment of 

natural assets – inappropriate term’.  
Amend to reflect NPPF.   

CC consider that policies, overall, do 

take a balanced approach to 
development as per NPPF.  

 
No change proposed to text wording in 

para 2.52 following discussion. 

Policy 25 (6) - compensatory provision 
for loss of important environmental   

infrastructure.  This clause should be 

removed & definition provided re 

‘important environmental 

infrastructure’.  
 

CC consider that revised policy wording 
ensures replacement of ‘infrastructure’ 

of equal or better value.   

Flood risk is a constraint to growth in 
Par-St Blazey.  Strengthening town 
centre here unlikely to be achievable.  
Flood risk management required for 
Mevagissey.   
 
The EA raised concerns about the 

policy intent to strengthen St 
Blazey/Par town centre as there was a 
significant risk of future flooding here 
as well as significant flood risk issues in 
Mevagissey. It was noted that the 
Restormel Plan was found unsound on 
the issue of strengthening Par/St 

Blazey town centre as plan 
policies/proposals did not reflect flood 
risk issues.  It was however agreed 
that strengthening the town centre 
may not necessarily mean developing 
on areas liable to flood and that 
alternative options could potentially be 
explored.   

 
The EA also commented that 

prospective development within Par 
harbour associated with the Eco-
community development would also 

need to be located towards the low risk 
end of the site and wished to see 
wording to this effect added to the Plan 

paragraph on flooding (page 90) 
referred to above.  It was agreed that 

text highlighting potential flood risk 
issues in the harbour area be proposed 

for inclusion 
 

Policy PP9 amended to include 
reference to measures to reduce 
occurrence & impact of flooding.   
 
It was suggested that additional text 
be proposed for  inclusion under the 
title ‘Flooding’ on page 90 saying that 

options for regeneration of St-
Blazey/Par town centre, and for 
development at Par Docks and 
Mevagissey will need to address the 
potential impact of flooding and how 
this might be alleviated. 
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We suggest that Policy PP11 Bodmin 

Community Network Area and Policy 
PP12 

Camelford Community Network Area 
should make specific reference to the 

fact that some of the growth in these 
CNAs is phased following the 

improvements to the 

waste water treatment infrastructure in 

order to protect the integrity of the 

River 

Camel SAC. We raised this position in 
our consultation response to the 

proposed submission document in April 
2014 however this position is not 
reflected in the list of focused changes. 
 

Noted.  

Change 70: The rewording includes 
duplication of some text. Suggest 
deleting the last few words of the first 
sentence: “to ensure that additional 
flood risks are avoided.” 
 

Agree, amend wording to read “ensure 
future development utilises sustainable 
drainage technology and seeks to 
improve connections to the natural 
floodplain to reduce the impact of 
surface water flooding and avoid 
additional flood risks”.  
 

Change 91: The development 
specifically relates to that connecting 
to the public sewer. Support. 
 

Support welcomed.  

 
Duty to Co-operate Statement Consultation December 2014 

Key Issue Raised Cornwall Council Response/Action 

Overall the Statement on the Duty to 
Co-operate reflects a sustained and 

productive process of joint working. 
Many of the issues relevant to the role 

of the Environment Agency have been 
identified, evidenced and supported 

through the consultation process. 
Synergies between the strategic 

priorities of both organisations have 
been successfully assimilated into the 

plan. 
 

We understand that the production of 
the plan and successful implementation 

of its joint priorities will be dependent 
on well orchestrated partnership 

Noted.  
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working. This is particularly relevant to 

the issue of flood risk management and 
infrastructure delivery. 

 
It is on this issue that we feel that 

further work is required. It is important 
that the plan sets out a strategic 

approach for funding flood defence 
infrastructure with specific objectives 
for those towns and villages at risk. We 

look forward to working in partnership 

with you to address this issue over the 
next few months. 
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Heritage) 
 

Options Consultation February 2011 

Key Issue Raised Cornwall Council Response/Action 

Recommends that the Core Strategy 

demonstrates that it has taken full 

account of the potential effects which 

alternative courses of action might 
have upon the historic environment 

within the Plan area. 

Development of Preferred Approach 

included ‘Alternative Options’ which 

were available for comment during 

consultation. This included options for 
the Historic Environment. 

 

Where change is likely to impact upon 

the historic environment (particularly 

the allocation of Strategic Sites), 
English Heritage recommends that the 

plan evaluate how significant that 
change will be (judged against the 

Evidence Base - for example, up-to-
date Conservation Area Appraisals, 
Historic Landscape Characterisation 
etc). At present with the concern over 
the lack of evidence, or an expression 
of it, it has not been demonstrated that 
a thorough evaluation has been 
undertaken. 
 

Preferred Approach will set out scope 

and intent of Historic Environment, this 

is shaped through evidence base 
documents such as Sustainability 

appraisal, alternative options, growth 
factor profiles for each CNA and a topic 

paper on Historic Environment. 

The historic environment, both 

designated and locally important and 
distinctive should be reflected in all 

parts of an LDF document, especially 
within the Core Strategy, to ensure 

that broader policies relating to 
housing, retail, employment etc have 
adequately addressed historic 
environment issues. It is key to the 
overarching principles and should be 
expressed at this point and should 
include: 

 
A. Historic Environment Policies.  

B. Design Policies.  

C. Landscape Policies 

 

Preferred Approach document written 

to include policy intent on: 
Sustainable development 

Landscape and Biodiversity 
Natural and Historic Environment 

High Quality Development 

The Spatial Portrait, Vision and 
Objectives within LDF documents 
should identify how the local historic 
environment and its heritage assets 

contribute to sense of place and offer 

opportunities to manage change in a 
successful way. 
 

Preferred Approach document set out 
the spatial strategy of the plan 
highlighting the overall objective to 
ensure the natural and historic 

environment is given careful 
consideration in the planning process. 



135 

 

Key Issue Raised Cornwall Council Response/Action 

The vision for the County, as a whole, 

would benefit from including a 
reference to the long-term aspirations 

for the historic environment and how 
its future management might 

contribute towards social, 
environmental and economic aspects of 

the strategy for the area (for example 
through conservation-led regeneration 

initiatives). 

 

We are concerned that at present you 

have not gathered sufficient evidence 
to assess the type, numbers, 
distribution, significance and condition 
of heritage assets and the contribution 
that they may make to their 
environment now and in the future. 

 

Alternatively the Council has not 
expressed the work that has been 
undertaken to date and it has not 
utilised its own Historic Environment 
Service. 
 

Preferred Approach will set out scope 

and intent of Historic Environment, this 
is shaped through evidence base 
documents such as Sustainability 
appraisal, alternative options, growth 
factor profiles for each CNA and a topic 
paper on Historic Environment, which 
was prepared with the assistance of 

the Historic Environment Service. 

No reference to the annual Heritage at 

Risk Surveys. We also note that the 
Landscape Character Assessment does 
not appear to assess the historic 
environment, possibly because of 
reliance on tools such as LVIA – which 
do not properly assess the Historic 
Environment. You need to clarify what 
conservation appraisals, management 
plans and Town and Village Design 

Statements have been prepared and 
where they are held. 

 

Preferred Approach will set out and test 

the scope and direction of the plan for 
dealing with the historic environment 
but detail will be added at the Pre-
submission stage. 

 
Preferred Approach/Options & Preferred Options for Energy, Minerals & 
Waste Consultation January 2012 

Key Issue Raised Cornwall Council Response/Action 

The draft Vision emphasises the 
importance of Cornwall’s historic 
environment and as such one might 

expect a subsequent related Objective. 
Most Core Strategies do so in response 

to PPS12 paragraph 4.3. Likewise the 
Spatial Strategy (highlighted in green) 
makes no reference to conserving and 

Comments noted. Preferred Approach 
sets out the proposed policy intent, we 
will use comments received during this 

consultation to shape the detail 
contained in the pre-submission 

version. 
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enhancing Cornwall’s historic 

environment but a rather oblique 
reference to the historic environment 

in managing development. The 
sustainable conservation of the historic 

environment will of course demand an 
appropriate development management 

response but also requires a more 
rounded approach for example the 

promotion of specific heritage led 

regeneration initiatives. 

 

As currently expressed the draft Core 
Strategy would fail to provide the most 
appropriate and effective strategy to 
fully protect and enhance the historic 
environment. 

Comments noted. Preferred Approach 
sets out the proposed policy intent, we 
will use comments received during this 
consultation to shape the detail 
contained in the pre-submission 
version. 

Sustainable Development. 
Reference to retaining and adapting 
Cornwall’s historic environment might 
be adjusted to reflect paragraph 10 of 
the Draft NPPF “Delivering Sustainable 
Development means using the planning 

system to protect and enhance our 
historic environment”. 

Comments noted. Preferred Approach 
sets out the proposed policy intent, we 
will use comments received during this 
consultation to shape the detail 
contained in the pre-submission 
version. 

High quality development. English 
Heritage would welcome a policy that 

aims to ensure the recognition and 
reinforcement of the historic 
significance of places while 
accommodating change necessary to 
ensure their continued use and 
enjoyment. 

Comments noted. Preferred Approach 
sets out the proposed policy intent, we 

will use comments received during this 
consultation to shape the detail 
contained in the pre-submission 
version. 
 
Pre-submission version has a detailed 

policy on design. 

Natural and historic environment. 
These two distinct topics should be 

separate. The section currently 
presents an uneven response with only 
a partial consideration of heritage 

matters. The section indicates a whole 
series of initiatives to conserve and 
enhance the natural environment but 
none that reflect the Historic 

Environment Issues Paper or 
demonstrate a positive and proactive 
strategy for the conservation and 
enjoyment of the historic environment 

(PPS5 HE3.1). English Heritage is 
anxious for the Core Strategy to 

Comments noted. Preferred Approach 
sets out the proposed policy intent, we 
will use comments received during this 
consultation to shape the detail 

contained in the pre-submission 
version. 
 

Pre-submission version has separate 
policies dealing with natural and 

historic environments. 
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provide a more balanced approach. 

Area based discussion papers and 

the 19 community network areas 
The emerging frameworks/plans for 

each area should be informed by and 
provide a direct response to the 

Historic Environment Issues Paper to 

ensure a positive and proactive 

strategy for the conservation and 

enjoyment of the historic environment 

(PPS5 HE3.1). They should also be 
informed by a local assessment and 

understanding of the significance of the 
historic environment and heritage 
assets both designated and 
undesignated. Each of the area plans 
could/should include a specific section 
clarifying the issues and opportunities 
facing the historic environment and the 

intended response. In each of the 
community network area frameworks 
the figure 2 tables conclude that the 
impact on the historic environment of 
the proposed growth and its 
distribution cannot be determined and 
that further evidence is required. 
Numerous strategic sites are 

suggested. National planning policy 
requires an assessment of the 

implications for the historic 
environment of specific development 
plan proposals. It is therefore vital for 
this evidence to be completed, applied 
and made available. 

Comments noted. Preferred Approach 

sets out the proposed policy intent, we 
will use comments received during this 

consultation to shape the detail 
contained in the pre-submission 

version. 

 

Pre-submission version contains 

greater detail on each of the 

Community Network Areas and 
signposts to existing evidence and 

legislation relevant to the historic 
environment. 

At present the accuracy of the 
environmental assessment that may 

have been undertaken is questionable. 
My example relates to the proposed 
Newquay urban extension (NA). An 

advantage given for the sites suitability 
is the lack of any environmental 

designation. This is incorrect. I refer 
you to Gusti Vean, a series of listed 

structures at the heart of the site. 

Comments noted. 

Infrastructure. In some of the area 
plans the historic environment is 
correctly highlighted as a relevant 
matter that qualifies as a key 

infrastructure requirement levering 

funds for particular projects/initiatives 

Comments noted. Preferred Approach 
sets out the proposed policy intent, we 

will use comments received during this 
consultation to shape the detail 

contained in the pre-submission 
version. 
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e.g. Saltash urban grant scheme. Might 

a consistent approach be adopted 
across Cornwall? 

Penzance harbour PM3 page 11. 

Redevelopment implies 
clearance/replacement/loss. Is this the 

intention? 

Comments noted. Preferred Approach 

sets out the proposed policy intent, we 
will use comments received during this 

consultation to shape the detail 

contained in the pre-submission 

version. 

HM2 Loggans Mill and HE3 
Harvey’s Foundry. Although I do not 

have a personal knowledge of these 

sites the principle of the area plan 
frameworks seeking to respond to local 

heritage assets at risk is a welcome 
proactive initiative we trust can be 

repeated in all the framework/plan 
areas. 

Comments noted. Preferred Approach 

sets out the proposed policy intent, we 

will use comments received during this 

consultation to shape the detail 
contained in the pre-submission 

version. 

Helston HL1 introduction/spatial 
portrait. This welcome section 
demonstrates an understanding of the 

historic character and significance to 
help inform the plans place shaping 
and conservation objectives. The link 
between the economy (tourism) and 
the historic environment is welcomed 
and no doubt applies to most other 
areas of Cornwall. 

Comments noted. Preferred Approach 
sets out the proposed policy intent, we 
will use comments received during this 

consultation to shape the detail 
contained in the pre-submission 
version. 

Camborne…CPR3; Falmouth FP3, 
St Agnes…AP3; Liskard LL3 etc. 
Why is there no environmental 
objective relating the historic 
environment? Are there no heritage 

issues within this framework/plan 
area? The Camelford objective no. 7, 

Bude objective no.4 appears suitable 
examples. 

Comments noted. Preferred Approach 
sets out the proposed policy intent, we 
will use comments received during this 
consultation to shape the detail 
contained in the pre-submission 

version. 

HS3 Hayle etc. Objective 5 – 
Environment. Likewise, with the 
addition of “the historic environment” 
this provides an appropriate objective 

for all of the framework/plan areas. 

Comments noted. Preferred Approach 
sets out the proposed policy intent, we 

will use comments received during this 
consultation to shape the detail 

contained in the pre-submission 
version. 

Note and broadly support the principles 

of your energy, minerals, and waste 
policy preferences and recognise the 

logic of a, by and large, criteria based 

approach to managing future 
development activity. 

Support welcomed.  

A specific policy for a sustainable Noted. Preferred Approach sets out the 
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supply of traditional building materials 

is particularly welcomed. 

proposed policy intent, we will use 

comments received during this 
consultation to shape the detail 

contained in the pre-submission 
version. 

 

In addition to the proposed policy 

areas you may also wish to consider 

specific thematic/topic core policies for 

matters such as the historic 

environment/landscape - retaining 
local distinctiveness. 

Comments noted. 

 

Pre-submission version has a detailed 

policy on design, which seeks to ensure 

the distinctive character of Cornwall is 
retained. 

 
Pre-submission Consultation March 2013 

Key Issue Raised Cornwall Council Response/Action 

To be compliant with NPPF Local Plan 

should include: 
• Strategic policies to deliver 

conservation & enhancement of 
historic environment, 

• Identify land where development 
would be inappropriate because 
of historic significance, 

• A strategy for enhancing the 
historic environment, 

• Positive strategy for 
conservation of historic 
environment, 

• Land allocations that take 
account of historic interests 

The LP contains a dedicated policy 

concerning the historic environment. 
Any land allocations will be included in 

a forthcoming allocations development 
plan document.  

Plan does not go far enough in 
providing policy & guidance on role 

played by historic environment in 
delivering: 

• Housing in the countryside 
• Role and function of places 
• Shopping, services and 

community facilities 
• Wide choice of high quality 

homes 

• Good design 

• Development standards 
• Publicly owned sites 
• Renewable & low carbon energy 
• Transport and accessibility 

• Green infrastructure 

The LP needs to be read as a whole 
and the policies applied as such.  

Para 1.16 section should mention the 

appropriate management, adaptation 
and regeneration of ‘old’ – to highlight 

positive potential of historic 

Para 1.16 already refers to need for 

new places to be as rich, inclusive and 
distinctive as the best of that which 

has gone before. Policy 24 refers to the 
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environment. need for development to protect or 

enhance Cornwall’s historic 
environment.  This protection or 

enhancement would include 
‘management, adaptation and 

regeneration of ‘old’ buildings structure 
etc. 

Objective 2 should include ‘protection 

and management of heritage assets’ as 

it’s a fundamental part of the areas 

culture and attraction to tourists. 

Other factors (e.g. landscape, natural 

environment) also contribute to the 

areas cultural assets and attractiveness 

to tourists.  Would be anomalous to 
pick out one particular sort of asset. 

Objective 10 should be explicit in its 
intention to ‘conserve and enhance the 

historic environment’ 

Objective 10 enhance and reinforce 
local natural, landscape and historic 

character….. Policy 24 refers to the 
need for development to protect or 

enhance Cornwall’s historic 
environment. 

Objective 10a – opening sentence 
should be amended to: understanding 
and respecting the distinctive character 

of Cornwall’s diverse landscape 

Amend objective 10a ‘understanding 
and respecting the distinctive…..’ 

Policy 1: should be taken as an 

opportunity to iterate the constraints 
and positive role that an understanding 

of heritage can play in achieving 
sustainable development.  Need to plan 
for maintenance and use of heritage 
asset. 

Planning for maintenance and use of 

heritage assets is not a role for the 
Local Plan  

Para 1.22.  Strengthen para to reflect 

the role the historic and natural 
environment play in environmental 

quality. 

Para 1.22 refers to the need to protect 

the quality of the environment  

Policy 2: Point 6 makes only a rather 

oblique reference to heritage and none 
is made of the World Heritage Site. A 
strategy to conserve heritage assets 
should be clearly and separately 

identified as a key target as part of the 
spatial strategy of Cornwall. Policies for 
local housing, retail and transport, for 
example, may need to be tailored to 

achieve the positive improvements in 
the historic environment.  

 
 

Policy 2 has been amended to read ‘5 

positively manage new development in 
Cornwall through: 
….b the protection and enhancement of 

environmental assets…..maintain the 
special character of Cornwall, 
protecting and enhancing its local 

distinctiveness, recognising that all 
landscapes are important, in order to; 

a maintain the diversity of Cornwall’s 
landscapes; 

b retain areas of undeveloped 
landscape and coast; 
c maintain the natural beauty of the 

AONB and undeveloped coast.’ 

Policy 3: an assessment of the historic 

landscape character of the sites and 

The LP needs to be read as a whole 

and the policies applied as such, there 
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the role of the historic environment of 

these areas in defining the setting and 
context needs investigating. 

 
Policy does not contain a positive 

strategy for the conservation, 
enhancement and enjoyment of the 

historic environment.  
 

Role of Town Frameworks and 

Neighbourhood Plans and the 

implications of policy 9 for the historic 

environment need to be properly 

considered. The plan does not provide 
sufficient guidance about the strategy 

for growth outside towns in the C N As 
to enable the allocation of development 
in settlements to form a coherent 
strategy.  

is a dedicated policy concerning the 

historic environment. Policy 24 
specifically relates to the historic 

environment.  
 

 
 

 

Para 1.26 concerns about policy as this 
is not to be delivered through a 
hierarchy of settlements but through 
chose approach of a dispersed 
development pattern 

Policy 3 recognises that the scale of 
development should be proportionate 
to the role and function of a place. 

Policy 10: question how this policy 
supports a building that is historic and 

now at risk through decay or lack of 
use. Should be recognition that the 
enabling development policy in the 

NPPF could be implemented.  

This policy is recommended for 
removal.  

Para 2.48 should be amended as there 
is no reference made here to the 
understanding of the historic 
environment or heritage significance 
and the part this should play in 
decision making and the assessment of 

appropriate management approaches.  

Para 2.48 refers to Cornwall’s 
distinctiveness and character, a part of 
which is the historic environment. 
Wording could be amended to include 
specific reference to the historic 
environment. 

Policy 13: explicit reference should be 
made to the role of the historic 

environment. The historic environment 
is a key component and should be 
explicitly reference in this policy. 

Wording has been added to policy 13 
to ensure that the distinctive character 
is maintained and enhanced, part of 

which is the historic environment 

Policy 14: explicit reference should be 
made to the role of the historic 
environment.  

Policy 24 specifically relates to the 
historic environment and the LP should 
be read as a whole.  

Policy 15 1c: no mention is made to 

the importance of considering the 

setting of heritage assets and 
landscape significance; this should be 

clearly referenced at this point. 

Point 1c relates to shadow flicker and 

radar impacts, it is not considered 

appropriate to include heritage assets 
within this point.  
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Point 3: lacks any mention that the 
benefits of renewable energy sources 

should be appropriately balanced 
against harm and impact on the 

historic and natural environment. It 
should be made clear that applicants 

are expected to fully understand the 
heritage significance and context of the 

surrounding areas and the impact a 

scheme will have on the wider setting 

and surroundings.  

 

 
Point 3 considers the potential effects 

on the local environment including 
cumulative impacts.  

Para 2.59 the setting of heritage assets 
should be mentioned explicitly as a 
consideration alongside cumulative 
landscape and visual impacts.  

Consider including ‘the setting of 
heritage assets’ after ‘noise’  

Policy 18: need to have appropriate 
regard to the need to conserve and 
enhance the historic and natural 
environment within the landscape.  
 
Point 3: only a general statement, it is 
not explicit enough, frequently it is 
only small scale sensitive reworking of 

local quarries that is appropriate and 
this should be explicitly referenced in 

the policy.  

Historic environment is dealt with in a 
specific policy, policy 24.  
 
 
 
Point 3 makes reference to new 
mineral development that is sensitive 
in scale to its landscape designations.  

Para 2.88 and subsequent text deals 

with too much, gets a little lost and as 
a consequence is unclear.  

Comment noted 

Para 2.99 include recognition and 
acknowledgement of the breadth of 
heritage assets in Cornwall that make 

up the historic environment, including 
their setting 

Para 2.99 recognises the historic 
environment as a resource part of 
which is the heritage assets and their 

setting 

Para 2.100 would benefit from 
expansion to consider a specific 
overview of the resources that are 
available to ensure adequate 
understanding and consideration of the 
historic environment in Cornwall.  

 
Standing historic remains should also 

be subject to assessment (as set out in 
para 2.101 in relation to archaeological 

remains). Where development may 
affect local assets the LP could set out 

detailed criteria against which these 
developments will be assessed.  

Noted, reference could be included, 
within the glossary, as to where further 

information can be sought concerning 
the historic environment.  
 

 

 
Consider including reference to 
standing historic remains after ‘…have 
the potential to impact on 

archaeological…’  
 

Policy 24 deals with the historic 
environment and the need for historic 
environment assessments.  
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Para 2.102 current wording of this 

section is very negative and appears to 
almost encourage an attitude that 

accepts the loss or harm to the World 
Heritage Site. This should be amended.  

Consider re-wording this paragraph  

Policy 24: more advice needed on 

nationally designated assets and locally 

distinctive considerations. 

Point B - in order to ensure the OUV of 

the WHS is protected in line with 

national policy, there is likely to be a 
need for a more detailed policy to 

guide development proposals within 
the boundaries of the site, its buffer 
zone and its wider setting, this could 
include consideration of the 
opportunities there may be to better 
reveal its significance.  
 

Assessment & mitigation: should 
encourage thorough understanding of 
heritage significance and emphasise 
the importance of protection and 
enhancement. Specific mention to the 
appropriate consideration of design in 
relation to historic context and 
significance would strengthen this 

policy.  

The Council is considering producing 

SPD on development within the WHS 

which will provide further guidance on 

protecting and enhancing the OUV.  

Policy 25: has the historic environment 
or a strategy for it been central to the 
formulation of this policy? 

As part of the preparation of the Green 
Infrastructure Strategy, heritage was 
considered.  

Policy 27: it is important to ensure that 
the transport strategy is appropriately 
informed by and reinforces the historic 
character of a town or place, and that 
where possible mutual benefit is 

achieved in combining the desire to 
realise functional improvements with 

the opportunity to effect those 
enhancements which require a positive 

plan for the historic environment.  

The LP needs to be read as a whole 
and the policies applied as such, there 
is a dedicated policy concerning the 
historic environment. Policy 24 
specifically relates to the historic 

environment.  
 

Area based papers: the emerging 
frameworks/plans for each area should 

be informed by and provide a direct 
response to the historic environment 

issues paper. Vital that evidence is 
completed, applied and made 
available. 

 
Each of the area plans could/should 

Within the area-specific sections of part 
2 of the LP, the notable heritage 
features have been referenced; such as 

PP7 which contains an objective 
relating to maintaining and enhancing 
the areas heritage assets.  
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include a specific section clarifying the 

issues and opportunities facing the 
historic environment and the intended 
response.  

Additional Policies 
These may be more appropriate in 

development management policies but 

consider them in the strategic plan; 

• Approach to development 

proposals affecting 

archaeological remains of less 
than national importance, 

• Development in conservation 
areas 

• Areas of archaeological 
importance 

Noted.  

 
Duty to co-operate liaison meeting November 2013 

Key Issue Raised Cornwall Council Response/Action 

The intention then would be to provide more detail through a site allocations 
element of the local plan and through neighbourhood plans. It was then 
suggested that perhaps the further guidance that will be required in terms of 
interpreting the strategic policies in relation to the historic environment could be 

provided at least in part through a commitment in the plan to producing 
Supplementary Planning Guidance. 

 

EH considered that there was a lack of a clear strategy for the historic 
environment in the plan and that this might be improved through some wording 
changes but in particular through more clarification within the area based 
sections where there were key issues relating to particular areas. The extensive 

evidence base that already exists could inform this process. 
 

In terms of the evidence it was agreed 
that the plan could usefully reference 

key evidence and be clear that this 
should inform planning decisions. 
 

CC agreed to clarify the intentions in 
producing SPD for the World Heritage 

Site. 
 

The correct terminology to be used 
when discussing the historic 

environment was discussed and it was 
agreed that protect and enhance was 

correct but that CC would send EH the 
representation that referred to the 

south Lakeland court decision. 

 

It was agreed that when referring to 
landscape in the plan it would be 

helpful to make it clear that this 
referred to natural and historic 

landscapes. 
 

 
Duty to co-operate liaison meeting February 2014 

Key Issue Raised Cornwall Council Response/Action 

General policies: English Heritage are 

happy with that proposed amendments 

EH to provide further 

information/guidance on supporting 
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had been put forward but that they 

could still be improved. 
 

text improvements. 

EH were concerned that the judgement 

on individual applications may miss 
important elements concerning the 

historic environment. 

 

CC to supply EH with evidence base 

associated with a town framework to 
highlight approach that supports both 

the Allocations document and the 

Neighbourhood Planning process. (sent 

by email) 

 

Action: CC to supply work on the 
analysis of the impact of the Local Plan 

Housing requirements outside the main 
towns on the Area of Outstanding 
Natural Beauty.  (sent by to email) 
 

 
Proposed Submission Consultation March 2014 

Key Issue Raised Cornwall Council Response/Action 

To be compliant with the NPPF local 
development plans should include: 
1. strategic policies to deliver 
conservation and enhancement of the 

historic environment; 
2. identify land where development 

would be inappropriate, for instance 
because of its environmental or historic 
significance; 
3. a clear strategy for enhancing the 
historic environment; 
4. a positive strategy for the 
conservation enjoyment of the historic 
environment including heritage assets 

most at risk of neglect, decay and 
other threats, recognising they are an 

irreplaceable resource 
5. policies that take account of the 
following : 

(a) the desirability of sustaining and 
enhancing the significance of heritage 
assets and putting them to viable uses 
consistent with their conservation; 
(b) the wider social, cultural and 

environmental benefits that 
conservation of the historic 

environment can bring; 
(c) the desirability of new development 
making a positive contribution to local 

character and distinctiveness; and 
(d) opportunities to draw on the 

Lack of NPPF compliancy: compliancy 
with the NPPF has been checked for 
each policy in the plan as this is an 
important test of the soundness of the 

plan.  
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contribution made by the historic 

environment to the character of a 
place. 

As our previous comments have 

stated, Cornwall’s Local Plan does not 
go far enough in considering and 

providing policy and guidance as to 

what role the historic environment 

might play in delivering and 

supporting, 

• Housing in the Countryside 
• Role and function of places 

• Shopping, services and 
community facilities; 

• Delivering a wide choice of high 
quality homes; 

• Good design; 
• Development Standards 
• Publicly owned Sites 

• Renewable and low carbon 
energy 

• Transport and Accessibility 
• Green Infrastructure 

Furthermore, because Cornwall is 
intending to rely on neighbourhood 
Plans as a method of providing detail 
to weak strategic policies, this does not 

provide certainty to applicants or us. 
Moreover, what happens if the 

neighbourhood Plans are not 
forthcoming? 
As consequence we question its 
soundness. It is not positively 
prepared, justified, effective or 
consistent with national policy. 

 

Policy 1 – Presumption in 
favour of sustainable development 
One of the twelve principal objectives 
of planning under the NPPF is the 

conservation of heritage assets for the 
quality of life they bring to this and 

future generations (NPPF Para17). 
Policy 1 should be taken as an 

opportunity to iterate the constraints 
and potentially positive role heritage 
understanding and regeneration can 

play in achieving sustainable 
development. Conservation means 

maintaining what is important about a 
place and improving it where this is 

desirable. It is not a passive exercise. 

The policy intention and meaning is the 

same as that of the NPPF. Paragraph 1 
of the policy states explicitly that it 
reflects the presumption in favour of 

the sustainable development in the 
NPPF. 

Historic Environment issues are 
covered in Policy 24. 

PINs advise that a policy setting out 
the NPPF position on sustainable 
development should be included in a 
Local Plan. No change proposed. 
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It requires a plan for the maintenance 

and use of the heritage assets and for 
the delivery of development within 

their setting that will make a positive 
contribution to local character and 

distinctiveness. 
 

The policy is unsound in terms of 
national policy.  

 

Amendments have been proposed to 

location layout and design, which we 

support, nonetheless, there should be 

reference to ‘historic context’ within 
this sentence. 

Para. 1.22  
The supporting text at para.1.22 
recognises the need to protect the 
quality of the environment, however, 

this paragraph should be strengthened 
by a direct recognition of the role that 
the historic and the natural 
environment play in the quality of the 
environment. 
 
Policy 2 – Key Targets and Spatial 
Strategy  

We broadly welcome the changes 
proposed, however there are a number 

of concerns: 
Point 5b - What however are   
‘environmental assets’? There needs to 
be definition. 
Point 6 of Policy 2 recognises the 
‘Special Character’ and role of the 
‘landscapes’ of Cornwall. Are these 

primarily rural or urban? 
The term landscapes needs to be 

defined as there is only a rather 
oblique reference to heritage and none 

is made of the 
World Heritage Site, and yet the AONB 
is referenced? This is an inconsistent 
approach that will not assist in clarity 

of outcomes. 
The historic environment of Cornwall is 

all pervading. Its rural landscapes and 
urban townscapes are the backdrop to 

thousands of years of human 
settlement and industry. It continues 

to contribute to the economic, social 

The Council consider the following 
changes address the points raised, 
better reflects the guidance in the 
National Planning Policy Framework, 

provides consistency with Policy 23 and 
will be consulted on during the Focused 
Changes consultation: 
 
Paragraph 1.22 
Underpinning all this is the need to 
protect the quality and natural 
beauty including the landscape, 

ecology and historic character of 
our environment, for its own sake but 

also as an economic driver and to 
build and maintain resilience to 
climate change. Such resilience 
will require a positive approach to 
managing new development which 
looks for ways of enhancing 
resilience to climate change. 

In some cases adaptations to 
accommodate the likely impacts of 

climate change will be required for 
development to proceed. Natural 

beauty includes landform and 
geology, plants and animals, 
landscape features and the rich 
history of human settlement over 

the centuries. 
 

Policy 2 
5. Positively manage new development 

in Cornwall through: 
a. high quality design demonstrating a 

cultural, physical and aesthetic 
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and environmental wealth and viability 

of Cornwall. Moreover, as one of the 
twelve principal objectives of planning 

in the NPPF there should be explicit 
recognition of the role that the historic 

environment can play. 
This should focus on management of 

historic assets, whether those heritage 
assets are at risk or not and their 

reuse, and the role they can play in the 

regeneration of the rural and urban 

environments. 

As such a strategy to conserve heritage 

assets potentially engages all aspects 
of planning and should be clearly and 

separately identified as a key target as 
part of the spatial strategy of Cornwall. 
Conservation is certainly not a 
standalone exercise satisfied by 
standalone policies that repeat the 
NPPF objectives. 
As part of a sound conservation 

strategy, policies for local housing, 
retail and transport, for example, may 
need to be tailored to achieve the 
positive improvements in the historic 
environment that the NPPF expects. 
We make this last point on other areas 
of the local plan. In its current form the 
Policy and approach is unsound. 

understanding of its location; 

b. the protection and enhancement of 
environmental and historic assets, 

including mitigation of unavoidable 
adverse effects, appropriate and 

proportional to their value; and 
c. wherever possible, adaptation of the 

development and environmental assets 
to climate change. 

 

6. Maintain the special character of 

Cornwall, recognising all urban and 

rural landscapes both designated 

and undesignated are important, in 
order to; 

a. Promote and enhance the special 
qualities and special features that 
make up the diverse and locally 
distinctive landscapes of Cornwall ; 
b. Identify the value and sensitivity off 
all landscapes, understanding what is 
important to the character to allow 

them to be protected, enhanced and 
conserved; 
c. Create resilient landscapes and 
sensitively accommodate investment 
and growth within Cornwall’s unique 
landscape qualities, ensuring people 
continue to be drawn to Cornwall to 
visit and for a thriving healthy 

population to live and work; 
d. Protect Conserve and enhance the 

natural beauty of the AONB and 
undeveloped coast. , and the 

outstanding universal value of the 
World Heritage Site. 
 

Policy 3 Role and Function of 
Places 
English Heritage broadly supported the 
approach for the accommodation of 

development of the larger scale 
communities as outlined in criteria 1; it 
is recognised that this forms part of 

the “approach to growth that 
encourages jobs and homes where 

they best deliver strategic priorities”. 
That said we are concerned about the 
use of the evidence base to inform 

decisions and policy and provide 
certainty for developers both within the 

Housing Distribution Briefing Note 18 
(Nov 2013) gives an overview by 

community network area of the 
number of overarching policy 
messages have been identified through 

the various stages in the preparation of 
the Cornwall Local Plan. The key 

principles contained within these 
messages have been used to better 

understand how adjustments could be 
made to 
the distribution of housing that will 
ensure that housing is delivered in the 

most appropriate way to achieve 
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identified main towns and the rural 

areas. 
Development within identified 
main towns. 
Policy 3 remains unaltered from its 

earlier iteration in the pre-submission 
draft, despite increases and changes to 

the housing allocations to an even 
more focused strategy across the 

larger settlements. We note that there 

are a number of development schemes 

coming forward, such as the 

extensions to Penzance, Newquay or 

Bodmin, for example, which will add 
significantly to the built form of the 

towns. This raises a number of 
questions which on the face of it aren’t 
readily answerable. 
How does this plan provide for 
consideration of identified and 
unidentified archaeological or other 
historic assets? 

What evidence has been collected and 
how has the evidence that has been 
collected been used to determine how 
appropriate the sites are for 
development and whether the historic 
environment has been a determining 
factor? 
Has, for example, an assessment of 

the historic landscape character of the 
sites and the role of the historic 

environment of these areas in defining 
the setting and context been 

investigated? 
The application of our guidance on 
views and setting as contained in “A 
History in the View” and “Setting” of 

Heritage Assets” (both available from 
our website) would be helpful, we 
doubt it has been used. For example, 

what are the implications of the 
increase in housing provision to 

Penzance in the Proposed Submission 
Document to 2,150? From the Pre-

Submission plan in 2013 this is an 
increase of over 50%. The total 

capacity for Penzance in the Strategic 
Housing Land Availability Assessment 

(SHLAA; September 2013) is 
somewhat different. Moreover, the 

sustainable development across 

Cornwall. These key principles look at 
the evidence to support: Viable Places, 

Housing, Jobs & Skills, Best Use of 
Land & Assets, Natural & Historic 

Environment, Accessibility, 
Infrastructure and Localism. 

 
The intention was very much for this 

iteration of the local plan to be a 

strategic high level plan which sets out 

a robust framework against which 

applications can be dealt with but 

supports the localism agenda in a 
genuine way. Therefore it will not 

incorporate the level of detail and 
guidance that might be within smaller 
district local plans. 
 
Site allocations in the main towns will 
be contained within the Allocations 
DPD, which is due for consultation in 

the Autumn 2014, or through 
neighbourhood plans. This incorporates 
town framework evidence on the main 
towns which looked at the potential 
impact on the historic environment. 
 
The Council are confident that the 
document does set out robust 

framework for officers when dealing 
with applications to take into account 

issues relating to the historic 
environment. 
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Sustainability Appraisal does not 

appear to consider the increase. 
The Housing Distribution: Housing 

Evidence Base Briefing Note 18 (Nov 
2013) in Appendix 1 indicates a tension 

between ensuring development is 
sensitive to the outstanding natural, 

built and historic environment and new 
development. 

The colour coded, section on the West 

Penwith CNA ‘Natural and Historic 

Environment’, indicates that, “no 

conclusion” is reached and “further 

evidence” appears to be required. 
Policy 3 of the Proposed Submission 

Local Plan therefore identifies that 
Penzance will be given a target housing 
requirement for the plan period 2010- 
2030, higher than the identified 2013 
SHLAA figure. English Heritage is 
aware of previous discussion with the 
National Trust and Cornwall Council, 

over the identification of the significant 
views in the designed south-east vista 
from the park and garden at 
Trengwainton. This area is considered 
‘essential setting’ associated with those 
views and has been evidenced by the 
National Trust. The constraints to 
development of site S460 should be 

considered ‘limited’, or possibly 
‘severe’ and has the potential to cause 

considerable harm to the setting of 
Trengwainton, and it’s grade II* 

registered park and garden. Is the site 
therefore ‘developable’ under SHLAA 
terms, without further evidence or 
assessment? 

This calls in to question the use of the 
evidence, or whether more is required, 
to ensure development in the revised 

March 2014 housing target for 
Penzance, provided in Table 1 of Policy 

3. 
In this regard the plan appears to be 

inadequately justified and therefore 
unsound. 

Moreover, how will Policy PP1, and 
indeed all of the other Community 

Network Areas, be responsive to the 
outstanding natural, built and historic 
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environment of the Plan area, as per 

the plans aspirations? In order to 
achieve sustainable development to 

“ensure development is sensitive to the 
outstanding natural, built and historic 

environment of the area”(West Penwith 
CNA objective [5]) a new criteria 

should be inserted in Policy PP1 to 
provide clear guidance to the CNAs, to 

iterate the need to protect and 

enhance the historic environment; that 

the constraints and potentially positive 

role heritage understanding and 

regeneration can play in achieving 
sustainable development. In the 

delivery of development the use of the 
heritage assets can be positive within 
their setting and will make a positive 
contribution to local character and 
distinctiveness. 
These examples appear as significant 
gap in the strategy for the historic 

environment and symptomatic of the 
approach taken across the Plan. 
 
Development outside of the main 
towns. 
We are doubtful as to how effective the 
Council’s approach to distributing 
growth outside the identified towns will 

be in delivered in sustainable way that 
is consistent with national policy (NPPF, 

paragraph 7) in protecting and 
enhancing the historic environment. 

The Local Plan proposes that in the 
larger built up areas sites will be 
identified in the forthcoming Allocations 
Development Document and 

Neighbourhood Plans but that outside 
of main towns housing growth will be 
delivered through, identification of 

sites where required in Neighbourhood 
Plans, affordable housing led schemes, 

such as exception schemes, and infill 
development. 

Para 1.26 also “allows for more organic 
development where it supports and 

enables the provision of appropriate 
services and facilities locally”. This is 

not to be delivered through a hierarchy 
of settlements but through chosen 
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approach of a dispersed development 

pattern. 
There is the potential for uncertainty 

and conflict, as growth is not allocated 
at the neighbourhood level. Some 

neighbourhood plans may not be 
progressed or decide an approach that 

equates to minimal growth. This could 
then place pressure upon other areas 

to meet the Councils need, possibly 

outside of the Council’s strategy. 

While the Plan proposes brave words at 

paragraph 3.4 in support of this 

approach, as we have seen with the 
West Penwith CAN area, for example, 

the plan is not justified or effective and 
not compliant with National Policy. 
Neither Policy 3 nor the CNA, ‘Policy 
Messages for Places’ provide policy 
guidance in relation to allocating 
development, or site selection, as part 
of a clear and coherent strategy for 

growth in rural areas. The 
management of development in 
Cornwall falls under Policy 2, criteria 
(5) and (6); and Policy 23 under 
Landscapes and Policy 24 the Historic 
Environment. It is not clear how the 
evidence base for the historic 
environment or landscape capacity has 

been undertaken or used to inform the 
spatial distribution in rural areas or 

decision making on site selection. 
Moreover the specific strategic policies 

in relation to the protection of both the 
natural and historic environment need 
strengthening (we make separate 
representation on policy and 24). There 

appears however to be no certainty as 
to whether the plan will conserve and 
enhance the historic environment in 

line with the NPPF (paras 17 and 109). 
More guidance is needed on the 

distribution of growth within the ‘Policy 
Messages for Places’. 

Para. 2.46 Quality of Development  

The term landscapes needs to be 
defined to include both urban and 

rural. This should be amended as there 
is no reference made here to the 

understanding of the historic 

To clarify historic environment is 

important in design the following text 
has been inserted into Policy 13 and 

will be consulted on during the Focused 
Changes consultation: 
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environment or heritage significance 

and the part this should play in 
decision making and the assessment of 

appropriate management approaches. 
 

Para. 2.47  
The wording of this paragraph 

highlights a number of benefits and the 
importance of good design. 

Good design can enhance the historic 

environment. This is in itself a good 

reason to highlight its significance in 

the wording. 

However, the quality of the built 
environments has an economic role as 

well, for example in tourism, which is a 
significant economic driver and draw 
for visitors to Cornwall and the 
relationship between these factors is 
close. The quality of new built form can 
influence, enhance or even undermine 
the visitor experience of the County. 

There should be a much greater 
recognition of the historic 
environments relationship with good 
design and the benefits an improved or 
enhanced built form has to tourism, a 
significant economic driver for 
Cornwall. 
 

Policy 13 Design  
We note that there is explicit reference 

to the natural environment; it seems a 
major omission to not include historic 

environment, there needs to be equal 
weight attributed it. 
The need to understand the historic 
environment is not referenced. Clearly 

expressing in the local plan the 
importance of the existing character of 
a place and how it functions, and 

explaining how this informs future 
choices will: 

· focus the strategy on quality of place 
rather than on policies or housing 

numbers 
· clarify understanding and knowledge 

of the place – where it has come from, 
how it is now, and where it is going 

· identify important features of that 
place which need to be protected or 

The Council is committed to achieving 

high quality safe, sustainable and 
inclusive design in all developments 

across Cornwall and ensuring its 
distinctive natural and historic 

character is maintained and enhanced. 
Development proposals must show 

high quality design and layout of 
buildings and places demonstrating a 

process that has clearly considered the 

existing context, and contributes to 

social, economic and environmental 

sustainability. 

 
1.b. layout – provide continuity with 

the existing built form and respect and 
work with the natural and historic 
environment; high quality safe private 
and public spaces; and improve 
perceptions of safety by overlooking of 
public space. 
 

 
Nature reserves are created through 
different legislation and this is beyond 
the remit of the Local plan. Policy 23 
section 3 sets out the requirements for 
protection of terrestrial and marine 
biodiversity ad geodiversity. 
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enhanced 

· help scope different options, which 
can be tested help identify the areas 

that are stable, will change, and those 
that need managing and protection 

· recognise the needs of the existing 
and future communities 

· lead to a strong and locally specific 
vision for the area. 

The historic environment is a key 

component of this and should be 

explicitly referenced in Policy 13. 

Furthermore there should be explicit 

reference to the role of good design in 
conservation areas. 

For the avoidance of doubt we are 
advocating high quality modern 
designs that reflect the context, not 
necessarily a pastiche response. 
Amendments to this policy would help 
create a strategy for the Historic 
Environment and that meet the 

sustainable development requirements 
and be compliant with the NPPF, 
thereby creating a Sound Plan 

Policy 15 Renewable and Low 
Energy  

The impact of Renewable and Low 
Carbon Energy has the potential to 

cause substantial harm to the historic 
environment. 
The NPPF (para. 97) is clear that in 
promoting the use of low carbon 
energy and renewable energy a local 
authority should design their policies to 
ensure that the adverse impacts are 

addressed satisfactorily, including 
cumulative and visual impacts. 
Criteria 1c. Wind Turbines – No 
mention is made to the importance of 

considering the setting of heritage 

assets and landscape significance. This 
should be clearly referenced at this 
point. Criteria 3. This section lacks any 

mention that the benefits of renewable 
energy sources should be appropriately 

balanced against harm and impact on 
the historic and natural environment. 

It should be made clear that applicants 

are expected to fully understanding the 
heritage significance and context of the 

Specific policy within Policy 24 
addresses Historic Environment 

considerations and is therefore not 
duplicated within this policy. 
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surrounding areas and the impact a 

scheme will have on the wider setting 
and surroundings. 

 
Para. 2.59 and 2.60 Renewable 

and low carbon energy  
The setting of heritage assets should 

be mentioned explicitly as a 
consideration alongside cumulative 

landscape and visual impacts. 

Reference is made to policies 14, 15 

and 23, citation should also be made to 

Policy 24 on the Historic Environment. 

In addition there should be reference 
should be made to the English 

Heritage’s guidance "The Setting of 
Heritage Assets” (2011) Addressing the 
historic environment in a range of 
policy areas and supporting text will 
assist you in providing a strategy for 
the historic environment and achieving 
a sound plan. 

Historic Environment - General 
Points  
1. The historic environment should be 
given equal weight to the natural 
environment or the section needs to be 

a stand-alone section that better 
interprets what is meant by the historic 

environment and character of Cornwall, 
and that provides a positive overview 
of the potential that heritage has in 
achieving economic and social goals. 
This is a view we have advocated in 
our letter of the 1 March 2012. 
2. There is a greater need for this 

section to include recognition and 
acknowledgement of the breadth of 
heritage assets in Cornwall that make 
up the historic environment. We 

promote a wide definition of the 

historic environment, which is all 
designated and nondesignated features 
of historic or architectural interest. 

This includes World Heritage Sites, 
listed buildings, conservation areas, 

historic parks and gardens, battlefields 
and scheduled monuments. It also 

includes their settings; the wider urban 

and rural landscape and the potential 
for unrecorded archaeology, not only 
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those area and buildings with statutory 

protection but also that which is locally 
valued and important. The 

manifestation of an area’s heritage 
assets can be as subtle as the historic 

street patterns, below ground 
archaeology and discrete architectural 

features. It can include key views, 
settings and those familiar and 

cherished local scenes. These historic 

environment features combine to make 

a vital contribution to a sense of place 

and local identity. A clearer recognition 

of this will provide a better 
understanding of what is being 

considered, the diverse impact it has 
on the environment and quality of life 
in Cornwall and the range of potential 
implications for growth and change. 
3. Along with a general overview of 
protection at a national level the text 
would benefit from expansion to 

consider a specific overview of the 
resources that are available to ensure 
adequate understanding and 
consideration of the historic 
environment in Cornwall (Conservation 
Appraisals, Local Listing, etc). 
4. Section 2.101 approaches the 
management of archaeological remains 

by requesting thorough consideration 
and assessment of impact and the 

potential for mitigation measures. The 
text should broaden it’s expectation to 

buildings and other historic assets. This 
would provide a strategic approach to 
development proposals likely to affect 
locally-important heritage assets. 

This would then guide decision-making 
in those cases where development may 
affect assets identified on a Local List, 

there could be a requirement for the 
Local Plan to set out the detailed 

criteria against which such proposals 
will be assessed (and, in particular, to 

explain how the considerations will 
differ to those for designated heritage 

assets). 
Local Lists adopted into local plans are 

a positive way for the local planning 
authority to identify non-designated 
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heritage assets against consistent 

criteria so as to improve the 
predictability of the potential for 

sustainable development. This is an 
important encouragement from 

Government to use local lists to reduce 
uncertainty and add clarity to both the 

plan-making and decision-making 
process and therefore guide 

development to sustainable solutions. 

5. Throughout this section 

enhancement and regeneration should 

be a strong theme along with 

understanding and informed decision 
making. 

 

Para. 2.102 Since 1994, it has been 
Government Policy that the most 
appropriate way of meeting the UK’s 

obligations to protect, manage, present 
and transmit to future generations the 
World Heritage Sites is through 
inclusion of appropriate polices in 
development plans. 
The Joint CLG/DCMS “Circular on the 
Protection of World Heritage sites”, Circ 
07/09 advises that: 

“Appropriate policies of the protection 
and sustainable use of world heritage 

sites including enhancement where 
appropriate, which supplement 
international and national policy and 
take account of the specific regional or 
local circumstances of a particular 
World Heritage Site, should be included 
in ….strategies and/or other plans…”. 

The current wording in this section is 
very negative in tone, and appears to 

almost encourage an attitude that 
accepts the loss or harm to the World 

Heritage Site. This should be amended. 
We address this issue in more detail 
below. 

Paragraph 2.102 
 
Cornwall’s heritage assets are 

richly diverse and include: 
significant prehistoric 
archaeological landscapes of 
Bodmin Moor, West Penwith and 
The Lizard; patterns of prehistoric 
and medieval fields, networks of 
winding lanes and dispersed 
farming hamlets, agricultural 

buildings and medieval 
churchtowns; a rich ecclesiastical 

heritage with a distinctly Cornish 
character of medieval church 
buildings, urban townscapes, 
streetscapes and buildings from 
the medieval period to the present 
day; significant ports, harbours 
and quays and the maritime 

historic environment of coastal and 
inshore-waters; internationally 
significant post-medieval mining 

landscapes of the Cornwall and 
West Devon World Heritage Site; 
distinctive industrial character of 

Cornwall's metalliferous and china 
clay settlements; large ornamental 

gardens, estates and country 
houses of established families and 

mining entrepreneurs and;  
nationally important post-medieval 
military fortifications, defences 
and communications installations. 
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There are over 56,000 historic 
building, site, monument and 

landscape records in the Council’s 
Historic Environment Record, 

including details of the largest 

number of statutorily protected 

Heritage Assets in any Unitary 

Council area. The Council’s own 

estate includes the largest number 
of statutorily protected Heritage 

Assets in the care of a local 
authority. 

The designation of the Devon and 
Cornwall Mining World Heritage Site is 
a strong reflection of the importance of 

our mining past. The National Planning 
Policy Framework (NPPF, 2012) states 

that loss of Outstanding Universal 
Value in a World Heritage Site is to be 
‘…wholly exceptional…’, however where 

development will result in loss, the 
council will seek appropriate and 
proportionate mitigation and/or 
compensation based on appropriate 
archaeological assessment.” 

 

Policy 24 Historic Environment 
It is not compliant with national policy, 
it is not positively prepared and it will 
not be effective. It is unsound. This 
policy provides only a very general 
overview of heritage protection. 

• It does not provide certainty 
about how applications on 

planning proposals will be 
determined [NPPF Paragraph 

17].  
• it is not clear how the 

presumption in favour of 
sustainable development will be 
applied locally [NPPF Paragraph 

15]. 

• it does not provide clear policies 
on what will or will not be 
permitted or provide a clear 

indication of how a decision-
maker should react to a proposal 

[NPPF Paragraph 154]. 
Moreover, in order to be Sound it 

The NPPF sets out that Local Plan’s 
should set out a positive strategy 
for the conservation and enjoyment of 
the historic environment which takes 
into account the desirability of 
sustaining and enhancing the 

significance of heritage assets and 
putting them to viable uses consistent 

with their conservation; the wider 
social, cultural, economic and 

environmental benefits that 
conservation of the historic 
environment can bring; the desirability 

of new development making a positive 
contribution to local character and 
distinctiveness; and opportunities to 

draw on the contribution made by the 
historic environment to the character 
of a place. Protecting and enhancing 
the historic environment should not be 

undertaken as an isolated activity and 
through using the Plan as a whole we 
can achieve economic, social and 
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would need a strategic approach that 

provides more advice on nationally 
designated assets and advice on locally 

distinctive considerations to provide a 
proactive strategy for the management 

of the historic environment, NPPF 
p126. 

The Policy, or the strategy across all 
policy sectors, should seek 

opportunities to improve historic 

streets, townscapes, landscapes and 

settings. A positive Strategic Policy 

might seek to provide direction about 

Heritage At Risk that might include 
Buildings, Scheduled Monuments, 

Conservation Areas, landscapes etc. A 
positive Local Plan should propose to 
identify and conserve the historic 
environment that is locally important 
and distinctive. 
There may be the need for 
Development Management Policies in 

the future and there need to be the 
hooks in the strategic plan that provide 
advice and guidance to the 
Neighbourhood Plans or the Town 
Frameworks. This is particularly 
important in a plan such as Cornwall’s 
that covers such a large area and aims 
to rely on neighbourhood plans. The 

plan could, for example, seek to 
address buildings at risk that are on a 

local list. As we have said earlier, a 
strategy to conserve the historic assets 

potentially engages all aspects of 
planning, as such policies for local 
housing, retail and transport, and the 
Policy Messages for Places may need to 

be tailored to achieve positive 
improvements in the historic 
environment that the NPPF (para. 8) 

expects. This policy should however be 
providing guidance on this approach. 

24b World Heritage Site 
There are circumstances where policies 

are needed to address particular cross-
boundary and management issues and 

needs that can only be effectively 
delivered by joint working between 

several local planning authorities. The 
Cornwall and Devon 

environmental gains jointly and 

simultaneously through the planning 
system and achieve sustainable 

development. 
 

This positive strategy is set out in 
Policy 2 – Key targets and 

Spatial Strategy which states that ‘New 
development should provide the most 

sustainable approach to 

accommodating growth; making the 

best use of infrastructure and services 

whilst respecting the natural and 

historic character of Cornwall.’ 
 

This alongside the more detailed 
Historic Environment policy and other 
policies such as Design and 
Development Standards, set out a 
consistent and positive strategy for the 
conservation and enjoyment of the 
historic environment. 

 
The Plan seeks to not repeat detailed 
historic environment legislation and 
documents elsewhere but provides 
clear advice in paragraph 2.96 that 
‘considerable guidance and evidence is 
set out in the Landscape 
Character Assessment, the Area of 

Outstanding Natural Beauty and 
World Heritage Site management plans 

and the Historic Environment 
record in particular. All of these 

provide important information and 
should be used alongside this 
document in making planning 
decisions’. 

 
Following on from consultation on the 
pre submission version of the Plan and 

subsequent  Duty to Co-operate 
meetings the Council supplied draft 

wording on the supporting text to 
English Heritage in December 2013 to 

clarify our position towards the historic 
environment and to set out Cornwall’s 

diverse heritage assets.   
Unfortunately this was not able to be 

completed in time to go to Council 
before the submission consultation but 
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Mining World Heritage Site is one such 

sequence of sites. As it consists of 
number of sites that spread across the 

County and into a neighbouring 
authority, the local Plan need to 

provide details of how this will be 
achieved. 

We recognise that the policy seeks a 
presumption in favour of the 

preservation of the Outstanding 

Universal Value of the World Heritage 

Site; and references to the fact that 

the World Heritage Site Management 

Plan will be a material consideration in 
determining development proposals. 

The policy touches upon setting 
however more is needed to ensure that 
proposals protect those elements which 
contribute to the character, 
appearance, or views into or out of the 
World Heritage Site. 
Applicants will be required to 

demonstrate that full account has been 
taken of the impact of their proposals 
upon the World Heritage Site and its 
setting and that their scheme will have 
no adverse effect upon it. 
In order to ensure that the Outstanding 
Universal Value of an individual World 
Heritage Site is protected in line with 

national policy guidance, there is likely 
to be a need for a more detailed Policy 

to guide development proposals within 
the boundaries of the site, any buffer 

zone and, where necessary, its wider 
setting. 
This could include consideration of the 
opportunities there may be to better 

reveal its significance.  
Assessment and Mitigation 
The policy should encourage thorough 

research and understanding of heritage 
significance and emphasise the 

importance of protection and 
enhancement. The need to assess 

heritage significance at an early stage 
in any design process should also be a 

key message and build on the potential 
earlier sections when this message can 

be emphasised. The current wording in 
this section is very negative in tone, 

is included in the Focused Schedule of 

Changes to the Cornwall Local Plan 
Strategic Policies Proposed Submission 

Document (March 2014) to be 
consulted on in September 2014. 
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and appears to almost encourage an 

attitude that accepts the loss or harm 
to heritage assets. Along with tone 

there needs be a more considered 
approach to ‘harm’. 

A similar tone and approach is taken at 
para. 2.102, in looking at World 

Heritage Sites. These should be 
amended. 

Consistency of approach is important in 

considering ‘setting’ and reference 

should be made to the English 

Heritage’s guidance 

"The Setting of Heritage Assets” 
(2011), either in text or policy. 

Specific mention of the appropriate 
consideration of design that includes 
scale, massing, density and materials 
in relation to historic context and 
significance would also strengthen this 
policy. This would reiterate the advice 
given in Policy 13 Design, but relate it 

specifically to the management of the 
historic environment. 
The inclusion of these points would 
help to deliver a strategic approach to 
heritage management and allow a 
better understanding of the 
opportunities provided by 
enhancement, regeneration and re-

use. We therefore propose the 
amended policy wording. 

Policy 24: Historic Environment 
Cornwall’s historic environment shall 

be sustained and enhanced. This 
includes all heritage assets such as 
historic buildings, conservation areas, 
historic parks and gardens, landscape 

and archaeology. 
Development affecting a designated or 
non-designated heritage asset and its 

setting will be expected to conserve 
and enhance its significance. 

Applicants will be required to 
demonstrate that full account has been 

taken of the impact of their proposals 
upon the Mining World Heritage Site 

and its setting in accordance with the 
adopted Management Plan and that 

their scheme will have no adverse 
effect upon it. 
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Archaeology: Scheduled monuments 

and other nondesignated 
archaeological sites of equivalent 

importance should be preserved in situ. 
In those cases where this is not 

justifiable or feasible, provision should 
be made for excavation and record 

with an appropriate assessment and 
evaluation. The appropriate 

publication/curation of findings will be 

expected. 

Listed Buildings: Alterations, 

extensions or changes of use, or 

development in their vicinity, will be 
expected to have no adverse impact on 

those elements which contribute to 
their special architectural or historic 
interest, including their settings. 
Conservation Areas: Development 
within or which would affect the setting 
of a conservation area will be expected 
to preserve or, where appropriate, 

enhance those elements which 
contribute to their special character or 
appearance. 
Registered Historic Parks and Gardens: 
Development will be expected to 
conserve the design, character, 
appearance and settings of registered 
historic parks and gardens and to 

safeguard those features which form 
an integral part of their character and 

appearance. 
Locally important heritage assets: 

Proposals affecting locally important 
heritage assets should ensure they are 
conserved having regard to their 
significance and the degree of any 

harm or loss of significance. 
Innovative urban design and 
architecture which helps to retain the 

significance of the heritage asset(s) 
and integrates new development into 

the historic environment will be 
encouraged. 

Applications affecting the significance 
of a heritage asset will be required to 

provide sufficient information to 
demonstrate how the proposals would 

contribute to the assets conservation; 
(assessing the significance of heritage 
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assets including their settings, and of 

the potential for finding new sites of 
archaeological or historic interest.) The 

use for Cornwall’s Historic Environment 
Record, Local Lists, National and local 

‘Heritage at Risk’ registers, 
Conservation Area Appraisals and 

Historic characterisation assessments 
will be used to inform the consideration 

of future development including 

potential conservation and 

enhancement measure. 

Any harm to the significance of a 

designated or nondesignated heritage 
asset, or their loss, must be justified. 

Proposals will be weighed against the 
public benefits of the proposal; 
whether it has been demonstrated that 
all reasonable efforts have been made 
to sustain the existing use, find new 
uses, or mitigate the extent of the 
harm to the significance of the asset; 

and whether the works proposed are 
the minimum required to secure the 
long term use of the asset. 
Where such harm is justified, the 
Council will require archaeological 
excavation and/or historic building 
recording as appropriate, followed by 
analysis and publication of the results. 

Cornwall’s Historic Environment Record 
including the Borough’s Conservation 

Area Character Appraisal and 
Management Plan will be used to 

inform the consideration of future 
development including potential 
conservation and enhancement 
measures. 

Policy 25 (and text) Green 
Infrastructure  
Has the historic environment or a 
strategy for it, been central to the 
formulation of this policy? It appears 
that the plan is lacking a positive 

strategy for the historic environment in 
not being included in this approach. 

How for example are Registered Parks 
and Gardens, Scheduled monuments or 

sites of archaeological importance or 
locally important assets incorporated 

into this policy approach? 

Whilst it is acknowledged that the 
historic environment is part of our 

green infrastructure, the historic 
environment and its protection and 
enhancement falls under policy 24. It is 
not the intention to repeated issues 

under different policies. 
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A new bullet point should be included: 

• Maximise opportunities to 
incorporate historic assets and 

their settings within Green 
Infrastructure. 

Policy 27 (and text) Transport and 
Accessibility  
Transport is an essential need for a 

modern Cornwall and it is equally 

essential to ensure that schemes to 

alter the transport infrastructure 
properly enhance the environments 

and communities in which they are 
constructed. The policy needs to 
consider the impact upon the historic 
environment and ensure that they seek 
to ensure they cause no harm. What 
opportunities are there to improve 
historic streets, townscapes, 

landscapes and settings? How are 
traffic/street management, 
environmental improvements, paving, 
and street furniture going to be 
designed and managed in a historic 
streetscene? 
It is important to ensure that the 
Transport Strategy is appropriately 

informed by and reinforces the historic 
character of a town or place, and that 

where possible mutual benefit is 
achieved in combining the desire to 
realise functional improvements with 
the opportunity to effect those 
enhancements which for example a 
conservation area or historic asset 
requires to achieve a positive plan for 

the historic environment. 
 
The Conservation Area Appraisal and 
Management Plans in many of the 

urban areas detail the significance and 

role of streetscape and open spaces to 
the character and appearance of the 
conservation areas across the County, 

and identifies the issues in need of 
attention as far as problems or threats 

are concerned and where scope for 
enhancement exists. How will these be 

used as evidence to provide a 

strategy? 
While it is incumbent upon the plan to 

The impact upon and consideration of 

the historic environment in design and 

planning decisions is dealt with in 

policy 24 – Historic Environment. 

Policies should not be seen in isolation 

but be read together; as a whole they 
form the framework for the 

consideration of planning proposals. 
The Local Transport Plan - Connecting 
Cornwall - also recognises the 
importance of the historic environment 
particularly the impacts that the 
design, build and use of transport can 
have and also through ensuring 

sustainable access to our most 
valuable assets. 
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do this in its own right, it is however, 

in a County so reliant on its 
environment and tourist trade, it is as 

important for economic reasons that it 
enhances the environment. 

A new bullet point should be included: 
Be designed to protect and enhance 

Cornwall’s historic built and natural 
environment and using the available 

character tools to ensure sensitive 

designs that enhance and mitigate the 

impact of schemes. 

 
Duty to co-operate liaison meeting August 2014 

Key Issue Raised Cornwall Council Response/Action 

Needs to set a positive strategy for 
Historic Environment, question whether 
the Plan provides certainty or goes 
further than the NPPF. 

The Plan sets a positive strategy is set 
out in Policy 2 – Key targets and 
Spatial Strategy which states that ‘New 
development should provide the most 
sustainable approach to 
accommodating growth; making the 

best use of infrastructure and services 
whilst respecting the natural and 
historic character of Cornwall.’ 
 
This alongside the more detailed 
Historic Environment policy and other 
policies such as Design and 

Development Standards, set out a 
consistent and positive strategy for the 
conservation and enjoyment of the 
historic environment. 
 
The Plan seeks to not repeat detailed 
historic environment legislation and 
documents elsewhere but provides 

clear advice in paragraph 2.96 that 
‘considerable guidance and evidence is 

set out in the Landscape 
Character Assessment, the Area of 

Outstanding Natural Beauty and 
World Heritage Site management plans 
and the Historic Environment 

record in particular. All of these 

provide important information and 
should be used alongside this 
document in making planning 

decisions’. 

Needs clarity in Allocations DPD to add 
decision making. Links to evidence 

Comments Noted.  
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base important in particular 

assessments in Town Frameworks. 

Further detail could be included in a 
Supplementary Planning Document but 

need a commitment from the Council 
that this will be done. 

The Council has committed to 
producing a Supplementary Planning 

Document of the Historic Environment. 
 

This Document is intended to provide 

guidance on the interpretation and 

application of the policies in the 

emerging Cornwall Local Plan – 

Strategic Policies (in particular policies 
13 and 24) and how they can be 

applied to the preservation and 
enhancement of the historic 
environment. The overarching aim is to 
protect and conserve the locally 
distinctive characteristics of Cornwall’s 
existing townscapes and landscapes 
whilst also ensuring that new 

development respects and/or enhances 
the existing character of distinctive 
localities. 
 
This was included in the Council’s Local 
Development Scheme that was 
approved in November 2014. 

 
Focused Changes Consultation September 2014 

Key Issue Raised Cornwall Council Response/Action 

Change 3: There is however little 
reference as to how the historic 
environment will be addressed, in 
effect there is no positive strategy for 

the historic environment. There has 
been discussion between EH and 

Cornwall Council of a Heritage Strategy 
that could be formalised as an SPD and 
its omission from this diagram is a 
missed opportunity to provide a 

positive strategy carrying the evidence 

base that exists (CSUS) but is not 
referenced and could be used to ensure 
the historic environment is 

appropriately considered in 
development proposals.  

Agree; propose to add reference to 
Supplementary Planning Document 
within the diagram. 
 

Cornwall and Isles of Scilly Urban 
Survey (CSUS) is highlighted in 

paragraph 2.96 as being important 
evidence that should be used alongside 

the Local Plan in making planning 
decisions.  

Change 21: The historic environment 
has wider role to play in character and 

context than just layout as advocated 
by the proposed change to Policy 13, b 
on layout. It should be referenced in 

The plan is clear that ‘all policies will be 
considered together in decisions 

making’ and Policy 24 states that 
‘proposals will need to sustain 
Cornwall’s local distinctiveness and 



167 

 

Key Issue Raised Cornwall Council Response/Action 

both the supporting text and the 

opening to Policy 13. 
 

There should be specific reference to 
the evidence base, (conservation area 

appraisals and management plans, the 
Cornwall and Scilly Urban Survey work 

that identifies the character of places) 
and which should be drawn upon and 

used to inform design and 

development work.  

 

character and protect and enhance 

Cornwall’s historic environment and 
assets according to their international, 

nation and local significance’.  
 

Cornwall and Isles of Scilly Urban 
Survey (CSUS) is highlighted in 

paragraph 2.96 as being important 
evidence that should be used alongside 

the Local Plan in making planning 

decisions.  

Change 26: Object - Given the national 
and international level of designation 
involved it is a matter of significance 
when considering the harm to a 
heritage assets, there should be a 
presumption against harm. It is not a 
matter of ‘taken into account’. 

The Plan is clear that ‘all policies will be 
considered together in decisions 
making’ and Policy 24 states that 
‘proposals will need to sustain 
Cornwall’s local distinctiveness and 
character and protect and enhance 
Cornwall’s historic environment and 

assets according to their international, 
national and local significance’.  
 

Change 41: Support - however the 
sentiment would be well placed in 

other policy areas including design, 
green 

infrastructure, Role and function of 
places housing in the countryside etc. 

The policies avoid repetition so it is 
important they are all read as a whole. 

The Plan is clear that ‘all policies will be 
considered together in decision 

making’.  
 

Change 42: The essence is at least 
partly supported however the first 
sentence is too long and its meaning is 
lost. 
It then raises the question of what is 
Cornwall’s strategy towards locally 
designated assets at risk and their 
management? This is particularly 

pertinent as the plan intends to place a 
reliance on neighbourhood plans and 

local communities to take forward the 
strategy. Local Lists adopted into local 
plans are a positive way for the local 

planning authority to identify non-
designated heritage assets against 

consistent criteria so as to improve the 
predictability of the potential for 
sustainable development. This is an 

important encouragement from 
Government to use local lists to reduce 

uncertainty and add clarity to both the 
plan-making and decision-making 

Paragraph can be slightly rewritten to 
read ‘National planning policy provides 
guidance on the identification, 
significance, and protection of heritage 
assets; these include Listed Buildings 
and Scheduled Ancient Monuments 
which are protected by legislation. 
English Heritage keep an up to date 

register of all listed buildings and 
scheduled ancient monuments and 

proposals which support those at risk 
will be encouraged. Alongside these 

exist a number of designated heritage 
assets including Registered Parks and 
Gardens, Conservation Areas and other 

areas of historic interest that are 

protected through the planning 
process. National policy recognises that 
some of these local heritage assets 

have lesser significance but expects 
that decisions are based on the nature, 

extent, and level of that significance, 
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process and therefore guide 

development to sustainable solutions. 

which is a material consideration in the 

determination of planning applications.’ 
 

Paragraph 2.96 of the Plan highlights 
The Cornwall & Scilly Historic 

Environment Record (HER) and is 
clearly states it ‘provides important 

information and should be used 
alongside’ the Local Plan’ in making 

planning decisions’. 

 

Policy 2 Spatial Strategy clearly sets 

out that ‘New development should 

provide the most sustainable approach 
to accommodating growth; making the 

best use of infrastructure and services 
whilst respecting the natural and 
historic character of Cornwall.’ The 
policy continues that development 
should seek to: ‘Positively manage new 
development in Cornwall through the 
protection and enhancement of 

environmental and historic assets, 
appropriate and proportional to their 
value’. The Plan then sets out more 
detailed policies on specific topics. 

Change 43: The text provides useful 

context. 
It also highlights the council’s own 

estate. How does the council propose 
to address its own estate of designated 
assets? If it decides to sell off or 
develop assets will seek to enhance 
value as well as conserve and enhance 
the asset? This should form the basis 
of a positive strategy. 

How will the council address or take 
the opportunity to enhance, through 

development opportunities, the assets 
it owns which are at risk? Will it use 
CIL or S106 funding? 

The Plan sets out a positive framework 

for managing new development and 
the Council, should the Authority 

undertaken any development 
opportunities with any of its assets it 
will have to address to the policies 
contained in the plan like any other 
developer. 

 
Duty to Co-operate Statement Consultation December 2014 

Key Issue Raised Cornwall Council Response/Action 

In reaching our decision on the Plan in 
question, we have taken account of the 
extent to which your authority and 

English Heritage have engaged in the 

preparation of the document and your 
response to any strategic matters 
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which we may have raised. 

 
As a statutory consultee, we consider 

that the Council has consulted and 
where appropriate provided 

opportunities to engage with English 
Heritage at all the formal stages in the 

preparation of both the local plan. We 
have however been frustrated, on a 
few occasions, during the informal 

conversations that offered little real 

opportunity for comments to be taken 
on board when set against a committee 

deadline the next day. This has meant 
that on some occasions a meaningful 

engagement was limited. 
 
The comments in the statement appear 
to be a broad reflection but we are 
uncertain that the Authority has taken 
proper account of all of our comments 
in formulating the document now 

under consideration or that it has 
provided sufficient reasons why it has 
decided not to follow some of our 
advice. 
 
Regarding the report we note in 
paragraph 24 it states “English 
Heritage feel that the strategic policies 

supported by additional detailed 
policies is unwise”. While appreciating 

the necessary brevity of such a 
document this loses some of the 

subtlety of our concerns. While there is 
a role and need, in this instance, to 

provide additional guidance within an 
Supplementary Planning Documents 
(SPD), those elements however need 

to be provided with a much better 
direction, a strategy, in the strategic 

policies. Moreover, the lack of 
evidence, or its use, to support the 

spatial distribution, and to demonstrate 

that the significance of the historic 
environments of Cornwall and their 
settings will not be harmed, need to be 

properly considered, drawn out and 
used in the policies and spatial 

distribution. This is necessary to 
ensure the plan will be deliverable and 
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achieve sustainable development. 

 
There are a number of Supplementary 

Planning Documents proposed, some of 
which are intended to address our 

concerns, and they may do in part, 
however these will not be brought 

forward until after submission. The 
results of this work should inform the 
Plan. While on the one hand we 

welcome the proposal for an SPD 

considering development in the World 
Heritage Site, this is a Strategic 
Matter and one that will not inform the 
Plan’s spatial distribution and identify 

sustainable development. 
 
Sustainability Appraisal 
We note that the Addendum to 
Sustainability Appraisal (B) March 2014 
on the website. We are however 
unsure if the Pre-submission 

Consultation in March/April 2014 was 
accompanied by a Sustainability 
Appraisal as we can find no record on 
our files. 
 
As a result, we are doubtful that that 
the authority has complied with the 
requirements of the Duty insofar as 

English Heritage is concerned and in 
regard to the historic environment; and 

for the reasons that we have set out in 
our response to the Plan, we consider 

that the document is unsound. 

 
Additional communication 17th April 2015 

Key Issue Raised 
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Thank you for bringing to my attention the schedule of proposed further 

significant changes. I read with interest the changes and wanted to thank you 

for incorporating many of our comments in the text. I think they go a significant 
way to resolving our concerns. I also welcomed and support the commitment of 

Cornwall to undertaking an SPD. Nonetheless, to provide positive strategy as 

required by the NPPF, I am bound to say many of these changes should be in 

policy, if they are to provide the certainty and have the necessary weight to 

influence decisions. Were this to be the case, our objections would be 
addressed.  

 
I noted there were a number of references and links to English Heritage and 

some of our Webpages. You will no doubt be aware that on the 1st of April we 
became Historic England and may want make those factual changes were 

appropriate. 
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Organisation: Natural England 
 

Options Consultation February 2011 

Key Issue Raised Cornwall Council Response/Action 

Specific reference needed on green 
infrastructure in relation to 

infrastructure.  

Development of preferred approach 
document will scope out potential 

policy aims and intent.  

 

Scope of Green infrastructure and 

infrastructure policies were included in 
Preferred Approach document. 

The principles listed do not fully 

represent and cover the environmental 

aspect of sustainable development. 

Need to cover: 
adaptation and resilience to climate 

change. 
Pro-actively seek opportunities for 

landscape and biodiversity 
enhancement. 
Promotion the safeguarding and 
sustainable use of natural resources 
and ecosystem services. 
Infrastructure, including green 
infrastructure, is brought forward to 

support new development.  

Development of preferred approach 

document will scope out potential 

policy coverage.  

 
Preferred Approach document written 

to include policy intent on: 
Sustainable development 

Climate Change 
Landscape and Biodiversity 
Natural and Historic Environment 
Infrastructure 

Need to support beneficial 
development and restrain harmful 

change on natural environment. 
 

The plan needs to highlight the 
potential impact on designated 

landscapes (AONB) and protected sites 
(SSSIs).  

Development of preferred approach 
document will scope out potential 

policy coverage.  
 

Preferred Approach document set out 
the importance of Cornwall’s 

environment and to included policy 
intent covering the natural and historic 
environment. 

Sustainable development requires a 

balanced focus of economy, society 
and environment. Currently weighted 
towards economic and social aspects of 

development.  

Council committed to producing a plan 
that has balanced focus when 
managing future development in 

Cornwall.  
 
Preferred Approach document set out 
the Council’s approach to sustainable 

development in regard to 
environmental, economic and social 

issues. 

 
Preferred Approach/Options & Preferred Options for Energy, Minerals & 
Waste Consultation January 2012 

Key Issue Raised Cornwall Council Response/Action 

Policy messages in the consultation 

document signal welcome intentions 

Draft wording of document and policies 

to be developed in conjunction with 
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for the natural environment but in the 

absence of specific and detailed polices 
and proposals, supported by further 

environmental testing, there is 
uncertainty about its effects. 

 
Appreciate the need to take a flexible, 

creative and positive approach to 
decisions. At the same time to achieve 

protection of the most important 

environmental assets there will need to 

be clear and transparent criteria that 

development proposals will need to 
satisfy.  

Natural England before publication and 

consultation.   
 

Ongoing dialog continued with Natural 
England during the drafting of the Pre-

submission version of the plan prior to 
consultation and resulted in redrafting 

and shaping elements of the plan in 
particular the rewording and 

agreement of both the Housing in the 

Countryside and Landscape policies in 

October 2012. 

 
 

Key importance to the success of the 
Plan to ensure that the natural 
environment commitment within the 
vision and strategy is cascaded down 
though the policies and proposals 

offering strong safeguards but also 
planning positively for restoration and 
enhancement. 
 
Sustainable Development could be 
improved through reference to the 
need to both protect and "enhance" 
environmental resources.  

 
Reference to green infrastructure in 

regard to high quality development is 
welcome. We regard this as a key 
component of good design. 
 
Offer broad support to scope of natural 
and historic environment and are 
particularly pleased to see the 

references relating to the protection of 
ecosystem services. 
Need to include specific reference to 

the full range of biodiversity and 
geological conservation assets that will 
need to be protected, restored and 

enhanced.  
Recommend reference to non 

designated landscapes in documents.  
 

Support provision of new and improved 
footpaths but should also cover the 
protection of existing footpaths and 
bridleways.  

Support that everyone should have 

Draft wording of document and policies 
to be developed in conjunction with 
Natural England before publication and 
consultation. Ongoing dialog continued 
with Natural England during the 

drafting of the Pre-submission version 
of the plan prior to consultation and 
resulted in redrafting and shaping 
elements of the plan. 
 
Policy 1 of the Pre submission sets out 
that when considering development 
proposals the Council will take a 

positive approach that reflects the 
presumption in favour of sustainable 

development contained in the National 
Planning Policy Framework.  
 
Supporting text to Policy 23 Natural 
Environment make reference to the full 
range of environmental assets as well 
as stating that all landscapes matter 

not just those with national 
designations. 

 
Pre-submission document highlights 
the importance of the Landscape 

Character Approach in dealing 
proposals, commits to save policies in 
existing local plans on Areas of Great 

Landscape value while the council 
undertakes a reassessment of their 

descriptions and extent to inform and 
produce strong revised statements of 
these local designations of landscape 

value. 
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access to good quality natural green 

space. Suggest Council consider green 
space standards.  

Recommend taking green 
infrastructure into account when 

developing and updating the 
infrastructure delivery plan.  

Pre-submission document written to 

include policies that include green 
infrastructure and infrastructure in 

general, this includes supporting text 
which highlights there role in 

supporting social, economic and 
environmental objectives 

We will feel better placed to comment 

on the distribution of development in 

light further environmental testing 

through processes such as updated 
Sustainability Appraisal and Habitats 

Regulations Assessment.  

Draft wording of document and policies 

to be developed in conjunction with 

Natural England before publication and 

consultation. Ongoing dialog continued 
with Natural England during the 

drafting of the Pre-submission version 
of the plan prior to consultation and 
this alongside the findings of the 
sustainability appraisal and Habitats 
Regulations Assessment resulted in 
redrafting and shaping elements of the 
plan. 

 
Natural England where fairly 
comfortable with the officer 
recommendation for 48,000 houses 
and the associated distribution of this 
which focused growth on main towns 
and community network areas with 
greater landscape capacity. 

 
Full Council – Jan/Feb 2013 approved a 

42,500 growth figure with a 
distribution based on a pro-rata 
approach for consultation. 

 
Pre-submission Consultation March 2013 

Key Issue Raised Cornwall Council Response/Action 

We are concerned that there are still 
fundamental elements of the Plan 

which are not evidenced based. These 
have not been mitigated against and 
are likely to have significant impacts on 

both protected landscapes and 
biodiversity interests. 

Comments noted  
 

For the Plan to be sound, we advise it 
necessary in these circumstances to be 
able to show at this stage, that 

numbers for each CNA are deliverable, 
particularly where there are significant 

constraints. We have sufficient doubt 
that in particular areas that the scale 
of development proposed may not be 

Comments noted, the LP policies have 
been prepared using an evidence base. 
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achievable and as evidence is not yet 

available to show it is achievable, we 
consider the Plan is not justified and 
therefore unsound. 

Consider Policies PP1 to PP17 as 
policies within the Plan and therefore 

material considerations for the 

determining of planning applications. 

They should therefore be fully 

appraised in the Sustainability 

Appraisal. 

Comments noted. The SA took a ‘whole 
plan’ approach and therefore 

considered the impact of the plan as a 

whole.  

 

Area-based proposals have been 

considered during a previous SA 
assessment. 

Sustainability Appraisal has already 
concluded that the Spatial Strategy 

Plan is likely to have a significant 
negative impact on biodiversity and 

negative impacts on air water, and 
climatic change. We agree and also 
advise that we consider that the Plan is 
likely to have a significant negative 
impact on Protected Landscapes. 

Comments noted 

Impacts to Protected Landscapes: 
Whilst we are now content with Policy 
23 regarding development in the 
AONB, it is clear that within some 
CNAs, this would be difficult, if not 
impossible to deliver without that 
significantly impacting upon the Special 

Qualities of the Protected Landscapes. 
Therefore some proposals will not be 
able to conform to Policy 23 and will 
therefore not be sound.  
It is disappointing that the Council, at 
this stage, have not used an evidence 
based approach to test whether 
development (including housing, 

employment and renewable energy 
developments) would be deliverable 

without compromising the special 
qualities the Area of Outstanding 

Natural Beauty (AONB). 
We would advise that the setting of the 

AONB should be taken into 
consideration where this would also 
impact on the special qualities e.g. 
noted particular uninterrupted views 
from within or outside the AONB.  

We presently consider the Plan 
unsound as it is not justified due to the 

lack of evidence base to demonstrate 

The LP policies have been informed by 
an evidence base, this includes an 
assessment of the areas ability to 
accommodate housing development 
outside the AONB. This assessment will 
be published as part of the evidence 
base to accompany the submission of 

the LP.  
 
Comments noted, consider including 
‘In and within the setting of the Areas 
of Outstanding Natural Beauty….’ 
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that development is deliverable without 

impacting on Special Qualities of the 
AONB within CNA where growth 

opportunities outside the AONB are 
limited. 

We are concerned that impacts to the 
setting of the AONB have not been fully 

considered in regard to Renewable 
Energy. We note the removal of the 

target but suggest that if included in 

supplementary guidance indicated in 

2.59, it is thoroughly assessed to 

ensure deliverability. We advise that 

note is taken of Paragraph 97 of the 
NPPF that Authorities should design 

their policies to maximise renewable 
and low carbon energy development 
while ensuring that adverse effects are 
addressed satisfactorily, including 
cumulative landscape and visual 
impacts  
We advise that the current wording in 

Policy 15 should be altered from “In 
and adjacent to Areas of Outstanding 
Natural Beauty and undeveloped coast, 
developments would not be allowed 
except in exceptional circumstances 
and should generally be very small 
scale in order that the natural beauty 
of these areas may be conserved” to 

“In and within the setting of the Areas 
of Outstanding Natural Beauty and 

undeveloped coast, developments will 
not be allowed except in exceptional 

circumstances. The Special Qualities of 
the Area of Outstanding Natural Beauty 
shall be protected.”  
We consider Policy 15 unsound as it 

does not sufficiently protect the 
Protected Landscapes. 

Impacts to biodiversity: 
Noted that the Habitat Regulations 
Assessment had indicated likely 
significant effects on Natura 2000 sites 

which still required counter-acting 
measures or other mitigation measures 

to be taken to avoid such impacts. 
Policy 23, as currently written, does 

not adequately distinguish the 
hierarchy between international, 

national and local sites and the 

Policy 23 refers to the need to protect 
and enhance Cornwall’s natural assets 
according to their international, 
national and local significance. 

Consider policy wording. 
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protection afforded to them. We would 

recommend that this policy is re-
written to make clear any proposal 

adversely impacts an international site, 
or causes significant harm to a SSSI, 

will not normally be granted 
permission. We would suggest that the 

final paragraph, relating to Mitigation, 
is deleted; as this point is more 

accurately dealt with in paragraph 3c. 

Marine environment: 
Note that the three marine cSACs 

Lands End and Cape Bank cSAC, Start 
Point to Plymouth Sound and 
Eddystone cSAC and Lizard Point cSAC 
are considered to be outside the 
influence of Local Plan development in 
Cornwall and have therefore been 
scoped out of the Plan. It is not clear 

why this has been the case as whilst 
the Plan may not have a direct 
influence on these designations, 
proposals on land can have indirect 
impacts on marine sites. It should also 
be noted that candidate SAC are, as a 
matter of policy, afforded the same 
protection as notified European sites. 

The lack of consideration of the marine 
environment issues and potential 

indirect impacts arising on them makes 
the Plan currently unsound, as it is 
unjustified and Marine SAC should not 
have been excluded from the Habitat 
Regulations Assessment. 

Comments noted, impact on the SACs 
has been considered as part of the HRA 

Recreational Disturbance: Concerned 
that the Plan, and accompanying HRA, 

does not take full account of the 
potential impacts on European sites, 
nor recognise the mitigation needed to 

offset the impacts (if indeed, they can 
be mitigated in their entirety). It is the 

duty of the competent authority (the 
Council, not Natural England) to ensure 

that the relevant mitigation will be 
secured under the Habitats 
Regulations, prior to the grant of 

planning permission.  
If CIL is to be used, then this should be 

stated in the Plan Policy with 
explanatory text and considered to be 

“Critical” in the Draft Infrastructure 

Comments noted, suggest meeting to 
discuss concerns and policy 

approaches. 
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Delivery Plan. Natural England are also 

responding to the CIL consultation and 
note its findings on viability and that 

CIL will only provide 8% already of 
critical and necessary needs and there 

is no current provision for such in the 
infrastructure delivery plan. 

As the link between necessary 
mitigation and CIL funding is not 

clearly made in this Plan, the Council 

may find it difficult to secure the 

contributions, without which 

development would be likely to harm 

the European site and should therefore 
be refused.  

The Plan is currently not justified as 
possible Likely Significant Effects could 
arise for which there is no mitigation. 
Further evidence, explanatory text and 
policy wording is required to 
demonstrate that there will be No 
Likely Significant Effects. At present 

there is no satisfactory conclusion of 
the Habitat Regulation Assessment. 

Water Quality: The Habitat Regulations 
Assessment highlights the potential for 
Likely Significant Effects at a number 

of International Sites because of water 
quality change due to the additional 

waste water outputs from the proposed 
development in the local plan.  
In particular possible Likely Significant 
Effects are raised regarding the River 
Fal and Helford SAC, River Camel SAC 
and Plymouth Sound Estuary SAC. Of 
these the River Camel SAC is 

considered of particular issue as that is 
the only water body of the three 
Special Areas of Conservation in 
unfavourable condition. Natural 

England are content that there will not 

be an adverse impact on integrity on 
the Plymouth Sound Estuary SAC or 
the River Fal and Helford SAC. 

Comments noted. 

River Camel SAC: The Habitat 
Regulations Assessment highlights the 

potential for adverse effects on the 
integrity of the River Camel SAC from 

the proposed development unless it 
can be accommodated within the 

existing consents at the Camelford, 

Comments noted, suggest meeting to 
discuss policy approaches. 
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Bodmin (Scarletts Wells) and Delabole 

STWs (section 6.5.5). 
Assessment has highlighted the 

potential for an adverse effect on 
integrity for which as yet there is no 

appropriate mitigation proposed. 
Further evidence of delivery, 

explanatory text and policy wording is 
required to show certainty of No 

adverse effect on site integrity. At 

present there is no satisfactory 

conclusion of the Habitat Regulation 
Assessment. 

Air Quality: The Habitat Regulations 
Assessment (HRA) concludes there are 
no Likely Significant Effects (LSE) due 
to air quality impacts. Natural England 
presently does not agree that this 
conclusion has been adequately 

demonstrated. 
The conclusions of the HRA for air 
quality in terms of potential impacts 
from NOx and N deposition on all 
designated sites should be revised 
taking into account any changes in 
predictions for reductions in NOx 
following our recommendations. The 

assessment should not be solely based 
on 2030 predictions. The potential 

impact of the plan on air quality at 
relevant designated sites also needs to 
be assessed from now to 2030.  
At this stage, given the information 
provided, we are unable to agree with 
the conclusion of no likely significant 
effect from the plan with respect to 

potential air quality impacts. 

Comments noted. 

Coastal Squeeze: In our previous 
response we highlighted the potential 

conflict between ‘harnessing the full 
potential of the waterfront for 

employment and leisure’ at 
Perranporth and the Shoreline 

Management Plan which specifically 
refers to “moving toward a more 
sustainable shoreline position at 

Perranporth will be to manage the 
present day development pressures 

which exist along the frontage, 
particularly adjacent to the main Beach 

Road car park. Land Use Planners must 

Comments noted, consider suggested 
wording. 
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be guided to avoid further unsuitable 

development in this area as it will be 
increasingly at risk in the future and 

will need to be considered spatially as 
part of any realignment strategy 

beyond 2025’. We advise that the 
statement should be clarified by the 

words “subject to Habitat Regulation 
Assessment of individual projects as 

necessary avoiding adverse effects on 

the Penhale Dunes SAC”. 

Other biodiversity and geodiversity 

issues: 
The strategic objectives and Policy 2, 
the spatial strategy, does not appear to 
recognise the value of the natural 
environment to the local economy and 
is therefore a missed opportunity.  
Overall we do not consider that the 

Plan is presently sustainable as its 
objectives for economic growth appear 
to override environmental. At present 
contrary to paragraph 9, 156 and 157 
of the NPPF, the plan does not contain 
a clear strategy for protecting and 
enhancing the natural environment we 
consider that this affects the 

soundness of the Plan.  
We also advise that amendments to 

the supporting text of Policy 23 clarify 
that some brownfield sites have high 
biodiversity value which may render 
them inappropriate for re-
development, in line with paragraph 
111 of the NPPF.  
The Local Plan should give appropriate 

weight to the roles performed by the 
areas soils. These should be valued as 
a finite multi-functional resource which 
underpin our well being and prosperity. 

Decisions about development should 

take full account of the impact on soils, 
their intrinsic character and the 
sustainability of the many ecosystem 

services they deliver. 
The conservation and sustainable 

management of soils also is reflected in 
the National Planning Policy Framework 

(NPPF), particularly in paragraphs 109 

and112. The permanency of the impact 
on soils is an important consideration 

Policy 2 has been amended to include 

the need to protect and enhance 
environmental assets including 
mitigation of unavoidable adverse 
effects, appropriate and proportionate 
to their value.  
 
Policy 22 regarding best use of land 

has been amended to reflect that some 
previously development or despoiled 
land may have environmental value.  
 
Comments noted, include soils in policy 
23 (3b) to read ‘features of biological 
and geological interest (including 
Biodiversity Action Plan habitats and 

species and soils), are conserved, 
protected and enhanced….. 
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when considering land use change. 

Plan policies should therefore take 
account of the impact on land and soil 

resources and the wide range of vital 
functions (ecosystem services) they 

provide in line with Paragraph 17 of the 
NPPF. We suggest that suitable 

wording is included in Policy 23 to 
make the Plan sound.  

Whilst we welcome the statements in 

the plan regarding the value of green 

infrastructure and its value to people, 

biodiversity and the economy, it would 

be desirable if reference were made to 
Accessible Natural Greenspace 

standards and an aspiration to meet 
these in the provision. 

Mineral Development: We advise that 
greater consideration of Protected 

Landscapes should be given in mineral 
development. Whilst we accept that 
some minerals may only be found in 
limited locations, the National Planning 
Policy Framework states that mineral 
working should as far as is practical be 
located outside protected landscapes. 
Whilst some minerals may have very 

limited occurrence, others such as 
aggregate are more plentiful. We 

therefore question why no 
differentiation has been made 
between, for example, further working 
of aggregate in Protected Landscapes 
which should be exceptional as set out 
in paragraph 116 of the NPPF, and that 
outside (which should not impact on 

the Special Qualities of the AONB). In 
order to be considered sound the 

wording of the Plan should reflect this 
distinction.  

Policy 18 makes reference to the fact 
that new mineral development will 

need to be of a scale sensitive to its 
landscape designation.  
 
 

Whilst we would support small scale 

building stone quarries to provide local 
building materials that will enhance the 

characteristics of local areas in 
accordance with NPPF paragraph 144 
bullet point 8; we consider that larger 

scale building stone quarries should be 
carefully considered in protected 

landscapes or their settings and this 
should be reflected in the policy to 

make it sound. 

Comments noted, consider including 

the wording ‘phased working’ to policy 
18. 



182 

 

Key Issue Raised Cornwall Council Response/Action 

We advise that the policy should 

include wording that directs all mineral 
working in the first instance to outside 

Protected Landscapes and their 
settings and allows mineral working in 

the AONB in exceptional 
circumstances.  

Whilst we welcome policy wording 
regarding mineral restoration, in 

accordance with the technical guidance 

that accompanies the National Policy 

Planning Framework, we advise 

reference should be made to phased 

restoration as well as “reclamation at 
the earliest opportunity” We also 

advise the words including green 
infrastructure is added to sub-bullet 
point 3 of bullet point 6.  

Waste Development: 

We note that almost 1 million tonnes of 
landfill space is required over the plan 
period including 340,000T of residual 
household waste. It is advised that 
Policy 20 (2) does not give enough 
strategic direction to for the location 
and scale of major disposal facilities.  
We accept that a criteria based 

approach may be acceptable for inert 
waste and would advise that such 

criteria is included in Policy 20. This 
should specifically exclude the AONB 
except where inert waste is required to 
restore former mineral workings only.  
We are uncertain about the assumption 
that 73,000T of hazardous waste will 
be accommodated outside Cornwall 

elsewhere in the region. We question 
the figure in Table 3 of 340,000 m3 

and 540,000 in the text and whether 
all of this is “hazardous” since table 3 

refers to household waste. We are not 
aware of any planned disposal or use in 
the Devon plan and disposal further 
afield at such a scale is unlikely to be 

sustainable. More information on 
location and scale is required in respect 

of any non hazardous landfill, including 
the deposition of fly-ash.  

 
Therefore we advise that for the policy 

to be sound, either further locational 

Additional research has been 

undertaken to ascertain whether there 
is sufficient permitted capacity for local 
authority and commercial waste over 
the plan period. This has concluded 
that there is estimated to be sufficient 
permitted capacity within Cornwall.   
 
The LP should be read as a whole and 

the policies applied as such, the plan 
contains policies which aim to protect 

the AONB and other environmental 
designations. 
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information and scale of disposal site is 

provided in the plan in order to be 
compliant with the October 2012 waste 

guidelines3 or principles are set out in 
the plan which include  

1. not permitting such sites within the 
AONB  

2. not permitting such site that would 
impact directly or indirectly on 

designated sites- reference in the text 

should be made to impacts on birds 

using the SPA and other impacts 

transmitted via air and water 

pathways.  
3. reference is made in the text that a 

further waste DPD will be provided that 
will fulfil the requirements of the Waste 
Guidelines. 

 

Additional meeting  15 November 2013 

Key Issue Raised Cornwall Council Response/Action 

Water Quality: 
 
Water Framework Directive has targets 
for 2015 and 2027. The River Camel is 
not likely to meet the WQ target by 
2015 – maybe by 2027.  
 

There is a duty to get the SAC into a 
favourable condition by 2027 (EA 
duty?)  
 
Current situation is that Phosphrous is 
at twice the acceptable level. Need to 
consider the situation now and with the 
Plan in place.  

 
There is funding through PR14 for 

improvements to phosphorous 
stripping at Nanstallon sewage works, 

improvements are in the SWW 
business plan. OV is waiting for 

modelling calculations from the EA for 
the capacity of sewage treatment. 
Hereford secured additional funding for 
modelling work. 

Better look at evidence base; in 
particular how much housing in 
catchment areas.  
 
Meeting with Emma Whereatt, NE and  
CC 
 

Corine Dyke (CC) to phone Orlando 
Venn (NE) to discuss 
 
Is there scope to put more detail into 
CNA policy section? Is it already 
programmed into the infrastructure 
delivery schedule? 

Sustainability Appraisal: 
 

Not a major issue – a side issue.  
 

CC to check whether SSSI is in SA 
objectives/monitoring 

 
CC to email John Lister links to all SA 
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Have SSSIs been included in the 

Sustainability Appraisal. 

information 

AONB – Impacts to protected 
Landscapes 

 
Issue with the strategy for housing and 

question the deliverability of the plan. 

Need to agree a statement of common 

ground. 

 

Sufficient capacity outside AONB but 
impact on the setting of the AONB.  

 
Infilling and minor development would 
not be an issue but distribution doesn’t 
suggest this.  
 
Can a memorandum of understanding 
be made with the AONB unit? 

 
Policy needs to be flexible enough to 
test whether allocation can be moved 
to other areas.  
 
Is there a policy fix for the residual 
risk, allowing for allocations to be 
changed later? 

Strengthen the AONB study a bit by: 
Looking at SHLAA mapping in relation 

to AONB; particularly where there is a 
shortfall 

 

Eliminate ‘no problem’ areas (SA) 

Meet with the AONB and  

 

Agree definition of ‘small scale’ what 
scale of development is really actually 

likely (All?) 

Policy 23 
Need to be clearer about the hierarchy 
of sites and their relative importance 
(European, national, local) and the 
hierarchy of planning – avoid, mitigate, 
compensate for loss. The plan, as 
worded, seems to jump straight to 
compensation for loss, without 

considering preferable alternatives.  
What is ‘inappropriate development’? 
Could be explained by a footnote: 
‘development which has a significant 

adverse impact on special features’  
Policy needs to reflect the NPPF (para 

2.91) more  
Soils has been added but wording 

needs looking at 

PW to reword (change ‘loss’ to ‘adverse 
impact’), 23 (3) b change position of 
brackets so soils not included in 
brackets and liaise with Chris Edwards 
(who may also suggest some 
wording…) 

Recreational Impacts: 
 
Main question – can the assessment be 
‘pushed downstream’ (with appropriate 

phosphorus striping presumably) or 

can we use a strategic approach to 

Chris Edwards (NE) to talk to James 
Riley (URS) about what research has 

already been done.  
 

CC to find out whether any survey data 
already exists. 
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offsetting – then where should 

alternative green space be and how will 
it be paid for? 

 
Either look at specific sites and their 

sensitivities 
Or a strategic approach, allocating 

strategic green space 
 

We need to know: 

What is the potential for Recreational 

Impact (caused by the Local Plan) 

What is the special quality of the site? 

What mitigation is 
proportionate/required? 

 
Can it be bespoke, site by site (too 
complicated?) or ca we have a 
strategic approach? 

 

Plan for a workshop with local Land 
Managers to scope out which areas 

might be sensitive to disturbance from 
Local plan related development and 

agree management/mitigation (Chris 
Edwards and James Riley to discuss 

and suggest scope of workshop) 
 

Agreement could then be reached with 

‘partners’ such as TECF, National trust, 

CWT and statement written into Local 

Plan, with this agreed approach as 

evidence of how it will be done. 

 
Proposed Submission Consultation March 2014 

Key Issue Raised Cornwall Council Response/Action 

Policy 7 Housing in the Countryside 
 
Issues: Detail on landscapes 
 
Paragraph 2.17 notes the need for 
development to respect the 

character of Cornwall’s settlements.  
In line with Policy 23, weight should 
also be given in para 2.17, Policy 9 
and Policy PP1 onwards (inter alia) 
to local landscape (notably 
designated landscapes and their 
settings) and habitats.   

Detail on landscapes: 
 
The policies contained in the Plan includes 
policies which take into account the need 
to take a balanced approach to 
development in accordance with 

paragraph 152 of the NPPF which states 
‘Local planning authorities should seek 
opportunities to achieve each of the 
economic, social and environmental 
dimensions of sustainable development’. 
The Plan does this through a policy 
framework which avoids undue repetition, 
does not reiterate policies that are 

already set out in the National Planning 
Policy Framework and links to existing 

legislation, guidance and evidence which 
contain far more detail than could be 

contained in the Plan. Landscapes are 
covered elsewhere in the Plan. 
 

Policy 2 sets out the Spatial Strategy and 

sets out a range of key points around 
landscapes: 
 

6. Maintain the special character of 
Cornwall, recognising all landscapes are 

important, in order to; 
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a. Promote and enhance the special 

qualities that make up the diverse and 
locally distinctive landscapes of Cornwall ; 

b. Identify the value and sensitivity off all 
landscapes, understanding 

what is important to the character to 
allow them to be protected, 

enhanced and conserved; 
c. Create resilient landscapes and 

sensitively accommodate investment and 

growth within Cornwall’s unique 

landscape qualities, ensuring people 

continue to be drawn to Cornwall to visit 

and for a thriving healthy population to 
live and work; 

d. Protect the natural beauty of the AONB 
and undeveloped coast. 
 
It is clear that the Council’s approach is 
that all landscapes matter and that this 
approach as set out above does not 
diminish the weight afforded to 

landscapes by legislation. The plan should 
be considered as a whole and further 
detail on landscapes and character is set 
out in Policies 13 – Design, 14 – 
Development Standards, 23 Natural 
Environment and 24 Historic 
Environment. 

Policy 18 Minerals – general 
principles 
 
Issues: Minerals impact on 
protected landscapes: 
 
Whilst we accept that some minerals 

may only be found in limited 
locations, the National Planning 

Policy Framework states that 
mineral working should, as far as is 
practical, be located outside 

protected landscapes.  This 
objective should be reflected in the 
policy. 

Minerals impact on protected landscapes: 
 
Minerals can only be worked where they 
are found, certain mineral resources are 
found within designated areas and it is 
felt that where these are not able to be 
sourced elsewhere, and the scale of 

working is sensitive to the designation, 
then these minerals should not be 
restricted. The policy wording (“….of a 

scale sensitive to…..”) aims to make a 
distinction between minerals of limited 
occurrence, such as serpentine, and those 

more widely available, such as granite 
aggregate. Each application for new 

mineral working would be assessed on its 
merits against all the policies with the 

Local Plan, therefore other policies aim to 
protect the environment, for example 
Policy 23 (natural environment). 

Policy 20 Strategic Waste 

Management Principles 

Each application for new waste related 

development  would be assessed on its 
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Issues: Protection of natural 
environment. 

 
Although we recognise that the Plan 

must be read as a whole, the waste 
policies should either refer to key 

policies such as Policy 23, or include 
criteria to ensure the protection and 

enhancement of the natural 

environment (note the October 2012 

Waste Guidelines) when allocations 

or development proposals come 
forward. 

merits against all the policies with the 

Local Plan, therefore other policies aim to 
protect the environment, for example 

Policy 23 Natural Environment.  
 

See response to Policy 7 Housing in the 
Countryside. 

Policy 23 – Natural Environment 
Comment 
 
Issues:  Detail in supporting text, 
Avoidance and Mitigation, Impact on 

the AONBs and their settings 
 
Detail in supporting text: 
 
Paragraph 2.91 should refer to 
“Protected Species, Biodiversity duty 
section 41 NERC Act,” while 
paragraph 2.94 should read “There 

are also about 400 County Wildlife 
Sites and Geological sites of 

significant …” 
 
Avoidance and Mitigation: 
 
Policy 23 is welcomed – but if there 
are to be no other Development 
Management Polices, reference 

should be made to consideration: of 
needs and alternatives, to avoidance 
first rather than mitigation, to 

ensuring mitigation is considered 
where there is an overwhelming 
case for development in terms of 

need and the lack of alternatives, to 
seek compensation as a last resort, 

of indirect impacts and to clarifying 
the hierarchy of designations set out 

under 3a (see NPPF para 113) 
 
Impact on AONB and its settings: 
 

The documents available begin 

Detail in supporting text: 
 
Paragraph 2.92 highlights protected 
species while biodiversity and 
geodiversity are enshrined in Policy 23 

Natural Environment which reads: 
 
“3. Terrestrial and Marine Biodiversity and 
Geodiversity 
Specifically ensuring that with direct and 
cumulative impact; 
 
a. international, national and locally 

designated sites for nature 
conservation are safeguarded from 

inappropriate development 
including appropriate buffer areas and 
provision made for their 
management based on up-to-date 
evidence and management plans. 
 
b. features of biological or geological 

interest (including Biodiversity 
Action Plan habitats and species, and 

soils), are conserved, protected and 
enhanced and there is provision for their 
appropriate management. 

 
c. there is no net loss of existing 
biodiversity and enable a net gain in 

biodiversity by designing in biodiversity, 
and ensuring any unavoidable impacts are 

appropriately mitigated and/or 
compensated for. 
 

d. the importance of habitats identified in 

the South West Regional 
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broadly to demonstrate that there is 

capacity to meet housing need 
without using sites in the AONBs.  

However we have not had sight of 
any assessment of those possible 

allocations that fall within the 
setting of the AONBs (requested at 

our meeting in December 2013 and 
in our email of 14 January 2014).  

This study should be considered by 

the AONB Management Unit to be 

reasonable in respect of the 

definition of “setting” and the 

Special Qualities of the landscape, 
including significant views, from and 

into the AONB, as noted in the 
Statements of Significance.   This 
sort of analysis may provide some 
assurance about the area’s capacity 
to meet housing need over the plan 
period and maintain a five year land 
supply, without impact on the AONB 

and its setting.   Without this, the 
plan should be considered unsound 
on grounds of lack of evidence. 
The Site Allocations DPD due to be 
published in autumn 2014 will 
(according to the LDS) focus on “the 
main Cornwall towns” and “may also 
allocate sites outside the main 

towns where this is required to meet 
the Local Plan requirements”.  The 

uncertainty about the extent to 
which the DPD will consider 

allocations outside the main towns is 
a matter of concern.  In the absence 
of a Site Allocations DPD that 
includes sites outside the main 

towns (drawing on an assessment of 
possible alternative sites or locations 
for development, both within and 

outside the AONB (see para 116 of 
NPPF)) it is not possible to conclude 

that the plan will result in a pattern 
of development that causes the 

least harm (note - R (Mevagissey 
PC) v Cornwall Council. 

It is not immediately clear where 
the windfall figures comes from, and 

whether previously developed sites 
have been defined and tested 

Nature Map and the creation of a local 

and regional biodiversity 
network of wildlife corridors and local 

wildlife sites, helping to deliver the 
actions set out in the Cornwall 

Biodiversity Action Plan are 
recognised. 

 
Mitigation 

Where development will result in Loss 

adverse impact, the council will 

seek require appropriate and 

proportionate mitigation and/or 

compensation such as replacement 
habitats”. 

 
Agree to propose replacing “Cornwall 
Wildlife Sites” in para 2.94 with “County 
Wildlife Sites and Geological sites of 
significance” in order that the Local Plan 
uses correct terminology and includes 
reference to geological sites.  

 
With regard to the protection of 
habitats/species of principal importance, 
Policy 23 seeks to safeguard both 
designated sites and features of 
biological/geological interest (including 
biodiversity Action Plan habitats and 
species ) 

 
Avoidance and Mitigation: 

 
The Council considers Policy 23 Natural 

Environmental is in accordance with the 
NPPF, which sets out in paragraph 152. 
‘where adverse impacts are unavoidable, 
measures to mitigate the impact should 

be considered. Where adequate mitigation 
measures are not possible, compensatory 
measures may be appropriate’. 

 
Avoidance, mitigation & compensation.  

Policy 23 seeks to safeguard and protect  
the natural environment before 

considering measures for mitigation & 
compensation.  This is reflected in the 

sequence  in which such matters are 
addressed in the policy. 

 
Hierarchy of designations.  The 1st 
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against a range of factors, not least 

impact on the AONB and its setting.  
Without this, the analysis may be 

unsound. 

sentence of policy 23 talks of the need to 

protect and enhance Cornwall’s natural 
environment .. according to their 

international, national and local 
significance. 

 
Impact on the AONBs and their settings: 

 
It is clear that the Council’s approach is 

that all landscapes matter and that this 

approach as set out above does not 

diminish the weight afforded to the AONB 

and it’s setting by legislation. The plan 

should be considered as a whole and 
further detail is set out in Policy 23 

Natural Environment which sets out to 
‘protect and enhance Cornwall’s natural 
environment and assets according to their 
international, national and local 
significance’. The policy continues 
‘Ensuring that any proposals within the 
AONB or affecting it’s setting, conserves 

and enhances the natural beauty and 
special qualities of the AONB’. 
 
The policies contained in the Plan includes 
policies which take into account the need 
to take a balanced approach to 
development and as such consider all the 
environmental concerns that should arise. 

It does this through a policy framework 
which avoids undue repetition, does not 

reiterate policies that are already set out 
in the National Planning Policy Framework 

and links to existing legislation, guidance 
and evidence which contain far more 

detail than could be contained in the Plan. 
 
This is highlighted in  paragraph 2.96 

which states ‘Considerable guidance and 
evidence is set out in the Landscape 
Character Assessment, the Area of 

Outstanding Natural Beauty and World 
Heritage Site management plans and the 

Historic Environment record in particular. 
All of these provide important information 
and should be used alongside this 

document in making planning decisions’. 
 

Consideration of ‘need’ and ‘alternatives’ 
for major development in designated 
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areas is already a requirement of the 

NPPF #116 and does not need re-iterating 
in the Local Plan. 

 
The Plan is supported by a robust 

evidence base and two key pieces of work 
seem particularly relevant here.  

 
Town Frameworks: 

 

These provide a spatial strategy for the 

future growth, enhancement and 

protection of key towns for the next 20 or 

more years, linked to an overall vision for 
the town. A Member Steering Group was 

established for each town which will 
include representatives from the Town 
Council and surrounding Parish Councils; 
plus any other local interest group that 
stakeholders feel is appropriate for their 
area.  
 

These were produced for Bodmin:  Bude; 
Camborne/Pool/Illogan/Redruth; 
Falmouth/Penryn; Hayle; Helston; 
Launceston; Liskeard; Newquay; 
Penzance/Newlyn; Saltash; St Austell; St 
Ives/Carbis Bay and Wadebridge and 
included a number of detailed assessment 
of a number of topics including 

environmental, accessibility, landscape, 
urban design and heat mapping. 

 
http://www.cornwall.gov.uk/environment-

and-planning/planning/planning-
policy/cornwall-local-plan/cornwall-topic-
based-evidence-base/town-frameworks-
background-papers/ 

 
“Analysis of the impact of the Local Plan 
Housing requirements outside the main 

towns on the Area of Outstanding Natural 
Beauty”: 

 
This report is an analysis to establish 

whether the latest pro rata housing 
provision in areas outside the main towns 

is likely to have an impact upon the 
AONB.  

 
Although the Cornwall SHLAA identifies 
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that there is more than sufficient capacity 

within the towns and in the rural areas to 
accommodate the proposed level of 

housing provision, we undertook further 
assessment to be sure that in meeting 

this requirement there is not an over 
reliance on providing housing within the 

AONB which may have the potential to 
conflict with National Policy. 

 

The approach has been to firstly establish 

how much of the housing provision 

outside the towns has already been built 

or has planning permission. A windfall 
requirement has then been added to allow 

for small scale (below 10 units) housing 
development on previously developed 
land, and the capacity of shlaa sites in or 
adjoining villages outside the AONB to 
accommodate any residual requirement 
has then been assessed to establish 
whether there is sufficient capacity in 

villages outside the AONB to 
accommodate the housing requirement 
without having to rely upon villages within 
the AONB to meet the requirement. 
 
The supporting evidence together with the 
certainty that all windfall development will 
be tested against policy 23 and others, as 

well as the NPPF, supports our assertion 
that the plan will result in development 

and a development pattern that causes 
the least harm. 

Policy 27 – Transport and 
Accessibility 

 
Policy 27 is welcomed but the 
wording in clauses 6 and 7 should 

be in harmony with the messages in 
Policy 23 and clause 6 should seek 
local provision. 

Comments noted the Plan needs to be 
read as a whole and so that balanced 

decisions taking account of all issues can 
be taken. 

 
Further detail on the Council’s approach 
to transport can be found in the Local 

Transport Plan - Connecting Cornwall: 
2030: 
 

 http://www.cornwall.gov.uk/transport-
and-streets/transport-policy/local-

transport-plan-connecting-cornwall-2030/ 
 
The infrastructure needs assessment 

amalgamates all infrastructure needs to 

support our growing communities. These 
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needs were identified with the help of 

infrastructure providers.  The assessment 
details strategic as well as local projects 

and includes the LTP and other transport 
projects. Whilst the needs assessment 

does not form part of the Local Plan itself, 
it is associated with and underpins the de 

plan and its implementation. Funding for 
infrstrucutre projects is anticipated from a 

mixture of sources, including developer 

contributions, council funding, external 

grants etc. 

 

Seek clarification on ‘local provision’ in 
context of policy 27(6) 

PP11– Bodmin  
 
Issue: Progress on Water Quality 
Issues 

 
March 2014 - 
We have completed work on water 
quality with the EA.  The Plan will 
need to respond to the following 
matters: 
Housing growth in Bodmin, up to the 
current permitted flow of the STW 

(approximately 1550 homes) is 
dependent on the improvements to 

Nanstallon STW which have been 
included in PR14 and the South 
West Water Business Plan, to 
protect the integrity of the River 
Camel SAC.  Development beyond 
the current permitted flow of the 
STW would require a permit 

variation and through this process 
the EA will ensure that there is no 

adverse effect on the River Camel as 
a result. 

Progress on Water Quality Issues: 
 
Planning Practice Guidance sets out more 
detail on the role of the Local Planning 

Authority it states in paragraph 121 that 
Planning policies and decisions should 
ensure that: 
•the site is suitable for its new use taking 
account of ground conditions and land 
instability, including from natural hazards 
or former activities such as mining, 
pollution arising from previous uses and 

any proposals for mitigation including 
land remediation or impacts on the 

natural environment arising from that 
remediation; 
•after remediation, as a minimum, land 
should not be capable of being 
determined as contaminated land under 
Part IIA of the Environmental Protection 
Act 1990; and 

•adequate site investigation information, 
prepared by a competent person, is 

presented. 
 

Paragraph 122 continues ‘In doing so, 
local planning authorities should focus on 
whether the development itself is an 
acceptable use of the land, and the 

impact of the use, rather than the control 
of processes or emissions themselves 

where these are subject to approval 
under pollution control regimes. Local 

planning authorities should assume that 
these regimes will operate effectively. 

Equally, where a planning decision has 
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been made on a particular development, 

the planning issues should not be 
revisited through the permitting regimes 

operated by pollution control authorities’. 
 

The Council is keen to ensure that there is 
no adverse impact on the River Camel 

SAC and will assist both South West 
Water and Environment Agency, the 

bodies responsible for any pollution 

control wherever possible. 

 

More detail is supplied on water supply, 

wastewater and water quality and the 
considerations to be taken considerations 

in plan making and what Local Plans need 
to address. 
 
The Planning Policy Guidance 
recommends ‘early discussions between 
local planning authorities and water and 
sewerage companies, so that proposed 

growth and environmental objectives are 
reflected in company business plans, will 
help ensure that the necessary 
infrastructure is funded through the water 
industry’s price review’. To enable such 
cooperation, an infrastructure providers 
group was set up by the Council, which 
discussed growth options and the need for 

infrastructure to support them. SWW 
have been key to this group from the 

outset and have also used the work to 
inform their own business plan and their 

submission to Ofwat. They have provided 
information on which sewage treatment 
works are in need of extra capacity to 
support additional development as 

proposed in the plan. Bodmin was 
identified as a place where additional 
capacity is required. The information is 

captured in the infrastructure needs 
assessment the latest version of which 

can be found here:  
http://www.cornwall.gov.uk/environment-

and-planning/planning/planning-
policy/cornwall-local-plan/cornwall-topic-

based-evidence-base/infrastructure-
planning/infrastructure-needs-

assessment-schedules/ 
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Whilst the SWW projects do not show 

costs, we have received assurances from 
SWW that funding will be forthcoming to 

implement this additional capacity, 
without the need for S106 or CIL 

developer contributions.   

PP12 Camelford 

 

Issue: Progress on Water Quality 

Issues 

 
Although currently operating within 

permit limits, to deliver the planned 
growth in Camelford, permit 
variations at the Camelford STW and 
necessary infrastructure 
improvements will be required 
within the plan to ensure no adverse 
effects on the integrity on the River 

SAC. 
 
For the River Allen, a tributary of 
the Camel, it is not possible to 
confirm with sufficient confidence 
that related growth can be 
accommodated without deterioration 
in downstream water quality.  

However, the investigation on the 
River Allen (submitted in PR14 and 

included in SWW business plan) will 
clarify whether further investment in 
P stripping at St Mabyn STW, St 
Teath STW or Delabole STW is 
required to achieve the progress 
targets set out in the RBMP2 and 
the River Camel SAC conservation 

objective targets by 2027, and avoid 
impacts of further growth.  
Until this is complete, taking into 
account the precautionary principle 

under the Habitats Regulations, but 

considering that a short term minor 
increase in P concentrations 
associated with a limited number of 

new homes may not considered 
likely to result in an adverse effect 

on integrity on the target features if 
measures are in place to 

significantly improve the water 

quality in the medium to long term.   

 

Progress on Water Quality Issues: 

 

See response to PP11 Bodmin. 

 

Our discussions with SWW have 
confirmed that SWW is aware of the 

phosphorus overload issues in the river 
Allen. Whilst the Local Plan does not 
direct large amounts of development to St 
Mabyn, St Tudy and Delabole, SWW have 
confirmed that within the regulatory 
framework surrounding river catchments 
and water quality , SWW will respond with 

measures to provide additional capacity 
and/or to remove phosphorous where it is 
shown that the effluent from the  sewage 
works into the river is the cause for the 
overload. 
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The following mitigation should be 

included in the Plan: 
• Growth in the River Allen 

catchment should be phased with 
the majority of the planned increase 

in homes to be delivered after the 
completion of the River Allen 

investigations (March 2017) and any 
necessary STW improvements have 

been included in PR19. 

• Any new development not 

connecting to a mains STW operated 

by SWW, needs to assessed under 

the terms of the Habitats 
Regulations to protect the integrity 

of the SAC until the completion of 
the River Allen investigations and a 
catchment based conclusion on the 
necessary measures for the future 
protection of the integrity of the 
River Camel SAC.   

HRA  
 
Issues: Up to date HRA and 
recreational disturbance 
 
Up to date HRA: 

 
We note that the Habitat Regulation 

Assessment dated March 2013 
(which we commented on in our 
letter 22 April 2013, discussed at 
our meeting in December 2013 and 
referred to in our email of 14 
January 2014) has not been updated 
and nor does it appear to be part of 

this pre-submission consultation, 
despite significant changes in 
housing numbers and outstanding 
issues such as air quality (the HRA 

does not demonstrate that there are 

no Likely Significant Effects (LSE) 
due to air quality changes - see 
Louisa Aspden’s email of 21st 

October 2013).  
In the absence of an up-to-date 

Habitat Regulation Assessment 
(HRA) we cannot conclude there 

would be no likelihood of significant 

effects and therefore the Plan does 
not comply with Paragraph 182 of 

An updated HRA has been prepared and 
has been sent to Natural England (John 
Lister) on 1st July 2014. 
 
 
The updated HRA concludes that there are 

no likely significant effects from the Plan 
in terms of air quality, although 

monitoring of air and vegetation quality is 
recommended. 
 
The updates to the HRA respond to 
comments in L.A.’s email of 21.10.13 as 
follows: 
The rationale behind the scoping out of 

the marine SACs is included and the pSPA 
is also added (and scoped out.) 

The alterations to the housing targets are 
evaluated and result in the conclusion 
that the Fal and Helford SAC is not 

particularly susceptible to recreational 
pressure. 
Carine Common is also removed from the 

list of those sites likely to be susceptible 
to recreational disturbance and requiring 

monitoring, due to the decrease in 
housing target. 
Examples are given of 5 other local plans 

(North Kent, Estuaries, Thanet Coast and 

Sandwich Bay, Mersey Estuary, Exe 
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the National Planning Policy 

Guidance and Regulation 102 of the 
Conservation of Habitats and 

Species regulations 2010.  The Plan 
is not legally sound until the Habitat 

Regulation Assessment of the Plan is 
completed and consulted upon.    

 
Furthermore, the plan does not 

appear to respond to the 

assumptions and recommendations 

set out in the HRA, relating 

particularly to recreational 

disturbance.   
 

Recreational Disturbance: 
 
On the basis of clarification provided 
during the conversation between 
Chris Edwards (NE) and James Riley 
(URS), we consider that - in the 
absence of specific development 

proposals - the HRA provides a 
reasonable assessment of likely 
significant effect (LSE) in relation to 
recreational disturbance at this 
stage, albeit that the document 
recommends some visitor surveys to 
confirm the document’s 
assumptions.  The conclusions on 

LSE will need to be reviewed as site 
allocations and/or detailed proposals 

are made, in the context of new 
visitor survey data and the 

assumptions and recommendations 
of the HRA.   
The HRA suggests the need for 
mitigation on five sites, on which 

adequate management systems and 
mechanisms already exist.  We 
agree that the main issues include 

the commitment of Cornwall Council 
to provide necessary resources over 

the plan period for enhanced 
management, monitoring and the 

completion of visitor surveys.  This 
commitment should be included in 

the Plan in policies that secure 
developer contributions where 

appropriate, and should be reflected 
in the council’s budgets. Until the 

Estuary and the Solent European Sites) 

where the policy framework is in place but 
full details of future management changes 

and do not need to be established nor 
supporting studies completed, before the 

adoption of the Local Plan. This is 
particularly the case where existing 

management provisions are in place. 
 

Plan para 2.93 states that “We will 

undertake surveys to provide the basis for 

monitoring the future impact of planned 

development on international sites for 

nature conservation”  In addition Plan 
policy 23 already seeks protection, 

mitigation & compensation for sites of 
ecological value  
 
Seek clarification on what else NE would 
be seeking in terms of a commitment to 
site management & monitoring 
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Plan commits to such management 

and monitoring and the 
mechanisms, the Plan is at risk of 

unsoundness on grounds that it is 
not effective.   

We agree that visitor surveys of the 
five sites are a priority, not just to 

inform understanding the issues, but 
also to provide a basis for justifying 

developer contributions for 

mitigation for developments that are 

likely to have significant effect.   

Some visitor surveys of other sites 

should be undertaken to test the 
assumed catchments, to inform any 

necessary management strategies 
and measures, to provide a 
framework for considering local 
allocations and windfalls and to 
refine the catchments used, 
particularly for project level HRAs.  
Paragraph 4.4.39 of the HRA notes 

that Cornwall Council is committed 
to obtaining baseline data – but it is 
unclear when will this be available. 
 
The Plan’s second objective is about 
enhancing the “offer” and promoting 
the Cornwall for tourism.  The HRA 
focusses on recreational disturbance 

arising from housing development 
and sets aside impact arising from 

tourism.  This may be appropriate in 
view of the lack of hard tourism 

proposals; however, the visitor 
surveys suggested in the HRA (and 
the others mentioned above), 
should collect data on tourist as well 

as resident visits to: provide a 
rounded picture of the pressures on 
designated sites, a framework for 

periodically reviewing the need for 
management and mitigation, and to 

provide a baseline for considering 
new tourism related development as 

it arises.   
There needs to be agreement with 

the various landowners and 
managers of designated sites, 

regarding growth in visitor numbers 
and the capacity to accommodate / 
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mitigate it.   

Arrangements need to be put in 
place to ensure any increase in 

management / mitigation costs that 
should be borne by developments, 

are collected (i.e. through CIL or 
S106) and/or secured through 

Council funding.  If CIL is to be used 
as a funding mechanism, then both 

the Plan and Reg 123 list should 

include HRA mitigation as the 

highest priority. 

 
Additional meeting 9 September 2014 

Key Issue Raised Cornwall Council Response/Action 

NE consider that need to consider local 
landscapes and habitats should be 
addressed on policies and text other 
than just policy 23 (e.g. in 2.17, policy 
9 & PP1 onwards).   
 

 

CC has sought to develop a policy 
framework which avoids repetition but 
accept the need to safeguard ecological 
and landscape value.  Policies 2 & 23 
specifically address protection of 
ecological value and landscapes. 

 
Outcome:  
NE comfortable with Local Plan 
approach following addition of better 
wording in the text. 

NE consider that policy 23 should seek 
‘avoidance’ of harm before 
consideration of mitigation and lastly 
compensation.  In addition reference 
should be made to consideration of 
need and alternatives.  
 

 
 

CC agree on the principle of seeking 
avoidance before mitigation & 
compensation and consider that this is 
reflected in the sequence of policy 
wording in policy 23.  Consideration of 
‘need’ and ‘alternatives’ for major 
development in designated areas (such 

as AONB) is already set out in NPPF 
#116 and CC take the view that it need 

not therefore be re-iterated in Plan 
policy.  It is suggested that Plan text 
be proposed for strengthening to 

reflect to NPPF practice guidance on 
what constitutes major development in 
the context of applications within the 
AONB. 
 

Outcome:  
CC agreed to add wording to Policy 23 

part 2.emphasising that where 
development should be ‘appropriately 
located’ we require developers to 

demonstrate they have considered 
alternative options. 
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CC agreed that wording around 
mitigation in Policy 23 should reiterate 

the NPPF hierarchy of ‘avoidance, 
mitigation and compensation’. 

NE consider that although 

documentation (‘Analysis of the impact 

of the Local Plan Housing requirements 

outside the main towns on the AONB’) 

suggests there is sufficient capacity 

outside the AONB to meet housing 
need it has not considered its ‘setting’.   

 
 

Plan policy requires that proposals 

within the AONB or affecting its 

setting, conserve and enhance the 

natural beauty & special quality of the 

designation however CC to explore 

with NE scope/need to consider setting 
in the analysis referred to above.   

 
Outcome:  
NE still has a concern over the delivery 
of sites in certain Community Network 
Areas particularly around sensitivity 
impact on the AONB and its setting. NE 
don’t accept the evidence base 

currently addresses this issue 
adequately and therefore will need to 
report via the focused changes 
consultation response that the risk to 
delivery will be high in some areas. 
 
NE considered there could be less be 
less of a risk to delivery if housing 

figure was not split between the main 
town and rural area but a figure given 

to the CNA as a whole. 
 
East Devon has done some work on the 
impact of development on settlements 
within a landscape designation. 
 
NE supplied a list of those areas that 

are of concern. These are St Just, 
Porthleven, Mullion, Lizard, Mylor, 
Constantine, St Agnes, Padstow, 

Boscastle, Tintagel, Looe, Millbrook, 
Kingsand and Cawsand. 
 

CC has done some initial work on a 
landscape impact methodology around 

Neighbourhood Plans and will look at 
how best to use this to look at these 

areas of concern. 

NE wish to see protected species and 

‘habitats & species of principal 
importance for conservation of 

biodiversity’ referenced specifically in 

CC recognise the need to protect 

valued species & habitats.  ‘Protected 
species are already referred to in Plan 

text # 2.92 and the need to conserve, 
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the text.    

 
 

protect and enhance features of 

biological/geological interest (including 
BAP habitats & species) already 

referred to in policy 23(3)(b). 
 

Outcome: NE comfortable with Local 
Plan approach 

NE advise that #2.94 should refer to 

‘County Wildlife Sites and Geological 

Sites of Significance’ instead of 

‘Cornwall Wildlife Sites’.   
 

CC accept this in principle and propose 

text revision. 

 

Outcome: NE comfortable with Local 
Plan approach 

NE express concern that the proposed 
spatial distribution is not sufficiently 

supported by a robust evidence base to 
ensure a low risk to delivery.   

 
 

CC view is that a site allocations 
document for all areas outside main 

towns for the whole of Cornwall would 
be very lengthy and difficult to achieve 

within a reasonable timeframe.  The 
Local plan therefore provides criteria 
based policies to guide the location 
such development (e.g. policy 7 
‘Housing in the Countryside’ etc.) 
 
The proposed distribution of the 
housing numbers is based on a 

strategy that all places have some 
housing need to remain sustainable. 

The starting point of the distribution is, 
therefore, on a pro-rata basis but 
adjusted to take account of past high 
or low levels of development, 
environmental constraints such as the 
AONB and where there is a local 
aspiration for growth. This was 
supported by the Sustainability 
Appraisal of the Core Strategy Options 
Paper assessed the impact on three 
options for distribution: 1. Cornwall 

Towns: Concentrating growth in towns, 
2. Dispersed and 3. Economy led. 

NE comment that mineral working 

should be located outside protected 

landscapes as far as practicable.   
 
 

CC agree with the principle and believe 

this is reflected in Plan policy which 
aims to ensure that where minerals are 
geographically limited (e.g. building 

stones & metalliferous minerals) and 
located within sensitive landscapes that 
development is of a scale sensitive to 

its landscape designation. 

 
Outcome: NE comfortable with Local 
Plan approach. 
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NE consider that waste policies should 

refer to policies for protection of the 
environment or include such criteria in 

waste policies.   
 

 

CC advise that the Plan should be read 

as whole and that policies for 
protection of the environment etc 

should be read alongside waste 
policies.  It is suggested that plan text 

at the beginning of the document could 
be strengthened to emphasise that 

Plan policies are to be read as a whole. 
 

Outcome: NE comfortable with Local 

Plan approach 

NE consider that wording in policy 27 

clauses 6 (impact on the strategic road 
network) and 7 (safeguarding strategic 
transport opportunities) should be in 
harmony with policy 23.  Clause 6 
should seek local provision.   
 
 

CC consider that policy 27 should be 

read alongside other policies in the 
Plan (e.g. 23).  Seek clarification from 
EN on the nature of local provision 
sought under policy 27(6). 
 
Outcome: NE would like to see wording 
in certain CNA’s to support a modal 

shift in transport modes as this affects 
rural locations like Goss Moor. 
 
NE to supply areas affected. 

Publication of up to date H.R.A .   

 

The HRA was updated in May 2014 to 

reflect changes to the document, 
particularly to housing numbers and 

distribution. There was no explicit 
reference to changes in the screening 
of policies (Chapter 4) since the 
changes did not affect which policies 
were screened in and out. A further 
update was carried out in September 
2014, to assess the focussed changes 
to the document and this included the 
screening of new policy 22A. The 

September update was produced as an 
addendum. 
 
Outcome: A final updated HRA is being 

produced for the submission report to 
Full Council and for submission. Explicit 

reference to the screening of policies 
and chronology of the document will be 

made. 

Air quality.   
 

The (May 2014) version of the H.R.A 
concludes that the Plan will not lead to 
an adverse effect on the integrity of 
European Sites through air quality, 

although monitoring of air and 

vegetation quality is recommended.   
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Outcome: NE comfortable with Local 
Plan approach 

Recreational disturbance.  NE consider 

that in the absence of specific 
development proposals the HRA 

provides a reasonable assessment of 

likely significant effects in relation to 

recreational disturbance at this stage.  

However the Plan should give express 

commitment to secure resources for 
visitor surveys on 6 sites Penhale 

Dunes, Godrevy head to St Agnes, 
Tintagel – Marsland – Clovelly, 
Plymouth Sound and Tamar Estuaries, 
Fal and Helford SAC  and Carrine 
Common. to include data on tourist as 
well as resident visits.   
 

 

CC consider that commitment has been 

given in para 2.93 where it states that 
the Council “will undertake surveys to 

provide the basis for monitoring the 

impact of planned development on 

international sites for nature 

conservation”.  Other local plan 

precedents suggest that the details of 
future management do not need to be 

established before Plan adoption.   
Explore with NE possible scope of 
future visitor surveys. 
 
Outcome: Agreed to provide a 
commitment in policy to develop a 
strategic solution with appropriate 

SPD.( NE advised of two good 
examples of approach; New Forest and 
the Exe Estuary .)  
 
Approach needs to find out where the 
impacts are coming from in order to 
set out zones of influence, what the 
pressures are from these activities and 

what types of mitigation may be 
required and provide evidence to 

justify appropriate developer 
contributions. Early surveys will be 
required to establish the baseline, 
further surveys to determine the 
impact of the plan and ongoing 
monitoring. 
 

Needs to be a commitment in the Plan 
to do an SPD, NE will provide Thames 
Heath letter which sets out their 
position on funding. Ideally this needs 

to be flexible in order to monitor air, 

water and environmental impact. 
 
Since the meeting the Mitigation 

Strategy for European sites has been 
added to the Local Development 

Scheme, to confirm our commitment to 
its production. Further written 

comment on the HRA has been 

received and the list of relevant sites 
agreed. The newly appointed CC 
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ecologist has taken up post and an 

inception meeting to initiate the project 
for the background study that will 

support the SPD has been held. 
Background information gathering has 

already started and the project brief 
and questionnaires are in development. 

NE will be consulted on the proposed 
methodology to ensure it meets 

requirements. 

PP11: Bodmin & PP12 Camelford.  NE 
comment that housing growth in 

Bodmin will require improvement of 
Nanstallon Sewage Treatment Works 
(STW) and a new permit from the 
Environment Agency (EA) to protect 
the River Camel SAC.   
 
 

CC recognise the need to ensure 
protection of the River Camel SAC but 

consider a permit variation to be a 
pollution control issue and a matter for 
the EA. Wording contained within 
Camelford CNA highlights the need for 
phasing for development in the River 
Allen catchment. 
 

Outcome: NE acknowledge the new 
wording contained within the Local Plan 
stating development in the River Allen 
catchment should be phased but will 
supply a more detailed response in 
their responses to the focused changes 
consultation. 

 
Focused Changes Consultation September 2014 

Key Issue Raised Cornwall Council Response/Action 

Welcome the additional text as an 
improvement to restricting Greenfield 
major development to the towns, we 
advise that this text is in conflict with 

many CNA policies as it is clear that 
the spatial distribution in many CNA 

will require greenfield development in 
smaller settlements (and could not be 
considered “infill”) We do not consider 
that such wording alone will protect the 

Area of Outstanding Beauty and its 

setting from adverse harm from major 
development. 

Infill sites need to be assessed in 
context. Landscape and natural 
features will also be taken into account 
– a road is not the only physical 

feature that will define the edge of a 
settlement. Infill development will be 

assessed against all policies in the 
plan: Policies 2 and 23 in particular set 
the requirements for a landscape 

character approach. 

Policy 15: Would like to see AONB and 
WHS dealt with separately since they 
are different designations. Either 

separate points or suggest wording:  
“When considering proposals for wind 

turbines within the setting of the Area 
of Outstanding Natural Beauty and/or 
the World Heritage Site, the special 

The suggested rewording does not add 
to the meaning of the policy. Change 
not accepted. 
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qualities of the Area of Outstanding 

Natural Beauty and management Plan 
of the World Heritage Site shall be 

taken into account when assessing 
landscape impact.” 

Welcome the additional text in 

paragraph 2.88 as an improvement to 

restricting Greenfield major 

development to the towns, we advise 

that this text is in conflict with many 

CNA policies as it is clear that the 
spatial distribution in many CNA will 

require greenfield development in 
smaller settlements (and could not be 
considered “infill”) We do not consider 
that such wording alone will protect the 
Area of Outstanding Beauty and its 
setting from adverse harm from major 
development.  

Paragraph 2.88 is supporting text to 

new policy 22A – it is not specifically 

focused on the AONB, but seeks to 

prioritise previously developed land.  

Separate discussions have been held 

with NE and studies to provide 
supporting evidence for development in 

or affecting the setting of AONB have 
been agreed – but they are not 
relevant to this policy. 

Policy 22a goes some way to meet our 
concerns but does not address delivery 
of the Spatial Distribution. In addition, 
it is not clear what “significant 
adverse” is defined as and in relation 

to designated Natura 2000 sites would 
be a term leading to unsoundness of 

the policy. In relation to SSSI and 
Protected Landscapes, the wording 
should reflect the National Planning 
Policy Framework; that is great weight 
should be given to the protection and 
enhancement of such designations and 
permissions that would cause harm 
them should only be granted in 
exceptional circumstances. 

Further comments will be dealt with 
through the duty to cooperate. 

Whilst major development is defined in 

the Tamar AONB Management Plan, 
and is a helpful definition, the Plan 

could also include in this definition, 
development which has the potential to 

cause adverse harm. In all cases, 
whether development is major or not 
major, they should be properly 

considered in the context of the 

Protected Landscapes and the NPPF. 

The Plan avoids repetition of National 

Guidance which will apply in any case. 
There is not a specific definition of 

major in this context and the Planning 
Practice Guidance makes clear that this 
is a matter for the local decision taker 

taking into account the proposal in 
question and the local context. It would 

not therefore be appropriate to attempt 
to include a definition that covers all 
circumstances. 

The Causeway lies adjacent to the 
Hayle Estuary and Carrack Gladdon 

SSSI. Any development should not 
compromise or detrimentally effect the 

Noted. 
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features for which the SSSI was 

designated 

The following mitigation should be 
included in the Plan: 

- Growth in the River Allen catchment 
should be phased with the majority of 

the planned increase in homes to be 

delivered after the completion of the 

River Allen investigations (March 2017) 

and any necessary STW improvements 

have been included in PR19. 
- And any new development not 

connecting to a mains STW operated 
by SWW, needs to assessed under the 
terms of the Habitats Regulations to 
protect the integrity of the SAC until 
the completion of the River Allen 
investigations and a catchment based 
conclusion on the necessary measures 

for the future protection of the integrity 
of the River Camel SAC. 
In the absence of any reference to a 
date regarding phasing or that the 
majority of housing should be delivered 
after improvements are in place, we do 
not consider the additional text in 
paragraph 15.10 sufficiently robust to 

protect the River Camel SAC and is 
therefore unsound. We previously 

advised that Camelford Community 
Network Area policy must make explicit 
reference to the River Camel SAC and 
the need to improve water quality.  

The current wording provides adequate 
clarification. Completion of the River 

Allen investigations is beyond the 
control of this plan; if there are delays 

to the works the March 2017 date 

could become obsolete. The important 

point is that development is phased to 

allow the STW improvements to take 

place. 

In regard to monitoring indicators for 
protection of the landscape, we do not 
consider that “reporting the Trend” is a 

sufficiently robust indicator of how the 
Landscape Policy is protecting the 
AONB. We advise an indicator of 

“number of dwellings granted 
permission which will significantly 

adversely impact on the purposes of 
designation for the Protected 

Landscape and that it respects” with a 
target of “zero” would be more 
appropriate. In addition an indicator of 
“development that enhances the 

character and distinctiveness of the 
Protected Landscape” could also be 
considered. Indicators for all 
landscapes should also be considered. 

These indicators would be very difficult 
to monitor.  In general terms the 

monitoring indicators have been 
designed to be proportionate and 
capable of recording within available 
resources and are also where possible 

linked to existing data sources.  They 
also reflect the strategic nature of the 

Local Plan Policies and Sustainability 
Appraisal contextual indicators. 

Reporting the trend is considered to be 
an appropriate target as it enables the 
effectiveness of a policy to be assessed 

over time. 
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Duty to Cooperate  
Natural England has met with the 

Authority on several occasions over the 
last 3 years in the formation of the 

Plan. Despite this, we have not been 
able to agree on some issues. The 

latest meeting which took place on 9th 
September, whilst being productive, 

took place during the formal 
consultation, after decisions had been 

made. The Council’s “Outcomes” have 

not been agreed with Natural England 
and are different to those agreed at the 
meeting. We remain concerned that 
our most recent response to the 
Schedule of Proposed Changes to the 

Submission version of the Local Plan is 
not completely reflected in the Duty to 
Cooperate document We note where 
we have reached agreement for 
example on mineral waste and 

transport policies, this has been 
recorded. However, significant 

omissions and unresolved issues are 
detailed below. We advise these should 
also be recorded in the Duty to 
Cooperate document.  
 
Development in Protected 
Landscapes  
One of Natural England’s significant 

consistent objections to the Plan is the 
lack of evidence supporting the Spatial 

Distribution to show that the Special 
Qualities of the protected landscape 

will not be undermined by the 
proposals and the Spatial Distribution 
is deliverable. Our response to the 

Schedule of Proposed Changes to the 
Submission version of the Local Plan is 
not reflected in the Duty to Cooperate 
Document.  

 
We have noted that the Authority has 
undertaken to provide additional 

evidence to show that the proposed 

Spatial Distribution can be delivered. 
We previously advised that this 

Additional meeting arranged to discuss 

issues. 
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Key Issue Raised Cornwall Council Response/Action 

evidence must be completed before 
submission of the Plan to show that the 
Spatial Distribution is deliverable. We 

note that two Supplementary Planning 
Documents “Assessing Landscape 

Impact of Development SPD” and 
“Guide to Distribution of Housing in 

Rural Areas SPD” are not to be 
consulted on until the summer 2015; 

after the Plan is submitted. Similarly, 

we note that the proposed SPD 

considering 

 
Additional meeting: Truro – 21st January 2015 

Key Issues Raised 

 
1. Capacity for housing delivery within the AONB.   

NE accept that each stage of the Plan has been accompanied by a 
Sustainability Appraisal but question the credibility of the Sustainability 
Appraisal in that it does not assess the proposed distribution of housing and 
particularly the split between rural and urban areas within each Community 

Network Areas.  Evidence should be provided to test whether it is 
reasonable to assume that the proposed level of housing within the rural 
element of each Community Network Area can be met in those areas where 
the nature and scale of development will need to reflect the need to 
conserve and enhance the natural beauty and special qualities of the AONB. 
 

2. Habitats Regulation Assessment.   

NE is happy with the procedure adopted in preparing the Habitats 
Regulation Assessment (H.R.A). 
 

3. Potential disturbance to European sites from recreational activity.   
NE wish to see additional text added to the Plan regarding the potential 
impact of recreational activity on European Sites. The text should identify 
the European Sites at potential risk from recreational disturbance, identify 
‘zones of influence’ within which potential recreational pressure should be 

addressed as part of the application process for new development and, 
propose the development of planning guidance (as a Supplementary 

Planning Document) to address more fully the particular mitigation 
measures likely to be required for individual European Sites.  The 
Supplementary Planning Document will also need to refine the ‘zone of 

influence’ to be applied to each site.  Inclusion of such text (Appendix 3) is 
proposed for consideration as part of the examination process.  

 
4. Protecting the River Camel SAC.   

Plan text should emphasise the need for any development within the River 

Allen catchment to be phased to reflect necessary investigation and 
improvement required to ensure the integrity of the River Camel SAC is 

maintained. 
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Additional communication 21st April 2015 

Key Issue Raised 
There are however 2 outstanding points of concern. 

 

A  clear time table set out in Plan Policy for   

 

Firstly given that the Authority is deferring some evidence gathering and mitigation and 

funding to a later date, there still needs to be sufficient certainty in the Plan that this 

will happen  to comply with the Habs Regs. I would refer you to the email from John 

Lister 6 January 2014 which still applies.  

 

On the basis of clarification provided during the conversation between Chris 
Edwards and James Riley from URS, we consider that - in the absence of 

specific development proposals - the HRA provides a reasonable assessment of 

LSE at this stage, albeit that the document recommends some visitor surveys to 
confirm  the document’s assumptions, conclusions and recommendations.  The 
conclusions on LSE will need to be reviewed once site allocations and/or detailed 
proposals are made.   
 
The HRA suggests the need for mitigation on five sites, on which adequate 
management systems and mechanisms already exist.  We agree that the main 

issues include the commitment of Cornwall Council to provide necessary 
resources over the plan period for enhanced management, monitoring and the 

completion of visitor surveys.  This commitment should be included in the Plan 
in policies that secure developer contributions where appropriate, and reflected 
in the council’s budgets. 
 

This still applies and we have serious concerns that the Authority will not agree to a 

timetable being set within policy. 

 

You will recall that as regards New Forest District the approach of a commitment to in 

the  Core Strategy with a timescale only in the Local Development Scheme was later 

found to be an unsound approach. The Inspector for the Cornwall Local Plan is very 

familiar with this case. A Local Development Scheme can become out of date and can be 

changed without the need for examination.  It therefore does not provide the certainty 

that is needed for Habs Regs. We also mindful that the Authority stated that it was 

committed to evidence gathering since 2012, yet no such evidence gathering has yet 

taken place.  

 
The minimum that Natural England will accept is  

• Strengthened  policy wording to show commitment with an indication of the 

potentail mitigation measures for each site 

• An identified clear timetable for collecting evidence and starting the work. 

 
Without these commitments set out clearly in the Plan we will be unable to say that the 

Plan is legally sound.  

 
Policy wording in respect of Designated sites   
 

Please can you direct me to the part of the Plan that included policy that 
complies with NPPF paragraph 113  

 

Local planning authorities should set criteria based policies against which 



209 

 

proposals for any development on or affecting protected wildlife or 

geodiversity sites or landscape areas will be judged. Distinctions should 
be 

made between the hierarchy of international, national and locally 
designated 

sites,24 so that protection is commensurate with their status and gives 
appropriate weight to their importance and the contribution that they 

make 
to wider ecological networks. 

 
I know this was brought up before in previous responses including our submission 

response last April and recently by the Inspector.    

 

The HRA paragraph 4.6.3 does recommend wording for european sites that we would be 

happy were included –with reference to the Plan not the re-generation sites. 

 

In addition suitable wording for SSSI also needs to be included if not already in line with 

the NPPF.    

 
 

Additional communication 29th April 2015 

Key Issue Raised 

 
Development should seek to: 

 

… … … …  

 

6. Maintain the special character of Cornwall, recognising all urban and rural landscapes 

both designated and un-designated are important, in order to; 

 

… … …  

 

d. Protect Conserve and enhance the landscape character and natural beauty of the 

AONB and  Heritage coast, and the outstanding universal value of the World Heritage 

Site.  

 

Elsewhere; 

 

7. Re-enforce the spatial strategy of a continued dispersed development pattern 

providing homes and jobs, in 

a proportional manner, where they can best sustain the role and function of local 

communities in towns and villages and  their catchments as set out in this Plan’s 

Community Network Area based policies and subsequent Neighbourhood Plans. 
 

 

 

The role and function of places 
 
 

1.32 (1.28) Elsewhere, development would be expected to focus upon meeting local 

need and supporting the sustainability of smaller communities. Development should be 

of a scale and nature appropriate to the character, role and needs of the local 

community. 

Comment [LH1]: Are you suggesting 

that Policy 3 (7) now only applies outside 

the AONB? How would that work in 

Practice in St Agnes CNA where both main 

settlements are in the PL? 
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P3 

 

3. Outside of the main towns identified in this policy housing growth will be delivered 

through identification of sites where required through Neighbourhood Plans, affordable 

housing led schemes (i.e. exception schemes where market housing is required to 

provide cross subsidy) under Policy 9 and infill development defined below. Major 

development proposals in the AONB will not be supported. Small scale  affordable 

housing led proposals providing for an identified local housing need will be supported 

only where they can demonstrate that they conserve or enhance the landscape 

character and natural beauty of the AONB and its setting. Any shortfall will be required 

to be provided on sites outside of the AONB and its setting..    

 

Infill for the purposes of residential development should be proportionate to the scale of 

the settlement and within its boundaries, respect the settlement and landscape 

character of the locality and not physically extend the settlement. It must clearly relate 

to part of an established settlement and not isolated dwellings. Particular preference will 

be given to sites on previously developed land. 

 
 

 

P9 

 

Policy 9: Affordable housing led schemes 

 

Development proposals on sites outside of existing built up areas in smaller towns, 

villages and hamlets, whose primary purpose is to provide affordable housing to meet 

local needs will be supported where well related to the settlement and appropriate in 

scale, character and appearance.  

In the consideration of proposals in or within the setting of the AONB, small scale 

proposals to meet an identified local need will  only be supported  

• where landscape capacity can be demonstrated;  
• the AONB can be conserved and enhanced through development; and  

• that need cannot be met in another way.  

 

Major development will not be supported. Other proposals should be in accordance with 

the AONB Supplementary Planning Guidance and where appropriate the associated 

Landscape Capacity Study for Housing in AONB Settlements 
 

 

Proposals within the Heritage Coast should conserve and enhance its distinctive 

landscapes and seascapes. Major development will not be supported 

  

Proposals should be developed in accordance with guidance provided in the Affordable 

Housing SPD. The number, type, size and tenure should reflect identified local needs as 

evidenced through the Cornwall housing register or any specific local surveys completed 

using an approved methodology, as detailed in the SPD. 

 

While the purpose of such developments should be to provide affordable local needs 

housing, the inclusion of market housing in such proposals will be supported where; 

 

I) It can demonstrate it meets a local need for housing; and 

 

ii) The Council is satisfied it is essential for the successful delivery of the development. 

(For example to fund abnormal development costs or to deliver a balanced, sustainable 

community); and 

Comment [LH2]: Needs this word 

Comment [LH3]: This appears it may  

covered by the second bullet point? 

Comment [LH4]: Agreed 

Comment [LH5]: Agreed 

Comment [LH6]: Reflecting P3 above 

and 2.102 
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iii) It has the support of the local community measured by the level of support received 

from the parish council, a positive outcome from a local referendum or where there is 

evidence that it is a community led proposal; and 

 

iv) Market housing does not represent more than 50% of the homes or 60% 50% of the 

land take, excluding infrastructure and services,  and 

 

v) Within or affecting the AONB they are small scale and they conserve or enhance the 

landscape character and natural beauty of the AONB and its setting.  

 

 

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 

Councils adopted local connection policies. 
 

Sup text for P23 incl proposed revisions.  

 

2.101 (2.96) Considerable guidance and evidence is available such as the: Landscape 

Character Assessment, Area of Outstanding Natural Beauty Management Plan; World 

Heritage Site Management Plan; Conservation Area Appraisals; Cornwall & Isles of Scilly 

Urban Survey and the Historic Environment record in particular. All these provide 

important information and should be used alongside this document in making planning 

decisions. The Tamar Valley AONB Management Plan 2014-2019, in particular, provides 

guidance on what constitutes ‘major’ development within an AONB stating that this will 

depend on the scale, location and type of development proposed.  

 

2.102 (2.97) The plan seeks to meet the development needs of Cornwall. The coast, 

particularly the undeveloped parts, will seldom be the most appropriate location. Given 

both the physical and policy constraints in most parts of the undeveloped coast, it 

should not be expected to accommodate new development that could be located inland 

or in existing developed areas.  

 

Proposals for development should be informed by and respond to the natural 

environment in line with their status: 

 

Areas of Outstanding Natural Beauty (AONB): When considering proposals for 

development within the AONB, the Council will ensure that development is in 

accordance with the great weight afforded to the landscape and scenic beauty in 

national policy and the aims and objectives of the Cornwall and Tamar AONB 

Management Plans and their associated supplementary planning guidance on sensitivity 

and capacity for housing development in the AONB. These in particular, provide 

guidance on what constitutes ‘major’ development within an AONB stating that this will 

depend on the local context, the scale, location, and type of development proposed; and 

its potential for harm.  

The Cornwall AONB Management Plan is able to view by visiting: 

http://www.cornwallaonb.org.uk/management-plan 

 

The Tamar Valley AONB Management Plan is able to view by visiting: 

http://www.tamarvalley.org.uk/care/aonb-management-plan/ 

 
 

 

 

P23 

2. The Cornwall and Tamar Valley Areas of Outstanding Natural Beauty 

 

Comment [LH7]: Agreed 



212 

 

Ensuring that any proposals within the AONB or affecting its setting, provide only for an 

identified local need and conserve and enhance the landscape character and the natural 

beauty  of the AONB; is appropriately located to address the AONB’s sensitivity and 

capacity informed by supplementary planning guidance and delivers the objectives of 

the Cornwall and Tamar Valley AONB Management Plans including the interests of those 

who live and / or work in them. 

 

Permission for  major development within the AONB will be refused except in 

exceptional circumstances;  

• where that need can not be met in any other way and;  

• where it can be demonstrated the development is in the public interest; and 

•  where the development conserves or enhances the landscape character and 

natural beauty of the AONB and its setting. 

 
 

  

Comment [LH8]: Not sure why it 

should be local need only if it also has to 

conserve and enhance AONB?   

Comment [LH9]: Strongly agree with 

addition of wording compliant with NPPF 

116 
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Organisation: Civil Aviation Authority/NATs 

Safeguarding 
 
Options Consultation February 2011 

Key Issue Raised Cornwall Council Response/Action 

Where officially safeguarded 

aerodromes lie within the Council's 
area of jurisdiction, we recommend 

that the Council considers the need of 

such aerodromes within your 

development plan and consult with the 

aerodrome operators / licensees 
directly. 

Comments noted. 

 
Council to consult with aerodrome 

operators. 

 
Preferred Approach/Options & Preferred Options for Energy, Minerals & 
Waste Consultation January 2012 

Key Issue Raised Cornwall Council Response/Action 

No comments received Council had discussions and agreed 
wording with the operators of Newquay 

Airport before finalising the pre-
submission draft. 

 
Pre-submission Consultation March 2013 

Key Issue Raised Cornwall Council Response/Action 

Other than the consultation required by 

Section 110 of the Localism Act 2011, 
it is not necessary to consult the CAA 

about: 
• Strategic Planning Documents 

(e.g. Local Development 
Framework and Core Strategy 
documents) other than those 
with direct aviation involvement 

(e.g. Regional Renewable Energy 
Plans); 

• Waste Plans 

Comments noted. 

 
Copy of this summary sent to CAA for 

final comments under the Duty to Co-
operate requirements. 

 
Proposed Submission Consultation March 2014 

Key Issue Raised Cornwall Council Response/Action 

Guidance enclosed stating that: 
• it is the published Government 

advice that local development 
frameworks and other strategic 
planning documents include 

aeronautical safeguarding as 
policy, 

• Other than any consultation 
required by Section 110 of the 

Localism Act 2011, it is not 

Noted. 
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Key Issue Raised Cornwall Council Response/Action 

necessary to consult the CAA 

about: 
o Strategic Planning 

Documents (e.g. Local 
Development Framework 

and Core Strategy 
documents) other than 

those with direct aviation 
involvement (e.g. 

Regional Renewable 

Energy Plans). 

• communication is directed to 

aeronautical site that may be 

affected by the development 
plan 

 
Additional correspondence June 2014 

Cornwall Council 10/6/2014 

Cornwall Council is in the process of developing a Local Plan for the Cornwall 
area and recently published a proposed submission document 
(http://www.cornwall.gov.uk/media/6532228/Local-Plan-Proposed-

Submission.pdf).  This document sets out strategic policy for all types on 
development (including renewable energy – policies 15 & 16 ) as well as policy 
for individual areas (such as the Newquay/St Columb area - policy PP8).  The 
consultation period has now ended and I note that no response has been 
received from the Civil Aviation Authority (CAA).   
 
From your response to a previous consultation on our plan (dated 13th March 

2013 referring to our pre-submission document containing strategic policies – 
attached above) I note that you do not wish to be consulted on strategic 
planning documents. Notwithstanding that position I still need to be satisfied, 
before we finally submit our document for examination, that the Council has met 
its commitments regarding the duty to co-operate with the CAA on preparation 
of our development plan (as required under the Planning & Compulsory Act S33A 
/Localism Act S110).  I would therefore welcome your view as to whether our 
obligations regarding co-operation have been fulfilled. 

CAA response 10/6/2014 

Thank you for your email of this morning.  Please find attached a Guidance 
Document on the CAA’s Planning Consultation requirement.  If you need any 
further clarification when please do not hesitate to send an email to the CAA 
Aerodrome Standards Department mailbox and I will get someone to call you 

back directly.   

 
Focused Changes Consultation September 2014 

Key Issue Raised Cornwall Council Response/Action 

No comments received  

 
Duty to Co-operate Statement Consultation December 2014 

Key Issue Raised Cornwall Council Response/Action 

NATs is content with the document and  
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Key Issue Raised Cornwall Council Response/Action 

has no further comments to make.  
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Organisation: Homes & Communities Agency 
 

Options Consultation February 2011 

Key Issue Raised Cornwall Council Response/Action 

No comments received 

 

Preferred Approach/Options & Preferred Options for Energy, Minerals & 
Waste Consultation January 2012 

Key Issue Raised Cornwall Council Response/Action 

Fully supports public / private 

partnerships, particularly with the 

support of the LEP that delivery locally 

defined priorities. The HCA reserves 

the right to provide further comments 
relating to specific delivery 

mechanisms such as CIL and S106. 
 

The Homes and Communities Agency 
would support these proposals if 
backed within the locality and can offer 
specialist advice and best practice to 
create sustainable, well designed, 
mixed use communities. The HCA 
reserves the right to comment further 
on these proposals. 

 
Support the housing and employment 

allocations in Bodmin and would 
particularly welcome the successful 
delivery of mixed use development as 
part of the masterplan proposals. 
There are a number of specific sites 
where mixed use development would 
support adjoining communities and 

would also potentially improve viability 
and delivery issues which may be 

impeding sites being delivered and 

creating jobs and homes. The HCA 
would support the use of a criteria 
based policy that enabled mixed use 

development to come forward that met 
principles of sustainable development. 

The HCA reserves the right to 
comment on specific sites. 

 
Support the housing and employment 
allocations in Newquay and St 

Columb and would particularly 

welcome the successful delivery of 
mixed use development. There are a 

number of specific sites where mixed 

Comments noted. Preferred Approach 

sets out the proposed policy intent, we 

will use comments received during this 

consultation to shape the detail 

contained in the pre-submission 
version. 
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Key Issue Raised Cornwall Council Response/Action 

use development would support 

adjoining communities and would also 
potentially improve viability and 

delivery issues which may be impeding 
sites being delivered and creating jobs 

and homes. The HCA would support 
the use of a criteria based policy that 

enabled mixed use development to 
come forward that met principles of 

sustainable development. The HCA 

reserves the right to comment on 

specific sites. 

 

Support the housing and employment 
allocations in St Austell and would 

particularly welcome the successful 
delivery of mixed use development. 
There are a number of specific sites 
where mixed use development would 
support adjoining communities and 
would also potentially improve viability 
and delivery issues which may be 

impeding sites being delivered and 
creating jobs and homes. The HCA 
would support the use of a criteria 
based policy that enabled mixed use 
development to come forward that met 
principles of sustainable development. 
The HCA reserves the right to 
comment on specific sites. 

 
Support the housing and employment 

allocations in Falmouth and would 
particularly welcome the successful 

delivery of mixed use development. 
There are a number of specific sites 
where mixed use development would 
support adjoining communities and 

would also potentially improve viability 
and delivery issues which may be 
impeding sites being delivered and 

creating jobs and homes. The HCA 
would support the use of a criteria 

based policy that enabled mixed use 
development to come forward that met 

principles of sustainable development. 
The HCA reserves the right to 

comment on specific sites. 
 

Support the housing and employment 
allocations in CPR and would 



218 

 

Key Issue Raised Cornwall Council Response/Action 

particularly welcome the successful 

delivery of mixed use development. 
There are a number of specific sites 

where mixed use development would 
support adjoining communities and 

would also potentially improve viability 
and delivery issues which may be 

impeding sites being delivered and 
creating jobs and homes. The HCA 

would support the use of a criteria 

based policy that enabled mixed use 

development to come forward that met 

principles of sustainable development. 

 
Support the housing and employment 

allocations in Helston and would 
particularly welcome the successful 
delivery of mixed use development. 
There are a number of specific sites 
where mixed use development would 
support adjoining communities and 
would also potentially improve viability 

and delivery issues which may be 
impeding sites being delivered 
and creating jobs and homes. The HCA 
would support the use of a criteria 
based policy that enabled mixed use 
development to come forward that met 
principles of sustainable development. 
 

The Homes and Communities Agency 
fully supports the localism agenda and 

the particular benefits of 
neighbourhood planning. 

 
Support the use of locally defined 
delivery mechanisms such as CIL and 
wishes the reserve the right to 

comment further on the specific detail 
of such mechanisms 
 

Fully supports local delivery of a range 
of employment opportunities and 

particularly welcomes the opportunity 
to create sustainable, well designed,, 

mixed use communities which provide 
a range of employment types. The HCA 

reserves the right to make further 
comments relating to specific 

allocations and delivery mechanisms 
such as CIL and S106. 



219 

 

Key Issue Raised Cornwall Council Response/Action 

 

 

Pre-submission Consultation March 2013 

Key Issue Raised Cornwall Council Response/Action 

Policy 2: suggest policy relates to 

‘regeneration’ rather than economic 

regeneration to reflect wider definition 

of regeneration to include social and 
community related improvements, 

environmental improvements and the 
role high quality housing can play as 

part of mixed use development to 
support holistic regeneration.  

Consider amending policy 2 by 

removing ‘economic’ before 

regeneration  

Policy 6: suggest this includes custom 
build (self-build) housing, community-
led housing and co-housing projects to 

support the mix of housing types. 

As currently worded, the policy does 
not exclude self-builds, community-led 
housing or other types of housing.  

Policy 10: Object to this policy, sites 
that have been sold will usually have 
been disposed at market value and a 

higher affordable housing target would 
not have been factored within the 
historic valuation exercise. Policy 10 
should either be deleted or amended to 
specifically state that the target level of 
affordable housing can be varied 
through negotiation. 

Policy 10 has been recommended for 
removal from the LP 

 
Proposed Submission Consultation March 2014 

Key Issue Raised Cornwall Council Response/Action 

No comments received.  

 
Additional correspondence June 2014 

Cornwall Council 10/6/2014 

Cornwall Council consulted the HCA recently on the latest version of our Local 
Plan (Cornwall Local Plan: Strategic Policies Submission Document 2014 
http://www.cornwall.gov.uk/media/6532228/Local-Plan-Proposed-

Submission.pdf ).  The consultation period has now ended and I do not appear to 
have any comments from the HCA. I was therefore wanting to check that there 
were no matters regarding our emerging Local Plan policy that were outstanding 

from the view of the HCA and, importantly, that you feel the Council has met its 
obligations so far under the ‘duty to co-operate’ (as required by the Planning and 

Compulsory Purchase Act S33a/Localism Act S110). We will be preparing a ‘duty 
to co-operate statement’ shortly which will be submitted to the Secretary of 
State when we formally submit the Plan.  When it is prepared I will circulate that 

document to you for your comments and before it is finally sent to the Secretary 
of State. 
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Focused Changes Consultation September 2014 

Key Issue Raised Cornwall Council Response/Action 

No comments received.  

 

Duty to Co-operate Statement Consultation December 2014 

Key Issue Raised Cornwall Council Response/Action 

No comments received  
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Organisation: Primary Care Trusts (National Health 

Service) 
 

Options Consultation February 2011 

Key Issue Raised Cornwall Council Response/Action 

No comments received  

 

Preferred Approach/Options & Preferred Options for Energy, Minerals & 
Waste Consultation January 2012 

Key Issue Raised Cornwall Council Response/Action 

The document states that the core 

strategy is underpinned by the Future 

Cornwall vision, which includes the 

objective: ‘Good health and wellbeing 
for everyone – to make it easier for 
people to lead healthy, active lifestyles 
and to get involved in their local 
communities' However there is a lack 
of detail in the rest of the core strategy 
as to how this is going to occur. The 

strategy as outlined in the box on 
pages 4-5 also lacks any specific 

reference to improving health and well-
being of the population of Cornwall and 
tackling health inequalities. 

Comments noted, the Preferred 

Approach sets out what we think the 

policies should be aiming to achieve. 

The final policies will be shaped by this 
consultation and will contain more 
detail. 

In section 2 of the document there are 
ten policy areas listed, but none of 

these directly address the healthy 
living objective. We suggest there 
should be an additional policy area 
covering how planning and the spatial 
strategy will contribute to make it 
easier for people to lead a healthy and 
active lifestyle. Again the direction and 

wording for this can be found in the 
emerging joint Health and Wellbeing 

Strategy. In particular we would like to 
see policy statement cover the areas 
of: The use of a health checklist for all 

major applications, the use of HIA 

screening for all significant applications 
and the integration of health and 

healthy lifestyles. 

Comments noted, the Preferred 
Approach sets out what we think the 

policies should be aiming to achieve. 
The final policies will be shaped by this 
consultation and will contain more 
detail. 
 
It is anticipated that the pre-
submission version will add detail and 

policy wording around health and 
wellbeing and will include the use of 

Health Impact Assessments. 

In summary, public health 
recommends that the following 
principles are incorporated into the 

Core Strategy and Town Plans: All 
planning policies and developments 

should be designed to improve health 
and wellbeing and reduce health 

Comments noted, the Preferred 
Approach sets out what we think the 

policies should be aiming to achieve. 

The final policies will be shaped by this 
consultation and will contain more 

detail. 
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Key Issue Raised Cornwall Council Response/Action 

inequalities. New development should 

contribute positively to healthy 
lifestyles through a number of planning 

principles. We strongly recommend this 
is done using a Supplementary 

Planning Document (SPD) on planning 
and health. Planning policy should take 

account of the priorities identified by 
the joint strategic needs assessment 

and the joint health and wellbeing 

strategy and the health inequalities 

strategy. Cornwall Council should 

require Health Impact Assessments for 

major developments (of a previously 
agreed scale / impact) and have regard 

to the health impacts of development 
proposals as a mechanism for ensuring 
that major new developments promote 
public health within the borough. 
Cornwall Council should promote the 
use of HIA to test the impact of 
strategies, policies and initiatives on 

public health and health inequalities. 

It is anticipated that the pre-

submission version will add detail and 
policy wording around health and 

wellbeing and will include the use of 
Health Impact Assessments. 

 
Pre-submission Consultation March 2013 

Key Issue Raised Cornwall Council Response/Action 

No comments received  

 
Proposed Submission Consultation March 2014 

Key Issue Raised Cornwall Council Response/Action 

No comments received  

 
Additional correspondence June 2014 

Cornwall Council 10/6/2014 

E-mail to Health contacts on Council’s database 
 

Cornwall Council is in the process of developing a Local Plan for the Cornwall 
area and recently published a proposed submission document 
(http://www.cornwall.gov.uk/media/6532228/Local-Plan-Proposed-
Submission.pdf).  This document sets out strategic policy for all types of 

development (housing, business & commercial, renewable energy etc.) as well 
as policy for individual areas. The consultation period has now ended and I note 
that no response has been received from the local ‘clinical commissioning group’ 

or the NHS Commissioning Board.  Our consultation documents were sent to the 
following email addresses: joy.youart@ciospct.cornwall.co.uk, 
ian.gulland@ciospct.cornwall.nhs.uk, Christine.jackson@rcht.cornwall.nhs.uk, 

jeff.evenett@swast.nhs.uk, james.wakeham@property.nhs.uk, and 
garth.weaver@rcht.cornwall.nhs.uk .  I realise that that the previous Primary 

Care Trust for the area has now been closed and understand that its duties have 
been transferred to ‘Kernow Clinical Commissioning’ and NHS England – which 
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Cornwall Council 10/6/2014 

may also have resulted in changes to some contact details.   

 
Although the consultation period has now ended I am keen to ensure any 

comments your organisation may have are taken into account before we proceed 
to the next stage of plan preparation.  I also need to ensure that Cornwall 

Council has met its commitments regarding the ‘duty to co-operate with the 
relevant clinical commissioning group and the National Health Service 

Commissioning Board on preparation of our development plan (as required 
under the Planning & Compulsory Act S33A /Localism Act S110).  I would 

therefore welcome a view as to whether our obligations regarding co-operation 

have been fulfilled and whether you have any comments on the Council’s 

proposed submission Local Plan.   

 

If you feel this email should have been sent to someone else in your 
organisation I would be grateful if you could provide me with their contact 

details in order that I can re-direct my enquiry. 

 
Additional meeting 4 July 2014 

Key Issue Raised 

General discussion with Andrew Abbott about the roles and function on the 
Cornwall Local Plan. 

 
NHS Kernow supplied with the latest copies of the Local Plan and the Strategic 
Housing Market Assessment. 

 

Focused Changes Consultation September 2014 

Key Issue Raised Cornwall Council Response/Action 

No comments received  

 

Duty to Co-operate Statement Consultation December 2014 

Key Issue Raised Cornwall Council Response/Action 

I can confirm that the Local Plan, in 
general, compliments our objectives 
for improving health and well-being 

and the future provision of health 
services. 
 

I am unable to comment on the 
accuracy of the statement of the duty 
to co-operate as a significant element 
of the work would have been 

undertaken by our predecessor 
organisations, the Cornwall and Isles of 
Scilly Primary Care Trust.  

 
We have, however, had sight of the 

latest submission and are particularly 
interested in further development of 
town and neighbourhood plans and 

welcome the opportunity for local 

Comments noted. 
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Key Issue Raised Cornwall Council Response/Action 

community involvement.   
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Organisation: Office of Rail Regulator 
 

Options Consultation February 2011 

Key Issue Raised Cornwall Council Response/Action 

No comments received  

 

Preferred Approach/Options & Preferred Options for Energy, Minerals & 
Waste Consultation January 2012 

Key Issue Raised Cornwall Council Response/Action 

No comments received  

 
Additional correspondence August 2012 

Cornwall Council 29/8/2012 

Cornwall Council is in the process of preparing a Local Plan covering the whole of 

the Cornwall area and we are now in the process of drafting a submission 
version which we hope to publish for consultation towards the end of the year.  
In preparing the document we are mindful of the need to consider any 
comments you may have and the need to co-operate with your organisation 
under S33A of the Planning and Compulsory Purchase Act 2004 (as introduced 
by S110 of the Localism Act). 
I have attached with this email our latest draft document (which we have 

circulated to a number of other stakeholders) and would welcome any comments 
or observations you may have by Friday 14th September 2012. 

You will see that the draft local plan is in two parts.  Part 1 sets out proposed 
strategic planning policy for all types of development (including minerals and 
waste), and Part 2 sets out objectives for each of 17 ‘Community Network 
Areas’. 

 

Pre-submission Consultation March 2013 

Key Issue Raised Cornwall Council Response/Action 

No comments received  

 

Proposed Submission Consultation March 2014 

Key Issue Raised Cornwall Council Response/Action 

No comments received  

 
Additional correspondence June 2014 

Cornwall Council 23/6/2014 

Cornwall Council is in the process of developing a Local Plan for the Cornwall 

area and recently published a proposed submission document 
(http://www.cornwall.gov.uk/media/6532228/Local-Plan-Proposed-
Submission.pdf).  This document sets out strategic policy for all types of 

development and includes strategic policy (no 27) on transport and accessibility 
and a strategic policy on infrastructure (no 28).  The document contains two site 

specific proposals for housing,  ‘the West Carclase /Baal (1700 dwellings) and 
Par Docks (500 dwellings) Eco-communities sites’ which located to the north and 
East of St Austell respectively and referred to in Policy PP9 clause 5.  There are 

no other site allocations as we intend to include these in a separate ‘Site 
Allocations Development Plan Document’ the preparation of which will follow the 

Local Plan.    
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Cornwall Council 23/6/2014 

Although the consultation period has now ended I am keen to ensure any 

comments your organisation may have are taken into account before we proceed 
to the next stage of plan preparation.  I also need to ensure that Cornwall 

Council has met its commitments regarding the duty to co-operate with the 
Office of Rail Regulation on preparation of our development plan (as required 

under the Planning & Compulsory Act S33A /Localism Act S110).  I would 
therefore welcome your view as to whether our obligations regarding co-

operation have been fulfilled and whether you have any comments on the 
Council’s proposed submission Local Plan. 

 

 
Focused Changes Consultation September 2014 

Key Issue Raised Cornwall Council Response/Action 

No comments received  

 
Duty to Co-operate Statement Consultation December 2014 

Key Issue Raised Cornwall Council Response/Action 

No comments received  
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Organisation: Highways Agency  
 

Options Consultation February 2011 

Key Issue Raised Cornwall Council Response/Action 

Agency pleased to see the vision 
includes for less need to travel and an 

excellent transport system less reliant 

on fossil fuels but suggest this goes 

further and includes for less reliance on 

the use of private vehicles. 
 

Support the overarching principles that 
ensure infrastructure is brought 

forward to support new development. 

Important to note that any highway 
infrastructure network improvements, 
traffic management or other mitigation 
measures relating to the SRN required 
in support of development will need to 
be funded by the developer and/or 
other non-Highways Agency sources. 

 

Comments noted. 

Option 1 Cornwall Towns: will increase 
self-containment in the key towns and 
reduce commuting on the SRN. In 

addition the scale and development 
proposed in the main towns will better 
support key transport infrastructure 
and public transport improvements. 
 

Comments noted. 

Option 2 Dispersed distribution: will 
increase trips on the network as it 

encourages residents and workers to 
travel between different centres which 
may impact on the SRN’s role of 

facilitating the efficient movement of 
people and goods which play a key part 
in supporting the local and wider 
economy. It will also result in fewer 
opportunities to obtain funds for 
transport improvements. 

 

Comments noted.  

Option 3 Economy Led Distribution: 
Recognise the approach may well 

create an agglomeration of business 
activity making it easier to deliver 
significant transport infrastructure 

improvements, however in the absence 

of a significant model shift this option 
has the potential of creating localised 

operational problems on the SRN which 

Comments noted.  



228 

 

Key Issue Raised Cornwall Council Response/Action 

may impact on its primary strategic 

role. 
 

 

Preferred Approach/Options & Preferred Options for Energy, Minerals & 
Waste Consultation January 2012 

Key Issue Raised Cornwall Council Response/Action 

The Agency fully supports the vision to 
"achieve a leading position in 

sustainable living" as well as the four 
objectives for Cornwall, enhancing the 

economy, establishing self-sufficient 
and resilient communities, good health 

and well-being for everyone and 
making the most of the environment. 
 
The Agency acknowledges the need for 
growth in Cornwall and particularly the 
need to provide for at least 48,000 
homes between 2010 and 2030 and for 
development to support jobs and skills. 

That being said all locations for this 
growth should meet the required 
sustainability criteria and satisfy the 
Agency in terms of transport related 
issues. To this end we would re-
emphasise the need for a robust TA 
and TP and welcome dialogue with 

applicants at the earliest opportunity. 
Clearly other key policy messages 
including the delivery of high quality 
development and making the best use 
of land and assets are also principles 
that the Agency support and are tied in 
to the overarching theme of 
sustainable development. 

 

Comments noted. 

Accessibility is an important key 

principle which the Agency fully 
supports. The Agency agrees with 
ensuring that development proposals 

are consistent with and contribute to 
the implementation of Connecting 
Cornwall 2030, Cornwall's local 

transport plan, the submission of travel 
plans and other ‘appropriate measures' 

in new developments, and managing 
the SRN particularly for long distance 
and business journeys. These all reflect 

the Agency's approach to accessibility 

Comments noted. 
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Key Issue Raised Cornwall Council Response/Action 

and development. 

 

The Agency supports the principle of 

the Community Infrastructure Levy. It 

is important that there is transparency 

however and the Agency is keen to 

ensure that money is set aside within 

the overall fund for specific works 
affecting the SRN to remediate against 

the effects of development particularly 

where multiple developments may be 

involved which impact on a single 

location. It is important to recognise 
that the Agency would direct Grampian 

style planning conditions in respect of 
any planning permission restricting the 

development until such time as the 
necessary infrastructure was in place if 
shown to be necessary by 
accompanying TAs. Infrastructure 
delivery programmes and spending 
profiles need to take account of the 
need to deliver infrastructure 
commitments in relation to the 

progress of development. It is 
therefore important to ensure that the 

fund is not used for other 
infrastructure to the detriment of the 
SRN. 

 

Support and comments noted. 

Policy Messages for Places - Local 
Objectives 

The Agency supports the development 
proposed in the Community Network 
Areas (CNAs) in principle, and 

appreciates the local focus as being 
beneficial in terms on creating debate 

and engagement with the local 
community and stakeholders. However 

the Agency is keen to ensure that there 
is joined up thinking between 
communities and areas as artificial 
administrative boundaries should not 

constrain the scale and type of 
development. In terms of the Agency's 
remit to ensure the successful 
operation of the SRN it is important for 

development to be seen in its totality 
rather than as a number of individual 

Support and comments noted. 
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Key Issue Raised Cornwall Council Response/Action 

schemes. 

 

A holistic approach to development 

ensures that in terms of the road 

infrastructure larger, more cost 

effective solutions to transport 

problems can be implemented rather 

than a series of ad hoc schemes to 
satisfy the requirements of individual 

stand-alone developments. 

The Agency therefore welcomes the 

proposed grouping of the China Clay, 
St Austell and St Blazey, Fowey and 
Lostwithiel CNAs to better manage the 
growth needs of St Austell and the 
regeneration priority for the area for 
the projects initiative which the Council 
quite rightly identify as requiring a 
broader approach not constrained by 
boundaries. 

 

Which level of growth would you prefer 
to see in Bodmin? 
The Agency has no particular 
preference provided the impact of each 
option is thoroughly assessed and any 
identified mitigation works put in place 
thus ensuring that local conditions on 
the SRN are no worse with the 
development than if it had not taken 
place. 
 

Comments noted. 

Which level of growth would you prefer 

to see in Saltash? 
The Agency has no particular 
preference provided the impact of each 

option is thoroughly assessed and any 
identified mitigation works put in place 
thus ensuring that local conditions on 

the SRN are no worse with the 
development than if it had not taken 

place. In particular it is important to 
note that major works may well be 
required at the Carkeel roundabout on 

the A38 at Saltash. 
 

Comments noted. 

Do you think we have got the right 

balance with the spread of 

Comments noted. 
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Key Issue Raised Cornwall Council Response/Action 

development across Cornwall? 

The Strategy supports the regeneration 
of Camborne, Pool and Redruth as well 

as St Austell and the clay country area. 
Whilst the Agency supports the 

regeneration of these areas from an 
economic perspective, we do need to 

be mindful of traffic implications for 
new development, particularly with the 

former area located alongside the A30. 

The Agency's primary concern is to 

ensure the satisfactory operation of the 

SRN such that it continues to support 

growth. As for all development the 
Agency requires a robust TA and TP to 

support planning applications for 
development. 
 

Does this provide the framework to 
develop your own plans? 
The Agency is concerned that 
references are made in various CNAs to 
improved SRN links and/or new SRN 
junctions (e.g. Hayle, Launceston & 

Liskeard). It is important to make it 
clear that the SRN should not regarded 

as a convenient means of dealing with 
local problems, for example by 
proposing additional junctions simply in 
order to relive traffic pressures within 
the local area. As such the Agency is 
unlikely to agree to additional SRN 
junctions to facilitate development 

unless a strategic case can be 
developed for consideration - there 
remains a clear presumption that new 

developments will use existing 
accesses and junctions. 
 

Comments noted. 

Do we need to consider new 

settlements? 
Eco standard communities are 

proposed as an alternate to the 
‘meeting the need' proposals of the 

other CNAs. The Agency has no 
objection to this and would in fact 

encourage their development subject 
to the proposals undergoing the same 

scrutiny as all other applications. 
 

Comments noted. 
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Key Issue Raised Cornwall Council Response/Action 

Reading the Evidence Base and Options 

section the Agency welcomes the use 
of evidence on various themes to 

identify key planning issues that should 
be identified in the plan, particularly 

the ‘Transport and Accessibility Issues 
Paper - January 2012' with which the 

Agency, to date, has had only minimal 
involvement. This document identifies 

issues with the A30 and A38 being 

used for local journeys, constraining 

the ability of the routes to perform 

their strategic function - particularly on 

the A30 in the Camborne, Pool and 
Redruth area and the A38 on the 

western approach to Plymouth. In 
addition it identifies the remaining 
single carriageway sections of the A30 
as a weakness and also that the SRN is 
nearing capacity at certain 
locations/times 
 

The Agency is pleased to note that 
there is acknowledgement that 
infrastructure enabling development is 
fundamental to the delivery of the Core 
Strategy. The Agency fully supports the 
Local Authority in their approach to 
making ongoing changes to the 

document as supporting evidence, 
guidance and advice evolve. 

 

Comments noted. 

Pleased to note that a technical paper 
on bulk transport issues for minerals 
has been prepared and used in the 

production of the various development 
options and encouraged by the 
acknowledgement in the document of 
the importance of building on current 

good practice for transporting bulk 

exports of minerals. However, it is not 
clear whether transport issues have 

been given similar consideration when 
investigating the alternatives for 
energy and waste.  

 

Noted.  

 
Pre-submission Consultation March 2013 

Key Issue Raised Cornwall Council Response/Action 
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Key Issue Raised Cornwall Council Response/Action 

Aware from discussing with Cornwall 

Council officers that the transport 
modelling being carried out to inform 

the Local Plan is indicating the section 
of the A30 between Carland Cross and 

Chiverton in particular is shown to 
require mitigation to avoid an adverse 

impact. As such I can confirm the 
Agency is very keen to work with the 

Council to identify feasible and 

affordable improvements. 

 

Noted.  

Reiterates that new development 
should be supported by appropriate 
infrastructure provided in a timely 
manner. 
 

Noted.  

It is important that whilst the CNAs 
deal with local issues, that when they 
are being considered more regional 
issues such as infrastructure are 
considered with a more overarching 
joined up approach. This seems to 
have been reflected more in the latest 

version of the Local Plan. 
 

Noted.  

 
Proposed Submission Consultation March 2014 

Key Issue Raised Cornwall Council Response/Action 

Agency particularly welcomes 

‘theme 2: to enable self-sufficient 
and resilient communities’ which will 

reduce the need to travel for both 
work and leisure. 
 

Noted.  

Policy 1/Policy 2 
Supports the Council’s intention to 
take a positive approach to 

development proposals.  
 

Support welcomed.  

Policy 3 

Supports the principle that the scale 
and mix of uses of development and 

investment service should be 
proportionate to the role and 
function of places. This will reduce 

the need to travel by concentrating 
development in areas generally with 
the largest concentrations of 
population. Once specific sites for 

Noted.  
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Key Issue Raised Cornwall Council Response/Action 

growth have been identified a 

holistic approach to their 
development will be required, 

supported by a robust transport 
evidence base.  

 

Policy 18 Minerals 

It is important that transport 

considerations are reflected in the 

wording of the policy where 

possible, with the recognition at the 
same time that the location of 

facilities is dependent on that of the 
resource.  
 

These comments are noted, the draft 

Local Plan should be read as a whole and 

therefore other policies aim to minimise 

the impact of transport, in particular 

policy 27 Transport and Accessibility 
(point 5) relating to effective travel plans 

to mitigate the impact of development 
and (point 6) relating to impact on the 
local or strategic road network.  
 

Policy 21 
Welcomes the common sense 
approach to waste management 
location reflected in the wording of 
the policy, by seeking to locate 
proposals as close to the source of 
waste as possible and by 
incorporating alternatives to the 

transport of waste into proposals 
where possible.  

 

Noted.  

Policy 27 

Support principles in this policy. 
While the aims of this policy require 
a transport evidence base to be 
provided in order to satisfactorily 
achieve them, it would be useful to 
state this specifically. The Agency 
will require a robust transport 
evidence base to support new 

development, and where 
appropriate mitigation proposals to 

ensure that the operation of the 
SRN is not adversely affected by it.  
 

Support noted.  

Policy 28 
Satisfied with the content of this 

policy. The exact requirements for 
infrastructure provision will be 

established based on a robust 
transport evidence base to be 
supplied by the applicant. The 

Agency is keen to become involved 
in the development control process 

There is robust evidence on infrastructure 
needs in the infrastructure needs 
assessment schedules which underpin the 

Local Plan as well as the emerging CIL: 

http://www.cornwall.gov.uk/environment-

and-planning/planning/planning-
policy/cornwall-local-plan/cornwall-topic-

based-evidence-base/infrastructure-
planning/infrastructure-needs-
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Key Issue Raised Cornwall Council Response/Action 

as soon as is practical, and 

welcomes the opportunity to work 
with developers to provide advice 

early on.  
 

assessment-schedules/#Infrastructure 

This evidence was compiled with the help 
of a wide range of infrastructure 

providers. 
 

Community Network Areas 

The main issues on the SRN – 

Temple to Higher Carblake due to be 

dualled, this should alleviate issues 

on that stretch and will help to 

accommodate the growth proposed 
in Bodmin and in Cornwall in general 

as one of the gateways heading 
south.  
 
Carland Cross to Chiverton Cross 
which is single lane, there is 
currently no scheme in place to 
address the issues on this stretch 

which will potentially be affected 
further by the proposed growth of 
Camborne, Pool and Redruth and 
Truro. Welcome identification as a 
key infrastructure improvement, 
necessary to facilitate growth.  

Noted.  

Note Infrastructure Need 

Assessment Schedules form part of 
the evidence base for the Local Plan, 
while it is imperative that this 
evidence based approach is adopted 
going forward, it should be equally 
important to ensure that the 
infrastructure need is kept up to 
date.  
 

Noted.  

Growth proposed should be based 

on a robust transport evidence base 
in order to assess the cumulative 

impact of potential development on 
the SRN, and any potential 

mitigation requirements.  

 

Noted.  

All developments likely to have a 

traffic impact on the SRN will need 
to be supported by a transport 

assessment/statement and where 
necessary a travel plan.  
 

Noted.  
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Focused Changes Consultation September 2014 

Key Issue Raised Cornwall Council Response/Action 

In terms of the reference to an 
additional junction on the A30, Circular 

02/2013 makes it clear that additional 
junctions on the strategic road network 

will only be considered where it has 
been clearly established at the plan 

making stage that such new 
infrastructure is essential for the 

delivery of strategic planned growth, 

and further through access to other 

development would not be permitted. 

As previously stated, it is essential 

therefore that the growth proposed 
should be based on a robust transport 

evidence base in order to assess the 
cumulative impact of potential 
development on the strategic road 
network and potential mitigation 
requirements.  
 

Recommendations in the Shoreline 
Management Plan suggest that the 

Causeway in Hayle will suffer from 
increased flooding due to sea level rise 

after 2025. Hayle’s highway network 
would not be able to function 

adequately with only one access route 
into and out of the town. In order to 

retain two strategic access routes 

further assessment will be required to 

determine appropriate mitigation 

measures to be implemented along the 

Causeway and beyond, or whether 
provision of a new A30 junction would 

be a more viable option.  

 
Duty to Co-operate Statement Consultation December 2014 

Key Issue Raised Cornwall Council Response/Action 

The Agency is satisfied that it has had 
the opportunity to contribute to and 
comment on the development of the 
Local Plan and that the Strategic 
Policies have taken the consideration of 

the Agency’s responsibilities to 
improve, manage and maintain the 

strategic road network, which in 
Cornwall consists of the A38 and A30.  
 
We are therefore content that the draft 
statement and overview report fairly 
summarises the Agency’s comments 

made during the various consultation 
stages in the development of Cornwall 

Council’s Local Plan. The Agency has 
had positive engagement with Council 

officers both through the plan-making 
process and our respective roles as 

local and strategic highways 

authorities.  

Comments noted. 
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Organisation: Marine Management Organisation 
 

Options Consultation February 2011 

Key Issue Raised Cornwall Council Response/Action 

No comments received  

 

Preferred Approach/Options & Preferred Options for Energy, Minerals & 
Waste Consultation January 2012 

Key Issue Raised Cornwall Council Response/Action 

No comments received  

 
Duty to Co-operate Liaison September 2012 

Key Issue Raised 

At its landward extent, a marine plan will apply to the high water mark. In our 

duty to take all reasonable steps to ensure compatibility with existing 
development plans, which apply down to the low water mark, we are seeking to 
identify the ‘marine relevance’ of applicable plan policies. We are not yet 
forming marine plans for the South-West marine plan area, which includes 
Cornwall. However, when we are planning in this area the Cornwall Local Plan 
will be very valuable and the MMO intend to fully engage with Cornwall Council 
at this stage. We have no detailed comments to make on the current draft plan 

in relation to Marine Planning other than to suggest the Marine and Coastal 
Access Act 2009 be referenced in document and the implications for the marine 

area are noted.  
 
The MMO is also responsible for issuing Marine Licences as part of our duties 
under the Marine and Coastal Access Act 2009. A Marine Licence is required for 
many activities involving a deposit or removal of a substance or object below 
the mean high water springs mark or up to the tidal extend of any river. The 
MMO would like to submit the following comments in relation to marine 
licensing:  

• We recommend that reference to the MMO and Marine and Coastal Access 
Act 2009 be included in the Introduction to Part 1. We suggest the 

following text be added to the end of paragraph 1.2 “Our planning 
decisions will also take account of the requirements of the Marine and 

Coastal Access Act 2009 and the Marine Policy Statement until a marine 
plan is available for any activities that extend below the level of the mean 
high water springs.”  

 
• We feel it would be beneficial to include reference to the Marine and 

Coastal Access Act 2009 at the end of point d of Policy 25 ‘Flood risk 

management and coastal change’ on page 30 of part 1.  
 

• For Part 2 we would recommend the inclusion of some text referencing 
the requirements of the Marine and Coastal Access Act 2009 in the 
introduction as this will be relevant to plans for each local area. 

 
Pre-submission Consultation March 2013 

Key Issue Raised Cornwall Council Response/Action 

We are concerned that at present there 
is no reference made to the need to 

Agree, the following wording has been 
added to Policy 26 2(d): 
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Key Issue Raised Cornwall Council Response/Action 

consider the Marine Policy Statement. 

All public authorities taking 
authorisation or enforcement decisions 

that affect or might affect the UK 
marine area must do so in accordance 

with the UK Marine Policy Statement 
unless relevant considerations indicate 

otherwise. The Marine Policy Statement 
will also guide the development of 

Marine Plans across the UK. 

More information can be found at 
https://www.gov.uk/government/news
/uk-marine-policy-statement-published  

 

 

“d. is consistent with the policies and 
actions in the Shoreline Management 

Plan and Catchment Flood 
Management Plans for Cornwall and 

the South West River Basin 
Management Plan the national Marine 

Policy Statement is the framework for 
taking decisions affecting the marine 
environment and the planned South 

West Marine Inshore and Offshore 

Plans augment this;” 
 

Policy 1 
As above, we would expect to see 
reference made to the MPS alongside 
the NPPF 
In relation to all local plan policy 

development we would expect that 
marine plans are considered where one 
is in place. In instances where marine 
plans have not yet been developed the 
MPS should be considered in their 
place. 
Reference should also be made to 
marine licences and the requirements 

under the Marine and Coastal Access 
Act 2009. A marine licence may be 

needed for activities involving a deposit 
or removal of a substance or object 
below the mean high water springs 
mark or in any tidal river to the extent 
of the tidal influence. Any works may 
also require consideration under The 
Marine Works (Environmental Impact 

Assessment) Regulations 2007 (as 
amended) and early consultation with 
the MMO is advised. We would suggest 

that reference be made to this in the 
document to ensure that the necessary 
regulatory requirements are covered. 

 

As above 

 
Proposed Submission Consultation March 2014 

Key Issue Raised Cornwall Council Response/Action 

The MMO has reviewed the document 
and whilst we have no specific 

comments to make we would like to 
draw your attention to the remit of our 

Noted. 
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Key Issue Raised Cornwall Council Response/Action 

organisation as you may wish to be 

aware of this in relation to the 
consultation. 
 

As the marine planning authority for 
England the MMO is responsible for 

preparing marine plans for English 

inshore and offshore waters. At its 

landward extent, a marine plan will 

apply up to the mean high water 

springs mark, which includes the tidal 
extent of any rivers. As marine plan 

boundaries extend up to the level of 
the mean high water spring mark there 
will be an overlap with terrestrial plans 
which generally extend to the mean 
low water springs mark. In our duty to 
take all reasonable steps to ensure 
compatibility with existing development 

plans, which apply down to the low 
water mark, we are seeking to identify 
the ‘marine relevance’ of applicable 
plan policies. The MMO began planning 
for the east area in April 2011. The 
next round of planning, in the south 
plan area, began in 2013. Until such 
time as a marine plan is in place for 

the south west plan area we advise 
local councils to refer to the Marine 

Policy Statement for guidance on any 
planning activity that includes a section 
of coastline or tidal river. All public 
authorities taking authorisation or 
enforcement decisions that affect or 
might affect the UK marine area must 
do so in accordance with the UK Marine 

Policy Statement unless relevant 
considerations indicate otherwise. The 
Marine Policy Statement will also guide 

the development of Marine Plans 
across the UK. More information can be 
found at 
https://www.gov.uk/government/news/uk-

marine-policy-statement-published  

 
The MMO is responsible for issuing 
marine licences under the Marine and 

Coastal Access Act 2009. We also issue 

consents under the Electricity Act 1989 
(as amended) for offshore generating 
stations between 1 and 100 megawatts 

Noted.  
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and are a Statutory Consultee to the 

Planning Inspectorate for relevant 
Planning Act developments (Nationally 

Significant Infrastructure Projects). A 
marine licence may be needed for 

activities involving a deposit or 
removal of a substance or object below 

the mean high water springs mark or 
in any tidal river to the extent of the 

tidal influence. Any works may also 

require consideration under The Marine 

Works (Environmental Impact 

Assessment) Regulations 2007 (as 

amended) and early consultation with 
the MMO is advised. We would suggest 

that reference to this be made within 
planning documents to ensure that 
necessary regulatory requirements are 
covered. We would encourage 
applicants to engage early with the 
MMO alongside any application for 
planning consent to ensure that the 

consenting process is as efficient as 
possible. 
 

 
Focused Changes Consultation September 2014 

Key Issue Raised Cornwall Council Response/Action 

No comments to make on the changes 
proposed 

Noted.  

 
Duty to Co-operate Statement Consultation December 2014 

Key Issue Raised Cornwall Council Response/Action 

The MMO has reviewed the documents 
and we confirm that they appear to be 

a factual account of the MMO’s 
comments in relation to the Cornwall 
Local Plan. 
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Organisation: Local Enterprise Partnership 
 

Options Consultation February 2011 

Key Issue Raised Cornwall Council Response/Action 

No comments received 

 

Preferred Approach/Options & Preferred Options for Energy, Minerals & 
Waste Consultation January 2012 

Key Issue Raised Cornwall Council Response/Action 

No comments received 

 
Pre-submission Consultation March 2013 

Key Issue Raised Cornwall Council Response/Action 

Vision – ‘achieve a leading position in 

sustainable living’ is not aspirational to 
average residents and is not clear. 
 

The vision is taken from the Council’s 

adopted sustainable community 
strategy ‘Future Cornwall’ 

Policy 2: employment target of 50,000 

jobs in not realistic; the target should 
be discussed with the LEP. A job need 
figure of 40,000 could be considered.  
 
 
 
 
Point 3 renewable energy – all planning 
consents for renewable energy 
generation should be required to 

allocate a proportion of the income to 
community. Need a clear policy on the 
development of a smart grid. Also 
reference should be made to deep 
geothermal. 

 

Policy 2 has been amended and the 

jobs target has been deleted. The 
policy now reads ‘1. …..overall increase 
of jobs supporting the provision of 
better paid full-time employment 
opportunities to drive an increase in 
the Gross Domestic Product to rise 
above 75% of the EU’s average….’ 
 

Para 2.4 the Plan should address those 

who are excluded from work at the 
moment for many social reasons 
 

Para 2.4 is inclusive and aims to 
develop skills across Cornwall. 

Policy 15: must include community 

benefit and job protection as well as 
‘smart grid’ 

 
Need a clear strategy on solar and 

wind development that protects the 
special nature of Cornwall and does not 
use prime farmland since food 

production is a critical part of the 
intended growth strategy. 

 
More could be stressed on reducing 

consumption of energy in ensuring new 

Policy 15 makes reference to 

community benefits.  
 

The LP must be read as a whole and 
other policies within the plan seek to 

safeguard agricultural land (policy 22).  
 
 

 

Policy 14 is concerned with energy 
efficiency within buildings, in particular 
point 6. 
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homes and work places are highly 

efficient. 

Policy 26: should cover support for out 
of county threats such as north of 

Exeter and the effect on rail transport 

The LP provides the planning policies 
for Cornwall; however as part of its 

preparation the Council is required to 
work with other neighbouring 

authorities to ensure that strategic 
issues are addressed. 

Policy 27: should give clear support for 

the airport and for maintaining a link to 

key international hubs. 

The LP must be read as a whole and 

other policies within the plan provide 

support for Newquay airport, in 

particular policy 2 which reads ‘8 

Reflect the importance to the strength 
of Cornwall’s economy as a whole, 

through;…..b) by optimising the 
economic opportunity and maximises 

existing linkages in mid-Cornwall 
by:….iv. supporting the Newquay 
Cornwall Airport and the Aerohub 
Enterprise Zone through improved 
linkages as an economic catalyst for 
the wider Newquay area and beyond’ 
 

 
Proposed Submission Consultation March 2014 

Key Issue Raised Cornwall Council Response/Action 

Following discussion with an LEP Board 
member this afternoon at its chairman 
we can confirm that the pre submission 
draft provides a positive policy 

framework for the delivery of the 
Strategic Economic Plan, particularly: 

- The focus on a requirement a 
quality, accessible range of homes 
in the right 
places to stimulate the economy 
- Enabling labour mobility 
throughout Cornwall, so skills can 
access opportunity and not be 
hampered by lack of housing 
choice 
- Supporting quality of life – 
through ‘place making’ for example 

the Plan is stronger now on broad 
green infrastructure to support 

development 
- Good housing has a positive 

impact on mental health and 
therefore productivity 
opportunities. 

Comments Noted. 
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An uplift in GVA detailed in the pre 

submission draft illustrates the 
importance of delivering a greater 

range of skilled jobs as targeted by the 
SEP to 2020. 

 

Focused Changes Consultation September 2014 

Key Issue Raised Cornwall Council Response/Action 

No comments received 

 
Duty to Co-operate Statement Consultation December 2014 

Key Issue Raised Cornwall Council Response/Action 

No comments received  
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Organisation: Local Nature Partnership  
 

Options Consultation February 2011 

Key Issue Raised Cornwall Council Response/Action 

No comments received  

 

Preferred Approach/Options & Preferred Options for Energy, Minerals & 
Waste Consultation January 2012 

Key Issue Raised Cornwall Council Response/Action 

No comments received  

 
Pre-submission Consultation March 2013 

Key Issue Raised Cornwall Council Response/Action 

Planning system is an essential 

mediating process between preserving 
the internationally recognised quality of 
environment and life offered by 
Cornwall with the presenting need to 
stimulate growth. Plan could express a 
stronger strategic spatial approach. 
Need a more localised definition of 

sustainable development, within para 
1.17. Concerned that when decisions 

are made social and economic factors 
are prioritised at the expense of 
environmental considerations. 
 
Would like to see a stronger local 
sustainable development policy stating 
requirement for the Sustainability 
Checklist to be used and a clear 

definition of ‘major development’. 

Policy 1 has been amended and now 

reads ‘…..when considering whether a 
development proposal is sustainable or 
not, account will be taken of its 
location, layout, design and use against 
the three pillars of economic 
development, social development and 
environmental protection and 

improvement….’ 
 

A definition of major development is 
not only provided in the NPPF but will 
also be included in a glossary to 
accompany the LP.  

It would be preferable and beneficial to 
mention the function and quality of the 
environment as a representation of a 

functioning ecosystem. This would 
ensure that fluctuating pressures on 

the ecosystem services could be 
considered, such as the impact of 
increasing the resident population 

through housing growth as well as the 

extension of the tourist season beyond 
the summer peak.  

Objective 10 b refers to maintaining 
and enhancing an effective network of 
open space and environmental 

stewardship for our ecosystem services 
network…. 
 
A definition of ecosystems will be 

included within the glossary to 
accompany the LP.  
 
The LP is planning for the needs of the 

population not encouraging population 
growth.  

Para 2.95 would prefer to see this text 

as policy, that would evidence a 
positive planning approach to land use 
to ensure the large scale landscapes 
and ecosystems are sustainably 

managed. 

Policy 23 refers to Cornwall’s 

Landscape Character Assessment and 
description of Areas of Great 
Landscape Value 
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Appropriate use of green and brown 

field sites will be needed. Sites should 
not be arbitrarily designated for 

development regardless of their former 
use, as many sites considered to be 

brownfield have significant biodiversity 
or community value.  

Comments noted, policy 22 is 

concerned with best use of land and 
existing buildings and reads ‘To ensure 

the best use of land development 
proposals should give priority to: a. 

previously developed land and 
buildings provided that they are not of 

high environmental value; b. 
despoiled, degraded, derelict and 

contaminated land provided that it is 

not of high environmental value;…..’ 

The revised spatial strategy in the Plan 

to allocate distribution of development 
pro-rata is not supported and is likely 
to have unnecessary negative impacts. 
It undermines the evidence base which 
identifies areas where growth is most 
appropriate. It is recommended that an 
evidence based approach to growth is 

used, this will recognise appropriately 
and realistically delivered by the 
Infrastructure Development Plan and 
CIL mechanisms.  

Comments noted, however, the spatial 

strategy is the Council’s recommended 
approach.  

Would like to see the following 

documents adopted as SPD; 
• AONB Management Plan 

• Green Infrastructure Strategy 
• Maritime Strategy 
• Cornwall Design Guide 
• Cornwall Housing Standards SPD 
• Cornwall Biodiversity and 

Geological Conservation Planning 
Best Practice Guide 

• WHS Management Plan 
• Health and Wellbeing Strategy 
• CIOS State of the Environment 

Board 

Comments noted, several of these 

documents are referenced within the 
LP; para 2.96 reads ‘considerable 

guidance and evidence is set out in the 
Landscape Character Assessment, the 
AONB and WHS management plans 
and the Historic Environment record in 
particular. All of these provide 
important information and should be 
used alongside [the LP] document in 
making planning decisions. The AONB 
management is referenced specifically 
in policy 23 along with the Biodiversity 
Action Plan. The WHS management 

plan is also referenced in policy 24.  

Insufficient focus on the consequences 
of climate change 

Policy 2 has been amended and now 
reads ‘….5. Positively manage new 

development in Cornwall through: ….c. 

wherever possible, adaptation of the 
development and environmental assets 
to climate change….’  

 
Policy 13 concerning design includes 
reference to the need ensure 

adaptability, inclusiveness, resilience 

and diversity – building structures can 
be easily altered, particularly 
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internally, to respond to both climate 

change. 

Policies in the LP should be far more 
explicit on how spatial planning can be 

used to reduce the risk of air pollution. 
Also that air pollution mitigation 

approaches recognise the value and 

role that the environment has in 

delivering real reductions in air quality 

and that the main focus on mitigation 

will not rely solely on traffic and road 
transport solutions.   

Several policies within the LP could 
mitigate air pollution, such as; policy 

13 design, which sets out movement 
principles; policy 14 development 

standards, which includes measures to 

reduce pollution and meet air quality 

objectives; and policy 27 transport 

which aims to reduce the need to 

travel and encourage sustainable 
transport modes.  

Specific maritime policy section within 
the local plan, it is recommended that 

a discrete maritime policy is 
incorporated into the LP to ensure that 

natural coastal processes, the potential 
impact of climate change and predicted 
sea level rise are overtly considered. 
Inclusion of a specific policy will also 
enable the endorsement of the 
Shoreline Management Plan as a key 
tool in the management of coastal 
areas. 

Policy 26 relates to coastal change and 
includes specific reference to the 

national marine policy statements and 
the planned South West Marine Inshore 

and Offshore Plans.  

Para 2.6 emphasis of tourism 
statement should be changed to 
recognise that it is the environment 
that provides the basis for the tourism 

that delivers economic and social 
activities within Cornwall. Would 
welcome a statement of policy that 
requires development to be of a scale, 
location and quality that positively 
contributes to tourism but does not 
undermine the environment’s ability to 
provide this basis for economic and 

social wellbeing.  

Comments noted, para 2.6 has been 
amended and text has been added to 
recognise the contribution of Cornwall’s 
landscape, seascapes, towns and 

cultural heritage makes to tourism.  

Recommend that all possible measures 
are used to prevent unnecessary 

biodiversity loss as development occurs 
through design and development 
management practices. Reservations 
on the role for and the capacity to 
deliver the mitigation measures of 

habitat replacement and biodiversity 
offsetting.  

It is felt that, other than protected 
landscapes, designations and habitats, 

it is possible to successfully re-create 

habitats. Policy 23 aims to conserve, 
protect and enhance features of 
biological (and geological) interest. 

However, where this is not possible 
mitigation is required.  

Strategic approach required to the 

approval of renewable energy sites. 
The Landscape Guidance should be 
embedded into planning policy.  

Comments noted, planning guidance 

on how impacts arising from renewable 
energy developments could be 
addressed including landscape 
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guidance is to be prepared and 

adopted as a Supplementary Planning 
Document to support the LP.  

Monitoring: would welcome a 

commitment to recognising ‘County 
Wildlife Sites’ and County Geology 

Sites’ as the local measures for 

monitoring policy 23.  

Monitoring of County Wildlife Sites and 

County Geology Sites is the 
responsibility of Cornwall Wildlife Trust, 

however, if the information is supplied 

to Cornwall Council these can be 

considered as part of the indicators for 
policy 23.  

 

Proposed Submission Consultation March 2014 

Key Issue Raised Cornwall Council Response/Action 

The Partnership welcomes 
development of the Cornwall Local 
Plan, good planning is essential to 

vibrant communities that have the 
“appropriate balance of jobs, services, 

facilities and homes”. It is also 
acknowledged that there is an overt 
recognition of Cornwall as a “special 
place”. 
 

Noted.  

Initially, we would like to raise a 
concern around the principle that all 
policies within the Plan must all be 
considered with equal weight.  We 
would like to highlight that while that is 
equitable for the application of the 
‘Plan’, it does not follow that the 

impacts of all of the policies are equal.  
The loss of environmental assets 

and/or ecosystem integrity is not easily 
remedied, and thus where our partners 
(Natural England and Environment 
Agency) are flagging the environmental 

limits the Plan must operate within, we 
wholly support their view that 
development should not be permitted 

unless these fundamental concerns 
regarding carrying capacity of the 
environment are addressed within the 

Plan. 

 

It is important that the Local plan is 
read as a whole. This is explained in 
the Introduction ‘How to use this Plan’ 
which states that ‘The policies avoid 
repetition so it is important they are all 
read as a whole,’ to strengthen this 
point the we recommend that we 

amend paragraph 1.3 and consult on 
these changes during the Focused 

Changes consultation: 
 
The policies avoid repetition so it is 
important they are read together. All 

policies will be considered together 
in decision making. The policies are 
the strategic policies for the purpose of 

providing context for Neighbourhood 
Plans. 
 

Our previous response called for a local 
definition of sustainable development 

for the Plan to operate within, thus 

providing a framework for the Plan to 
ensure that the specific environmental 

limits of Cornwall can be worked within 

The balance of sustainable 
development  is highlighted in the 

Plan’s themes: 

Theme 1 is ‘To Support the economy’;  
Theme 2 is ‘To enable self-sufficient 

and resilient communities’;  
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in perpetuity. While we acknowledge 

the Plan is focused on delivery of new 
development, we would suggest that to 

work within the environmental limits of 
Cornwall some places are more 

suitable for development than others 
and the existing approach to 

distribution of development does not 
place environmental limits as a core 

decision making principle. 

Theme 3 is ‘To promote good health 

and wellbeing for everyone’; and 
Theme 4 is ‘To make the most of our 

environment.’  
 

Furthermore whilst paragraph 1.19 
does support economic growth in 

Cornwall, this is followed closely by 
paragraph 1.22 which states 

‘Underpinning all this is the need to 

protect the quality of our environment’, 

so it is clear the policies of the plan 

relate to social and environmental 

issues as well as economic ones.  
 

The wording included within Policy 1, 
citing the three pillars of sustainability 
is intended to emphasise this further. 
The way that this is applied will be 
through the planning application 
process, using all the relevant policies 
in the local plan, and other relevant 

policies and guidance. There are no 
grounds given for the assumption that 
this will not be applied. Similarly Policy 
1 is not the place to specify detailed 
tests for biodiversity impacts. 
Paragraph 2.98, clearly sets out these 
requirements with regard to 
biodiversity. 

 

It is also important for ‘sustainable 
development’ to be considered in 
cumulative terms as well as at site 
specific development level. It is 
positive that all developments seek to 

maximise the social and economic 
benefits while minimising the 
environmental impact (it is rare a 

development results in environmental 
benefit overall, although impacts can 
be minimised) but observe these 

benefits are considered in isolation, 
with little commentary around the 

cumulative considerations. Therefore, 
we question if the Plan can deliver 

‘sustainable development’. 
 

While Policy 2, Spatial Strategy and 
Policy 23, Natural Environment, 
highlights the importance of cumulative 
impact through wording.  

We note the responses by Environment 
Agency, Natural England, English 

Heritage, National Trust, AONB, and 

In response to the changes to housing 
numbers and distribution proposed in 

the Submission draft Local plan, 
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Cornwall Wildlife Trust all question the 

soundness of the Plan. The LNP Board 
would strongly encourage the Planning 

Service to engage with these agencies 
to address their legitimate and specific 

concerns, such as the status of the 
Habitat Assessment and potential 

impacts upon protected landscapes of 
the proposed development distribution 

pattern. 

further transport modelling work was 

commissioned in order to re-assess air 
quality issues. The modelling work has 

been completed and the updated HRA 
has been received and will now be 

consulted on. It has been sent to 
Natural England and we have 

continued our dialogue with NE as part 
of the Duty to Cooperate. 

 

The updated HRA concludes that there 

are no likely significant effects from the 

Plan in terms of air quality, although 

monitoring of air and vegetation quality 
is recommended. 

 
The updated HRA concludes that the 
Fal and Helford SAC is not particularly 
susceptible to recreational pressure 
and Carine Common is also removed 
from the list of those sites likely to be 
susceptible to recreational disturbance 

and requiring monitoring, due to the 
decrease in housing target. This leaves 
four sites where recreational pressure 
may be an issue: Penhale Dunes, 
Godrevy Head to St Agnes, Tintagel-
Marsland-Clovelly and Plymouth Sound 
and Estuaries.  Management plans are 
already in place for all these sites: 

Penhale Dunes is managed by Cornwall 
Wildlife Trust, Godrevy Head to St 

Agnes and Tintagel-Marsland-Clovelly 
by the National Trust and  Plymouth 

Sound and Estuaries by the Tamar 
Estuarine Consultative Forum (TECF), 
of which Cornwall Council is a part. The 
HRA concludes that the majority of 

disturbance in the first three locations 
will arise from tourism and in the last 
case, from development in Plymouth. It 

suggests that Cornwall Council 
contribute funding to the work of TECF 

commensurate with the small 
proportion of disturbance likely to arise 

from development in Cornwall. This 
action has already been undertaken 

with Cornwall Local Planning Authority 
contributing to a new study on 

recreational impacts and providing 
increased officer support to TECF for 
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the duration of the project. 

 
Examples are given of 5 other local 

plans (North Kent, Estuaries, Thanet 
Coast and Sandwich Bay, Mersey 

Estuary, Exe Estuary and the Solent 
European Sites) where the policy 

framework is in place but full details of 
future management changes have not 

been established nor supporting 

studies completed, before the adoption 

of the Local Plan. This is particularly 

the case where existing management 

provisions are in place. 
 

There is a commitment in the plan to 
carry out surveys to provide the basis 
for monitoring the future impact of 
planned development (para 2.93.) We 
have continued this discussion with 
Natural England, given the examples 
above where the studies were not 

finalised in advance, since 
management plans are in place in the 
Cornwall sites and the majority of 
disturbance is likely to be form 
tourism, not local development. 
Additions to the policy have been 
agreed, including a commitment to 
produce a Supplementary Planning 

Document giving details of measures 
required to mitigate against potential 

impacts of development on European 
Sites. 

 
Planning Practice Guidance which 
supports the NPPF is clear in 
highlighting that ‘Local Plans should be 

tailored to the needs of each area in 
terms of their strategy and the policies 
required. They should focus on the key 

issues that need to be addressed and 
be aspirational but realistic in what 

they propose’. Cornwall is one of the 
largest Local Planning Authorities in the 

country and in order to plan for this in 
a manageable and effective way the 

approach has been to provide a top 
level plan that is strategic in nature 

which is ‘focused, concise and 
accessible as possible’ supported by an 
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Allocations document which is in 

production. 
 

In terms of distribution Cornwall is 
characterised by a dispersed 

settlement pattern, nine towns have a 
population of over 10,000 (five over 

20,000) while a further seventeen have 
around 5,000 residents. The Council’s 

approach to distribution of 63% of 

development in the 16 main towns, 

32% outside the main towns and 5% 

allocated to the eco-community 

therefore not only meets the 
sustainable development agenda,  but 

also apportions  appropriate  levels  of  
development  to  economic centres and 
continues to fulfil the aim of a 
continued dispersed development set 
out in Policy 2. 
 
The proposed distribution of the 

housing numbers is based on a 
strategy recognising that all places will 
have some housing need in order to 
remain sustainable. The starting point 
of the distribution is, therefore, on a 
pro-rata basis but adjusted to take 
account of past high or low levels of 
development, environmental 

constraints such as the AONB and 
where there is a local aspiration for 

growth. For more detail see Housing 
Distribution Briefing Note 18 (Nov 

2013). 
 
The role of the Sustainability Appraisal 
is to flag up only significant impacts 

that the plan may have and assesses 
the impact on the economy, 
environment and social issues. Policy 

decisions can then be made, explicitly 
weighing up these impacts and making 

an informed choice. It is normal for the 
SA to identify significant impacts but 

the purpose is not to eliminate all 
impacts, but to make the best choice 

from a range of assessed options. The 
Sustainability Appraisal of the Core 

Strategy Options Paper assessed the 
impact on three options for 
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distribution: 1. Cornwall Towns: 

Concentrating growth in towns, 2. 
Dispersed and 3. Economy led. The 

Report concluded that the first two 
approaches were the best performing 

in sustainable terms and the 
subsequent consultations were based 

on a mixture of the main towns and 
dispersed approach to distribution in 

line with how Cornwall currently 

functions. 

 

The LNP Board would be willing to 
discuss with the Planning Service how 
to most efficiently achieve the 
ambitions set out in the Plan through 
partnership working with the 
environment sector, there is significant 
potential within the research 

institutions and management capacity 
with the third sector to create a 
mutually beneficial working 
arrangements to optimise outcomes for 
managing the environment of Cornwall. 

The Council welcomes the offer of 
potential support and the development 
of mutually beneficial working 
arrangements to monitor the plans 
impacts. The Council is happy to 
discuss the most efficient way of 
reporting the plans impacts in 

accordance with the monitoring 
framework when compiling future 
monitoring reports. 

The LNP Board strongly recommends 
that the safeguarding of undeveloped 

land is prioritised within the Plan and 
the ecological value (i.e. biodiversity 
value, flood mitigation, ecological 
corridors) that land provides is 
accounted for as significant when 
considering development proposals. 
The value of this ecological contribution 
through ecosystem services will 
increase as climate change impacts 

intensify. The preservation of 
undeveloped land gives the potential 
for a strategic response to these 
impacts as they occur, which is not 

overtly made within the current Plan. 

The Council has met with Natural 
England and through these discussions 

consider the following changes address 
the points raised, better reflects the 
guidance in the National Planning 
Policy Framework, provides consistency 
with Policy 23 and will be consulted on 
during the Focused Changes 
consultation: 
 
Paragraph 1.22 
Underpinning all this is the need to 

protect the quality and natural 
beauty including the landscape, 
ecology and historic character of 

our environment, for its own sake but 
also as an economic driver and to 

build and maintain resilience to 
climate change. Such resilience 

will require a positive approach to 
managing new development which 
looks for ways of enhancing 

resilience to climate change. 
In some cases adaptations to 

accommodate the likely impacts of 
climate change will be required for 

development to proceed. Natural 
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beauty includes landform and 

geology, plants and animals, 
landscape features and the rich 

history of human settlement over 
the centuries. 

 
Policy 2 

5. Positively manage new development 
in Cornwall through: 

a. high quality design demonstrating a 

cultural, physical and aesthetic 

understanding of its location; 

b. the protection and enhancement of 

environmental and historic assets, 
including mitigation of unavoidable 

adverse effects, appropriate and 
proportional to their value; and 
c. wherever possible, adaptation of the 
development and environmental assets 
to climate change. 
 
6. Maintain the special character of 

Cornwall, recognising all urban and 
rural landscapes both designated 
and undesignated are important, in 
order to; 
a. Promote and enhance the special 
qualities and special features that 
make up the diverse and locally 
distinctive landscapes of Cornwall ; 

b. Identify the value and sensitivity off 
all landscapes, understanding what is 

important to the character to allow 
them to be protected, enhanced and 

conserved; 
c. Create resilient landscapes and 

sensitively accommodate investment 
and growth within Cornwall’s unique 
landscape qualities, ensuring people 

continue to be drawn to Cornwall to 
visit and for a thriving healthy 
population to live and work; 

d. Protect Conserve and enhance the 

natural beauty of the AONB and 
undeveloped coast. , and the 
outstanding universal value of the 
World Heritage Site. 

 
In addition to ensure the countryside is 

protected for its own sake and to 
ensure a plan led approach to major 
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development through allocations the 

Council has added additional text and 
policy to be included during the 

focused changes consultation, this 
reads: 

 
“The Cornwall Local Plan seeks to 

deliver a sustainable balance of 
development, meeting our 

communities’ needs and seeking to 

protect and enhance our 

environment. The plan led system 

provides the best way of achieving 

this objective as set out in Policy 3 
of this Plan. The Plan and the 

Allocations Document and 
Neighbourhood Plans that follow 
will identify sufficient land to meet 
those needs locally but also seeks 
to ensure a focus upon previously 
developed land and the protection 
of the countryside for its own sake.  

 
The countryside’s importance 
ranges from its value as 
agricultural land, for its landscape 
value, its biodiversity and historic 
character. While significant areas 
of greenfield land will be required 
to meet future needs this will be 

provided in the main towns by 
allocations.” 

 
“Policy 22A; Protection of the 

Countryside 
 

In order to prevent the 
unnecessary loss of previously 

undeveloped countryside, 
proposals will only be permitted 
where they; 
 
• can show that existing urban 

capacity and allocated land cannot 
meet the identified local need; 
and/or   
• have no significant adverse 

impact upon biodiversity, its 
beauty, diversity of landscape and 

seascape, the character and 
setting of settlements, the wealth 
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of its natural resources, 

agricultural, historic and 
recreational value.” 
 

 
Focused Changes Consultation September 2014 

Key Issue Raised Cornwall Council Response/Action 

No comments received  

 
Additional meeting 21 October 2014 

Key Issues Raised 

 

The discussion covered the key points raised in the letter prepared on behalf of 

the LNP by Rachael Bice and an LNP Board member to the Local Plan team that 
had sought to support the positon of environmental partners and to highlight the 

need for a definition of sustainable development for Cornwall: 
 

1. Sustainable Development  
 
Plan is attempting to be sustainable, but work still to be undertaken to 
understand what is sustainable for Cornwall. 
 
Agree that principles are in place and that the Plan covers the issue of 
cumulative impact, however, all opportunities to improve the evidence base 
available to support the implementation of the Plan once adopted should be 

made. 
 

2. HRA 
 
Discussion concerning views expressed by Natural England about the Plan’s 
impact on air quality and recreational disturbance, supportive of the Council’s 
ongoing discussions with Natural England and the commitment for surveys and a 
Supplementary Planning Document to resolve these issues. 
 

3. Protected Landscapes 
 

Content with wording contained in the Schedule of Focused changes, supportive 
of the Council undertaking further work on the impact of the AONB and its 
setting, would support development of an SPD for this. 

 
4. Engagement 
 

Pleased the Council is continuing or has had additional discussions with the 
Environment Agency, Natural England, English Heritage, AONB unit and Cornwall 

Wildlife Trust regarding the details of the plan. 
 

5. Monitoring Framework 

 
LNP would welcome further dialogue regarding the efficient and effective ways of 

reporting the plans impact. Proposals for joint working on reporting could result 
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in funding opportunities.  

 
6. Undeveloped Land 

 
LNP please to know that the Plan contains hooks for ecosystem services and 

makes links to green infrastructure policy. The protection of undeveloped land 
policy is welcomed and the LNP would support further development of the 

evidence base to support the implementation of the Plan on all of these topics. 

 

Duty to Co-operate Statement Consultation December 2014 

Key Issue Raised Cornwall Council Response/Action 

No comments received  
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Appendix 2: Joint working relationships and groups 

A selection of joint working relationships and groups in which Cornwall Council 

participates are listed below: 
 

• South West Aggregates Working Party: This involves other Mineral 

Planning Authorities and minerals industry representatives from across the 

South West and meets bi-annual to discuss any mineral planning matters 

arising across the area and to agree each authorities Local Aggregate 
Assessment.  

 

• South West Regional Technical Advisory Body: This involves other Waste 

Planning Authorities from across the South West to discuss any waste 

planning matters arising across the area. The South West Regional 

Technical Advisory Body meets at least twice a year.  
 

• Tamar Estuaries Consultative Forum: This forum brings together 
stakeholders to promote the delivery of integrated management for the 

Tamar estuaries and nearby coastal areas to ensure long term 
sustainability. The forum is co-ordinated by Plymouth City Council and 
membership is made up from all organisations within statutory powers or 
functions relating to the Tamar estuary.  

 
• Tamar Bridge and Torpoint Ferry Joint Committee: Governs the Tamar 

and Torpoint ferry crossings which are owned by Cornwall Council and 
Plymouth City Council. The committee meets on a quarterly basis and is 

made up of elected members from both councils.  
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Appendix 3:  Draft text regarding recreational disturbance on 

European Sites 

 

This excerpt sets out the additional wording proposed (underlined) together with 

the existing preamble to and wording of policy 23. It is suggested that existing 

paragraph 2.94 is deleted (shown as struck through).   

 
2.92 (2.88) Cornwall’s natural and historic environment is at the heart of our 

culture and past, it must be at the heart of our future distinctiveness. It is the 

quality and character of the environment as a whole which is a key contributor 

to the economy and quality of life. It can be a competitive advantage for 

Cornwall in terms of attracting and retaining investment. 

2.93 (2.89) While other parts of the UK may be more readily accessible, it is the 

quality of life that is a key attractor to, and retainer of, investment in Cornwall. 

The historic, built and natural environments and landscapes, coast and seascape 

of Cornwall, is a key strength and the rich environments and heritage will be 

managed to act as a catalyst for the realisation of this strategy and not a barrier 

to it. This means the careful stewardship of our environmental assets so that 

growth is complementary and does not erode the very qualities that make 

Cornwall so attractive in the first place. 

2.94 (2.90) The policies in this plan set out an approach to achieve this so that 

the aims to attract investment and caring for our environments are mutually 

compatible. Without carefully managed growth many of the opportunities to 

safeguard and strengthen our environmental assets will be lost. 

2.95 (2.91) The quality of Cornwall’s natural and historic environment is 

reflected in the many sites of international, national and local importance and 

the weight given to safeguarding them statutory responsibilities and duties to 

safeguard the environment through legislation. 

2.96 (2.92) These include Areas of Outstanding Natural Beauty which covers 

26% of Cornwall including Bodmin Moor, the Camel Estuary and the Tamar 

Valley, 17 Special Areas of Conservation, 2 Special Protection Area and 

1proposed Special Protection Area, 144 Sites of Special Scientific Interest, Listed 

Buildings, Conservation Areas, Scheduled Ancient Monuments, , Priority habitats 

Protected Species, Conservation Areas and international agreements such as 

listed or proposed Ramsar sites or the World Heritage Site2 which has been 

designated in recognition of Cornwall’s Mining Heritage and the European 

Landscape Convention3. 

2.97 (2.93) We will undertake surveys to provide the basis for monitoring the 

future impact of planned development, on international sites for nature 

conservation. This will be used to inform the measures that are necessary to 



259 

 

avoid adverse impact of additional use on these sites. Any proposals with 

potential direct impacts will be assessed under the Habitats Regulations. 

2.97  Figure X? shows the 25 designated European sites (SACs, SPAs) or 

proposed Special Protection Areas and candidate European sites (CSACs) that lie 

wholly or partly within Cornwall.  

 

Seven of these sites: Carrine Common SAC, Fal and Helford SAC, Godrevy Head 

to St Agnes SAC, Penhale Dunes SAC, Plymouth Sound and Estuaries SAC, 

Tintagel – Marsland – Clovelly Coast SAC and Tamar Estuaries Complex SPA,  

are identified to have potential risk of significant effects from recreational 

pressure. Each have agreed management plans in place.  

Visitor surveys elsewhere indicate that large coastal (particularly estuarine) sites 

tend to have considerably larger catchments than inland sites, and that typically 

at least 50% of visitors live within 10km for coastal or estuarine sites, whilst at 

least 50% of visitors live within 5 km of inland sites.1  

Cornwall Council have committed to undertake appropriate studies to 

understand access pressures on European sites, including types of use,  

collection of visitor survey data to establish an up to date baseline level of 

recreational use in order to define a local zone of influence. This will inform any 

necessary mitigation strategies which could include visitor management, 

                                                           
1 Cornwall Local Plan HRA October 2014 http://www.cornwall.gov.uk/media/9430187/HRA_-
Final_October_2014.pdf  



260 

 

developer contributions and greenspace requirements for new development.   

These studies will commence in 2015 and Cornwall Council will work with other 

Competent Authorities and partners in using the information gathered to help 

inform the future management of the sites. 

A supplementary planning document (SPD) will be produced, based on the 

findings of the study, setting out the required mitigation for each European site.  

Following collection of baseline information draft guidance will be published in 

Autumn 2016 with a view to adoption of the SPD in Spring 2017. 

In advance of these surveys we will apply buffer zones (through Policy 23), as 

set out below, within these the Council would not accept development, without 

appropriate mitigation, if likely to generate recreational activity that would have 

adverse impact on the integrity of the site. These buffer zones are indicated on 

figure X. All applications within the zone of influence will be screened for Likely 

Significant Effects.  A strategic contribution to management is likely to be 

required for all the following sites, but the study will establish the final zone of 

influence and the types of mitigation required. 

European site Zone of 
Influence 

Settlements 
within zone 

Scale of development proposed in Local 
Plan (excluding completions)  
 

Carrine 

Common 

5 km Truro/ 

Threemilestone 
Shortlanesend 

Carnon Downs 

3245 

(2434 existing commitments and 700 
remaining) 

 
 

Notes: 
Susceptibility/ 
Activities 
Accessibility 
Alternatives 
 

Designated for heathland habitat – vulnerable to trampling and 
accidental fires 
The SAC is common land and public access is encouraged. The A390 
and the main railway line are barriers to easy access to the site on 
foot from the growth areas of Truro. A minor road runs along the 
eastern boundary of the site and a bridleway crosses it, but there are 
no carparks, so it is not very accessible for recreation. 
The GI strategy for Truro will provide more accessible and attractive 

routes within new development for dog walkers and runners. The 
study may identify that further mitigation is also required, such as 

new litter bins for dog waste.  

Fal and 
Helford 

10km Helston 
Falmouth 
Penryn 
St Mawes  

6140 
(4060 existing commitments and 2080 
remaining) 
 

Notes: 
Accessibility 

Alternatives 
Susceptibility 

Activities 

Designated for subtidal sandbanks, intertidal mudflats/sandflats, 
large shallow inlets and bays, reefs and estuaries. These elements 

are not susceptible to trampling/walkers but are susceptible to 
abrasion from boating and anchoring and to disturbance from bait 

digging (primarily commercial). 
 
Also designated for saltmarsh habitat, which has some vulnerability 
to trampling. Shore dock is theoretically vulnerable but is not in 
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accessible walking areas. 
Recreational canoeing, sailing, diving, rowing, water skiing and 
windsurfing occur but the current Fal and Helford SAC Management 
Scheme considers these are manageable; the Management Scheme 
indicates that the potential for recreational impact is less than for 
commercial activities, the latter of which are more of a concern. 
Nonetheless, scope for recreational impact does exist. 
 
Access points to the Fal and Helford SAC are limited, with main 

slipways at Falmouth and St Mawes, and launching points further up 
the estuary severely limited by the tide. The number of sailing boats 

is limited by the availability of moorings and not affected by an 
increase in population, but informal access and anchoring of boats 
away from moorings could affect eel grass and maerl beds.  
 
Most of the habitats and species are not vulnerable to recreational 
pressure from trampling: the main designated habitat of vulnerability 
to this impact is saltmarsh, which is present in restricted areas of the 
SAC and remote from significant settlements, except for Calenick 

Creek. 
 

It is probable, given the natural restrictions to access, that the SAC 
has sufficient capacity to absorb an increase in visitors provided that 
this is accompanied by adequate management (several measures to 
manage anchoring in the SAC are already reflected in the 
Management Scheme); the study will gather evidence on this and 
suggest appropriate further mitigation as required. 
 

Godrevy Head 
to St Agnes 

10km St Agnes  
Perranporth, 
Porthtowan  

Redruth 
Camborne 

4550 
(3700 existing commitments and 850 
remaining) 

 

Notes: 
Accessibility 
Alternatives 
Susceptibility 

Activities 

Designated for its heathland and its population of early gentian. 
Susceptible to trampling (and scrub invasion.) 
Site is owned and managed by the National Trust and measures are 
taken to address these issues. 

The nearest settlement is St Agnes which will not see a strategic level 
of growth. Residents of the nearest larger settlement, Redruth, are 
more likely to travel to closer and more accessible areas of coast 
such as Portreath, and those from Camborne to Gwithian. Alternative 
green infrastructure will also be designed in to site allocations in the 
Camborne Pool Redruth area, providing more convenient routes for 
regular dog walking and running. Depending on proximity of 
development to the SAC other mitigation measures may be required, 

as outlined in the HRA.  

Penhale 
Dunes 

10km Perranporth  
 St Agnes 
Newquay 

 
3055 
(2285 existing commitments and 770 
remaining) 

Notes: Designated for sand dune succession, colonies of petalwort, shore 
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Accessibility 
Alternatives 
Susceptibility 
Activities 

dock and early gentian. 
Susceptible to trampling and excessive disturbance although a certain 
amount if disturbance is required to ensure that various successional 
stages are maintained. 
The area is sparsely populated nearby, but Newquay is a larger 
population, 5km to the north east. However there is easy access to 4 
large beaches at Newquay which are more likely to attract 
recreational users for convenient regular recreation. Green 
infrastructure links through new development will provide more 

convenient recreational routes for dog walking/running. Increase in 
recreational disturbance caused by new development is therefore 

likely to be limited to that of small scale development closer to SAC; 
the study will identify need for mitigation and/or additional 
management. 

Plymouth 
Sound and 

Estuaries 
Tamar 
Estuaries 
Complex 

10km Saltash,  
Torpoint  

Callington 
(Plymouth)  

2330 
(130 existing commitments and 2200 

remaining) 

Notes: 
Accessibility 
Alternatives 
Susceptibility 
Activities 

Designated for little egret and avocet (SPA) and subtidal sandbanks, 
estuaries, large shallow inlets and bays, saltmarsh, reefs, intertidal 
mudflats/sandflats and populations of shore dock and allis shad SAC.) 
Egret and avocet are potentially susceptible to disturbance from 
walkers and motorised small craft if in proximity to their feeding and 
roosting areas – although these are not mapped. 
Other vulnerabilities are to bait digging and crab tiling, anchoring of 
boats in eelgrass beds. 

In combination effects with development in Plymouth could impact on 
the special features of the SAC and SPA, although the impacts from 

Cornwall are a small proportion of the overall impact (10%.)  

Tintagel- 
Marsland – 
Clovelly Coast 

10km Bude, 
Camelford 
 

1970 (590 existing commitments and 
1380 remaining) 

Notes: 
Accessibility 
Alternatives 

Susceptibility 
Activities 

Designated for vegetated sea cliffs, heathland and oak woodland. The 
cliffs are fairly inaccessible but heathland is susceptible to pressure 
from walkers and the South West coast path runs through the area. 

The main area of heathland is between Dizzard Point and Firebeacon 
point, a very sparsely populated area, not likely to receive additional 

development. The main settlements within the wider buffer area, 
Camelford and Bude, are remote from this heathland area and have 
access to alternative coastal recreation.  
The apparently large increase in dwelling is focused on mainly on 
Camelford and Bude and reflects the large area of designation, rather 
than high density development.  Visitor numbers are mainly tourist 
driven and the site is partly owned and managed by the National 
Trust.  

 

2.98 (2.94) There are also about 400 Cornwall County Wildlife Sites of and 

Geological Sites of Significance significant value covering approximately 10% of 
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Cornwall’s land area, all of which contribute to environmental quality and sense 

of place. 

2.99 (2.95) However, all landscapes matter, not just those with national 

designations which is why attention to distinctiveness and character of the whole 

of Cornwall is so important. This is reflected by the Council’s Landscape 

Character Assessment. A range of evidence will inform decisions about the 

impact on landscape including our well documented Areas of Great Landscape 

Value and through the saved policies from previous Local and Structure Plans. 

We will undertake reassessment of the descriptions and extent of each Area of 

Great Landscape Value to inform and produce strong revised statements of these 

local designations of landscape value. 

2.100 (2.96) Considerable guidance and evidence is available set out in the: 

Landscape Character Assessment, 

the Area of Outstanding Natural Beauty Management Plan; and 

World Heritage Site Management Plans; 

Conservation Area Appraisals; 

Cornwall & Isles of Scilly Urban Survey and 

the Historic Environment record in particular. 

All of these provide important information and should be used alongside this 

document in making planning decisions. The Tamar Valley AONB Management 

Plan 2014 – 2019, in particular, provides guidance on what constitutes ‘major’ 

development within an AONB stating that this will depend on the scale, location 

and type of development proposed. 

2.101 (2.97) The plan seeks to meet the development needs of Cornwall. The 

coast, particularly the undeveloped parts, will seldom be the most appropriate 

location. Given both the physical and policy constraints in most parts of the 

undeveloped coast, it should not be expected to accommodate new development 

that could be located inland or in existing developed areas. 

2.102 (2.98) Planning applications which have the potential to impact on 

biodiversity will need to be accompanied by ecological surveys which incorporate 

a biodiversity impact assessment, describing the biodiversity interest of the site, 

and the nature and extent of any impact of the proposed development. They 

should outline any mitigation measures and the steps to be taken to retain, 

incorporate, protect, enhance and where appropriate manage the biodiversity 

interest, as part of the proposals. Proposals  likely to affect a  designated 

European site ((c)SAC/(p)SPA) will also require a Habitats Regulations 

Assessment 
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Policy 23: Natural environment  

Development proposals will need to sustain local distinctiveness and character 

and protect and enhance  

Cornwall’s natural environment and assets according to their international, 

national and local significance through the following measures;  

1. Cornish Landscapes  

Development should be of an appropriate scale, mass and design which 

recognises and respects landscape character of both designated & un-designated 

landscapes. Development must take into account and respect the sensitivity and 

capacity of the landscape asset, considering cumulative impact and the wish to 

maintain dark skies and tranquillity in areas that are relatively undisturbed, 

using guidance from the Cornwall Landscape Character Assessment and 

supported by the descriptions of Areas of Great Landscape Value.  

In areas of undeveloped coast, outside main towns, only development requiring 

a coastal location, and that cannot be achieved elsewhere, will be acceptable. 

2. The Cornwall and Tamar Valley Area of Outstanding Natural Beauty  

Ensuring that any proposals within the AONB or affecting its setting, conserves 

and enhances the natural beauty and special qualities of the AONB; is 

appropriately located to address the AONB’s sensitivity and capacity and delivers 

the objectives of the Cornwall and Tamar Valley AONB Management Plans 

including the interests of those who live and / or work in them.  

 

3. Terrestrial and Marine Biodiversity and Geodiversity  

Specifically ensuring that with direct and cumulative impact;  

a. international, national and locally designated nature conservation sites for 

nature conservation are safeguarded from inappropriate development including 

appropriate buffer areas and provision made for their management based on up-

to-date evidence and management plans.  

b. features of biological or geological interest (including Biodiversity Action Plan 

habitats and species, and soils), are conserved, protected and enhanced and 

there is provision for their appropriate management.  
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c. there is no net loss of existing biodiversity and enable a net gain in 

biodiversity by designing in biodiversity, and ensuring any unavoidable impacts 

are appropriately mitigated and / or compensated for.  

d. the importance of habitats identified in the South West Regional Nature Map 

and the creation of a local and regional biodiversity network of wildlife corridors 

and local wildlife sites, helping to deliver the actions set out in the Cornwall 

Biodiversity Action Plan are recognised.  

 

Mitigation  

Where development will result in adverse impact, the council will require 

appropriate and proportionate mitigation and / or compensation such as 

replacement habitats.  

 


