
Appendix 3: Schedule of Modification Recommendations 

The Neighbourhood Planning (General) Regulations 2012 (as amended) requires in Regulation 18 for the local planning 
authority to outline what action to take in response to the recommendations of an Examiner made in a report under 
paragraph 10 of Schedule 4A to the 1990 Act (as applied by Section 38A of the 2004 Act) in relation to a neighbourhood 
plan. The Regulations provide that where the Council disagrees with the Examiner’s report to re-consult and this provision is 
engaged in this instance for the following reason:

Having considered each of the recommendations made by in the Examiner’s report and the reasons for them, the Council, 
with the consent of St Minver Highlands and St Minver Lowlands Parish Council, has decided to accept the majority of 
modifications to the draft Plan. However, there is fundamental disagreement with modifications relating to the proposed 
release of housing allocation sites in the Examiner’s recommendations. For this reason alternative modifications are proposed 
with headings in bold print. Table 1 below outlines the alterations made to the draft Plan under paragraph 12(6) of Schedule 
4B to the 1990 Act (as applied by Section 38A of 2004 Act) in response to each of the Examiner’s recommendations and the 
justification for this. Table 1 also includes some further modifications agreed by the Council with the consent of the Parish 
Councils.

STMNDP= St Minver Neighbourhood Plan CC = Cornwall Council

STMNDP Policy/ Para. 
Page numbers in brackets are 
those in the Examiner’s report

Examiner’s Modification Recommendation STMNDP Consideration/ justification or 
alternative modification

Minor modifications  Insert plan period 2015-2030
 Significantly improve the quality of the maps
 Update date of issue of document
 Delete final sentence of the foreword

Alternative modification proposed: 
Plan period date adjusted to 2016-2030 
STMNDP agrees with modifications. 

Para 1.1 2nd grammatical 
paragraph

 Replace “Cornwall Council do not at this time have an 
approved plan” with “Cornwall Council do not at this 
time have a recent approved plan” 

Alternative modification proposed: 

By the time the plan is sent to referendum the 
Cornwall Local plan will be adopted and 
conformity will be with that plan. This is dealt 
with in appendix 4 attached to this report.

Para 1.2.8  Replace each “have been addressed in this” with 
“were addressed in the last”

 Replace “have also been addressed in this” with 

STMNDP agrees with modifications.



“were also addressed in the last”
 Replace “Draft 13 has been endorsed” with “draft 

13 was endorsed”
Page 7  Improve the quality of the map and remove 

references to tree preservation orders and listed 
buildings.

 Add an appendix containing a list of all listed 
buildings and scheduled ancient monuments.

 If “Dinham Wood to the west of the parishes” is 
incorrect, replace “west” with “south”. 

STMNDP agrees with modifications. 

Dinham Wood is to the south and modification 
is recommended to clarify this.  

Para 3.2.1 Remove “National Trust, Common Land and covenanted 
sites”
Replace “aggressive” with “substantial”

STMNDP agrees with modifications

Para 3.2.2.1 Replace the final sentence with:
“A new road from Coppers Corner to Trewiston Lane 
passing to the north of Cantillion Close should be 
investigated. This might enable this unsatisfactory 
junction to be closed, and, if extended across Trewiston 
Lane running to the north of Rock Road could enable 
progressive development of this area for Affordable and 
Moderately Priced Residences and local amenities.”

STMNDP agrees with modification

Para 3.2.5 Delete, “without resort to Industrial Scale Wind 
Turbines or Industrial Scale Solar Farms which would 
have an overbearing influence on the recognised 
natural beauty and are considered to be inappropriate 
to the sustainable future of this area.”

STMNDP agrees with modification

Para 3.2.4 Delete “and in small groups of no more than 10 
Residences in a single development”.

STMNDP agrees with modification

Principle 5.2 (page 18) Replace the second principle with “Restrict most 
substantial new development to the specified 
Development Areas and ensure new development is in 
harmony with the character of the area.”

STMNDP agrees with modification

Map 2 – protected areas Improve the quality of the map, show WFD protected 
waters and remove references to tree preservation 
orders and listed buildings.

STMNDP agrees with modification



Page 16 (a) Replace “(AONB, SSSI, National Trust, Marine 
Conservation, Common Land and covenanted sites)” 
with “(AONB, SSSI, and Marine Conservation sites)”.
(b) Replace the first complete paragraph with: 
“Development will be supported in defined
Development Areas, but all development is to be in 
harmony with the surroundings.”
(c) In the second complete grammatical paragraph 
delete, “; Industrial Scale Wind Turbines and Industrial 
Scale Solar Farms will be minimised to ensure they do 
not have an overbearing impact on the landscape”.
(d) Complete appropriately and insert after the second 
complete grammatical paragraph:
“The parishes contain xx listed buildings and 4 
scheduled ancient monuments. These are listed in the 
Appendix. The Planning (Listed Buildings and 
Conservation Areas) Act 1990
section 66 imposes a duty to have special regard to the 
desirability of preserving a listed
building or its setting or any features of special 
architectural or historic interest which it possesses 
when considering applications for planning permission 
or permission in principle.
This is a material consideration to which considerable 
importance and weight must be given.
The protection given by both Cornwall-wide and 
national policy to designated or undesignated heritage 
assets and their settings within the parish and which 
may be affected by development in the parish affected 
is fully supported.”

(a) STMNDP agrees with modification

(b) STMNDP agrees with modification

(c)  STMNDP agrees with modification

(d) STMNDP agrees with modification 

Policy1 - STMNDP 1.1 Replace “(AONB, SSSI, National Trust, Marine 
Conservation, Common Land and covenanted sites)” 
with “(AONB, SSSI, and Marine Conservation sites)”.

STMNDP agrees with modification

Policy1 - STMNDP 1.2 Replace policy STMNDP 1.2 with “POLICY STMNDP 6 
applies to such Wind Turbines and Solar Farms as may 
be subject to a neighbourhood development plan.”

STMNDP agrees with modification



Policy1 – STMNDP 1.3 Replace STMNDP 1.3 with:
“Outside the Development Areas and existing 
settlements, proposals of development will be
assessed bearing in mind: any designation to which 
they are subject; the intrinsic character
and beauty of the countryside; the desirability of 
developing brownfield land (provided that it
is not of high environmental value) rather than 
greenfield land; the need to avoid new isolated
homes in the countryside unless there are special 
circumstances; impact on heritage assets; flood risk; 
the need to ensure that Protected Waters in the Camel 
Estuary are not harmed; and the nature of the local 
road network.”

STMNDP agrees with modification

5.2 (page 18) (a) Replace 5.2 with “Restrict most substantial new 
development to the specified Development Areas and 
ensure new development is in harmony with the 
character of the area”.
(b) Replace final sentence of the first grammatical 
paragraph of paragraph 5.2.1 with, “To accommodate 
these potentially conflicting requirements clearly 
defined Development Areas
will impose restrictions on development outside the 
existing settlements and those
Development Areas”.
(c) Replace final sentence of the third grammatical 
paragraph of paragraph 5.2.1 with:
“The issues that impact Residential Development, 
particularly the cost of providing the essential 
infrastructure and the need to comply with basic 
conditions, drive the conclusion that most development 
should be adjacent to existing settlements with isolated 
housing in open countryside discouraged.”

(a) STMNDP agrees with modification

(b) STMNDP agrees with modification

(c) STMNDP agrees with modification with 
amendment to add “suitably located” after 
brownfield land



5.2 (page 19) second para N/A Additional modification proposed: 

After ”The St Minver parishes’ infrastructure, 
particularly” add “the adequacy of sewerage to 
ensure that no harm occurs to the WFD 
protected areas and” to reflect Examiner’s 
modifications relating to water quality in the 
Camel WFD protected area. 

5.2 (Page 19) second para Replace “and only the phase 1 is included for 
sustainable development in this NDP. As and
when this NDP is required to be superseded then phase 
2 of these areas will be considered.” with “Phase 1 is 
included for sustainable development in this NDP. 
Phases 2 and 3 may be developed at the appropriate 
time provided there is adequate sewerage 
infrastructure to ensure that no harm occurs to the 
WFD protected area.”

Alternative modification proposed: 

STMNDP and CC disagree with Examiner’s 
interpretation of phasing intention. Phases 2 
and 3 were stated to be future phases beyond 
the life of the plan, excepting that they may 
become available for development if required 
by local housing need that could not be met 
by phase 1. Alternative modification proposed 
is to reword, contrary to modification thus: 
“Three of the areas (SDA A; SDA B; and SDA 
C) have been identified for development now 
or as indicative direction for growth beyond 
the plan period, but only the SDA A1, B1 and 
C1 are allocated for sustainable development 
in this NDP. The other land shown as SDA A2, 
A3, B2, C2 and C3 are an indicative direction 
of future growth and intended to be 
considered as an option for development in 
any subsequent Neighbourhood Plan 
preparation, save that where additional local 
housing need cannot be met by SDA A1, B1 
and C1 then SDA A2, A3, B2, C2 and C3 could 
be considered where there is adequate 
sewerage infrastructure to ensure that no 
harm occurs to the WFD protected area.”

5.2 (page 19) third para N/A but relates to modifications proposed to STMNDP Additional Modification proposed:



2.7 (v) by Examiner.
Due to modification recommended by 
Examiner in relation to STMNDP 2.7 (v) and 
taking account of his reasoning, amend final 
sentence as follows: “Including the already 
developed areas within SDA C (Phase 1 and 
subsequent phases) brings these areas under 
SDA policy constraints for any future 
redevelopment, most importantly that no new 
development shall be visible to anyone 
walking in the Parishes interfere with the 
views of users of anywhere along the South 
West Coast Path. This may in some cases 
justify the undertaking of a Landscape Visual 
Impact Assessment in support of the 
proposal.”       

5.2 (page 19) 11th para N/A Additional modification proposed: 

Modify text referring to the definition of 
Special Development Areas to read: 
“Recognising that these features may be 
transient the Parish Councils will, immediately 
following adoption of the NDP, undertake the 
mapping and accurate definition by GPS 
corodinates of the Special Development Areas. 
have worked with Cornwall Council to provide 
detailed and accurate definition of the Special 
Development Areas. These maps may be 
viewed on the Parish Councils website at 
http://www.stminvercouncils.org.uk/ndp.html

This text replacement is in relation to an 
update in the quality of mapping required by 
the Examiner. 



Policy 2 – Policy STMNDP 2.2 Replace “approximately 7.9 hectares” in policy STMNDP 
2.2(i) with the correct area. 

Replace text with “approximately 7.25 
hectares” 

Policy 2 – Policy STMNDP 2.3 Replace “may” in the first sentence of policy STMNDP 
2.3 with “will”.

STMNDP agrees with modification

Policy 2 – STMNDP 2.5 Replace policy STMNDP 2.5 with:
“Development in a Special Development Area shall 
include sufficient information to show that it avoids 
impeding future access for vehicles, pedestrians and 
cyclists to the remainder of that Special Development 
Area. In appropriate circumstances a financial 
contribution under planning or highways legislation 
may be required for such future access.”

STMNDP agrees with modification

Policy 2 – STMNDP 2.7 Replace policy current STMNDP 2.7 with the following:
“Development (additional build, rebuild or extension) 
will meet the following criteria:
(i) Have sufficient car-parking space to avoid the 
necessity for on-road car parking.
(ii) Have sufficient Amenity Space for likely occupants 
of the development concerned.
(iii) Will not reduce the parking or Amenity Space of 
existing Residences below the criteria set in (i) and (ii) 
above.
(iv) Have a height, mass and external finish that avoids 
disharmony with other properties in the adjacent area.
(v) Will not interfere with the views of users of the 
South West Coast Path.
(vi) Will avoid adverse effects on designated nature 
conservation, heritage and landscape assets and avoid 
and minimise adverse effects on undesignated nature 
conservation, heritage and landscape assets. 
Opportunities to increase habitat connectivity and 
provide screening through the retention and 
incorporation of green infrastructure in new 
developments will be encouraged.
(vii) Have regard to the Cornwall Council Design Guide, 

STMNDP agrees with modification



and demonstrate how the development addresses the 
guidance by submitting a statement which follows the 
sustainability checklist included in the Design Guide.”

Map 3 (Page 22)

Note: The modified version of 
the NDP splits this mapping 
into Maps 3, 3a, 3b and 3c

Alter the annotations as follows:
(a) Separate the land marked ‘SDA A subsequent 
phases’ into two parcels: one consisting of
the land in which Redrow Homes has an interest (not 
including land in which it has an interest
in ‘SDA phase 1’ as shown on the plan returned with 
this report; the other consisting of the rest. Colour 
these differently.
(b) Label the land now labelled ‘SDA A subsequent 
phases’ in which Redrow Homes has an
interest, ‘SDA phase 2’.
(c) Label the rest of the labelled ‘SDA A subsequent 
phases’, ‘SDA A phase 3’.
(d) Make corresponding changes to the key.
(e) Show north clearly.

Alternative modification proposed: 

(a) Rename the land marked ‘SDA A 
subsequent phases’ as “indicative direction of 
future growth” consisting of two parcels: one 
consisting of the land in which Redrow Homes 
has an interest (not including land in which it 
has an interest in ‘SDA phase 1’ as shown on 
the plan returned with this report; the other 
consisting of the rest. 
(b)Delete land owned by Mr Hore currently 
labelled as SDA A3
(c) Make corresponding changes to the key.
(d) show north clearly

Map 4 (Page 23)

Note: The modified version of 
the NDP incorporates map 4 
into Map 3c

Show north. STMNDP agrees with modification

Map 5 (Page 24) Replace each mention of “subsequent phases” with 
“phase 2”.

Alternative modification proposed: 
Replace each mention of “subsequent phases” 
with: “indicative direction of future growth ”

Map 6 (Page 25)

Note: The modified version of 
the NDP renumbers this 
mapping as Maps 4a and 4b

(a) Separate the land marked ‘SDA C subsequent 
phases’ into two parcels: one consisting of the land 
owned by Mr Hore; the other consisting of the rest. 
Colour these differently.
(b) Label the land owned by Mr Hore ‘SDA C phase 3’.
(c) Label the rest of the land now labelled ‘SDC C phase 
2’.
(d) Make corresponding changes to the key.

Alternative modification proposed: 

(a) Rename the land marked ‘SDA C 
subsequent phases’ as “indicative direction of 
future growth” consisting of two parcels: one 
of the land owned by Mr Hore; the other 
consisting of the rest. 
(b)Delete land owned by Mr Hore currently 



(e) If needed for clarity, insert a more detailed map 
showing SDA C’s three phases.

labelled as SDA C3
(c) Make corresponding changes to the key.

Page 28 Delete the final sentence of the third grammatical 
paragraph.

STMNDP agrees with modification.

Additional modification: 
As the phasing policy STMNDP 3.6 has been 
removed from the plan an additional 
modification is proposed to remove the 
superfluous preceding sentence “Consequently 
these will be phased over 5 consecutive 
periods.”

Page 29 Delete the final sentence of the first grammatical 
paragraph.

STMNDP agrees with modification

Policy 3 – STMNDP 3.3 Remove policy STMNDP 3.3 and renumber subsequent 
STMNDP policies.

STMNDP agrees with modification

Policy 3 – STMNDP 3.6 Replace policy STMNDP 3.6 with:
“The planning permissions for Additional Residences will 
be phased as follows.
(1) Planning permission may be granted at any time on 
the sites marked on maps 3, 4, 5, 6, 7 and 8 ‘SDA A 
phase 1’, ‘SDA B phase 1’, ‘SDA C Phase 1’, ‘SDA D’, 
‘SDA E’ and ‘SDA F’.
(2) Planning permission may be granted at any time 
after the later of 1st January 2021 and the local 
planning authority, having consulted the Environment 
Agency, being satisfied about the potential adverse 
impact that the planned growth might have on water 
quality in the Camel Estuary for the sites marked on 
maps 3, 5 and 6 ‘SDA A phase 2’ ‘SDA B phase 2’ and 
SDA C phase 2’.
(3) Planning permission may be granted at any time 
after the later of 1st January 2026 and the local 
planning authority, having consulted the Environment 

Alternative modification proposed:

Delete policy STMNDP 3.6 and renumber 
subsequent policies. This text is unnecessary if 
alternative modifications are made to 
paragraph 5.2, maps 5 and 6 and text on page 
28. 



Agency, being satisfied about the potential adverse 
impact that the planned growth might have on water 
quality in the Camel Estuary for the sites marked on 
maps 3 and 6 ‘SDA A phase 3’ and SDA C phase 3’.

Policy 3 - STMNDP 3.9 In policy STMNDP 3.9 delete “and Selection Criteria”. STMNDP agrees with modification

Policy 3 - STMNDP 3.11 Delete policy STMNDP 3.11. STMNDP agrees with modification

Policy 3 - STMNDP 3.12 Replace policy STMNDP 3.12 with:
“Additional Affordable Residences shall only be sold to 
or let to and occupied by a person or persons whose 
housing need is not met by the market, at least one of 
whom and who meets at least one the following 
criteria:
(a) have been ordinarily resident in the Qualifying 
Parishes for the last 3 or more years;
(b) have been ordinarily resident in the Qualifying 
Parishes at some time for a continuous period of 5 
years;
(c) have permanent employment in the Qualifying 
parishes and have been employed on a permanent 
basis in these parishes for the last 3 or more years;
(d) have a close connection to the Qualifying Parishes 
to a family member whose has been ordinarily resident 
in those parishes for at least 5 years and who depends 
on the person seeking accommodation for care.
In this policy:
‘employment’ in criterion (c) includes self-employment;
‘permanent’ in criterion (c) means an average of more 
than 32 hours per week.
‘family member’ in criterion (c) means mother, father, 
son or daughter, including any step-, half- or adopted 
mother, father, son or daughter.”

STMNDP agrees with modification

STMNDP 4.5(b), STMNDP 5.2, 
STMNDP 5.3

In policies STMNDP 4.5(b), STMNDP 5.2, STMNDP 5.3, 
replace “an overbearing influence” with “a significant 
adverse impact”

STMNDP agrees with modification



paragraph 5.6.1 Replace the sentence of paragraph 5.6.1 with:
“In general, energy efficiency measures and small-scale 
renewable energy schemes will be
supported, while Industrial Scale Wind Turbines and 
Industrial Scale Solar Farms that have
an overbearing influence on local residents, the local 
landscape character and tourism will be
resisted”

STMNDP agrees with modification

Policy 6 – STMNDP 6.3 Replace policy STMNDP 6.3. with Applications for Wind 
Turbines and Solar Farms not covered by policies 
STMNDP 6.1 and STMNDP 6.2 must show that the site 
is appropriate, that the necessary infrastructure will be
provided, that they will not harm the landscape and 
scenic beauty of Area of Outstanding Natural Beauty, 
that they will not have an overbearing influence on the 
residents or the local landscape character and that they 
conform to latest best practice in terms of minimising 
environmental impact.

STMNDP agrees with modification

paragraph 5.7.2.2 If the current end date for the emerging Cornwall Local 
Plan is earlier amend paragraph 5.7.2.2 so that it 
shows the same end date

Amend text to read “March 2030”


