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Basic Conditions Statement
1. Introduction
This Basic Conditions Statement has been prepared by James Evans BA (Hons) AssocRTPI of
Evans Planning, an Independent Planning Consultancy based in Cornwall for the Withiel
Neighbourhood Development Plan (WNDP) on behalf of Withiel Parish Council.
The area has been designated a qualifying area and the Parish Council is a qualifying body,
please see Appendix A for the Cornwall Council designation letter.
This Basic Conditions Statement is submitted to Cornwall Council under Regulation
15(1)(d) and Regulation 22(1)(e) of the Neighbourhood Planning (General) Regulations 2012
(as amended) to demonstrate that the WNDP meets the legislative basic conditions
contained with the Town and Country Planning Act 1990 (as amended) and the Planning and
Compulsory Purchase Act 2004 (as amended) to enable the WNDP to be put to a
referendum.

2. Legal Framework
Regulation 15 of Part 5 of Neighbourhood Planning (General) Regulations 2012 (as
amended) sets out the requirements for the qualifying body submitting a NDP to the local
planning authority as follows:
15. (1) Where a qualifying body submits a plan proposal to the local planning authority it
must include –
a) a map or statement which identifies the area to which the proposed neighbourhood
development plan relates;
b) a consultation statement;
c) the proposed neighbourhood development plan; and
d) a statement explaining how the proposed neighbourhood development plan meets
the requirements of paragraph 8 of Schedule 4B to the 1990 Act.
Part (a) is provided within Appendix B of this statement and includes the application, map
and designation decision notice.
Parts (b) and (c) have been prepared and accompany this statement as part of the
submission.
The requirements for part (d) in respect of neighbourhood development plans are that the
WNDP meets the basic conditions as outlined overleaf.
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3. The Basic Conditions
Only a draft Neighbourhood Plan or Order that meets each of a set of basic conditions can
be put to a referendum and be made. The basic conditions are set out in paragraph 8(2) of
Schedule 4B to the Town and Country Planning Act 1990 (as amended) as applied to
neighbourhood plans by section 38A of the Planning and Compulsory Purchase Act 2004 (as
amended). The basic conditions are:
a. having regard to national policies and advice contained in guidance issued by the
Secretary of State it is appropriate to make the order (or neighbourhood plan).
b. having special regard to the desirability of preserving any listed building or its setting or
any features of special architectural or historic interest that it possesses, it is
appropriate to make the order. This applies only to Orders.
c.

having special regard to the desirability of preserving or enhancing the character or
appearance of any conservation area, it is appropriate to make the order. This applies
only to Orders.

d. the making of the order (or neighbourhood plan) contributes to the achievement of
sustainable development.
e. the making of the order (or neighbourhood plan) is in general conformity with the
strategic policies contained in the development plan for the area of the authority (or
any part of that area).
f. the making of the order (or neighbourhood plan) does not breach, and is otherwise
compatible with, EU obligations.
g. prescribed conditions are met in relation to the Order (or plan) and prescribed
matters have been complied with in connection with the proposal for the order (or
neighbourhood plan).
In this regard, we are dealing specifically with a Neighbourhood (Development) Plan.
Thereby the conditions outlined under sections b. and c. referred to above, which apply only
to Orders are not relevant in this case.
Over the following pages it will be demonstrated how the Draft WNDP meets each of
relevant conditions outlined above.
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4. Meeting the Basic Conditions
a. Having regard to national policies and advice contained in guidance issued by the
Secretary of State it is appropriate to make the order (or neighbourhood plan)
Throughout the preparation of the WNDP and having regard as to appropriateness to make
the plan, regard has been had to ·national policies and advice contained in guidance issued
by the Secretary of State.͛
Principally this has related to the policies contained within the National Planning Policy
Framework (NPPF) and the Government͛s National Planning Practice Guidance (NPPG), the
latter of which provides further up to date guidance on the application of policies in the
NPPF in response to on-going advice from Central Government and relevant case law.
Turning to the sections of the NPPF for delivering sustainable development as listed below,
we have taken each policy in turn and highlighted the relevant sections applicable to each of
the WNDP policies and how the policy has had appropriate regard to their policy direction.
The NPPF Sections are as follows:
1. Building a strong, competitive economy (paragraphs 18-22)
2. Ensuring the vitality of town centres (paragraphs 23-27)
3. Supporting a prosperous rural economy (paragraphs 28)
4. Promoting sustainable transport (paragraphs 29-41)
5. Supporting high quality communications infrastructure (paragraphs 42-46)
6. Delivering a wide choice of high quality homes (paragraphs 47-55)
7. Requiring good design (paragraphs 56-68)
8. Promoting healthy communities (paragraphs 69-78)
9. Protecting Green Belt land (paragraphs 79-92)
10. Meeting the challenge of climate change, flooding and coastal change
(paragraphs 93-108)
11. Conserving and enhancing the natural environment (paragraphs 109-125)
12. Conserving and enhancing the historic environment (paragraphs 126-141)
13. Facilitating the sustainable use of minerals (paragraphs 142 – 149)
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Table 1: Having Regard to National Policy and Advice

WNDP Policy
Policy A.1. Superfast
Broadband

Applicable NPPF and NPPG Sections

Explanation of how the policy has regard to the National Policy and
Guidance

Supporting a prosperous rural economy (paragraphs 28)

The policy places a support in principle for high quality communications infrastructure
which in turn supports sustainable economic growth and enhances the provision of local
communication facilities and services in line with paragraph 28 of the NPPF.

Supporting high quality communications infrastructure
Paragraphs 42 to 46

In accordance with paragraph 43 of the NPPF the policy seeks to ensure that above
ground installations are sympathetically designed and located.

Conserving and enhancing the natural environment
(paragraphs 109-125)

In turn protecting our valued landscapes is supported through paragraph 109 of the
NPPF.
Policy A.2. Agricultural
Development

The policy responds to a focus contained within the Cornwall Local Plan for the Bodmin
Community Network Area in which the Parish is located to be a location for agri-food
enterprise.

Supporting a prosperous rural economy (paragraphs 28)

The policy in principle supports the expansion and creation of new high quality and
specialised farming activities. Such direction responds to the support economic growth
in rural areas contained in paragraph 28 of the NPPF which amongst other matters
allows for the following to be promoted through local and neighbourhood plans:
• support the sustainable growth and expansion of all types of business and
enterprise in rural areas, both through conversion of existing buildings and well
designed new buildings
• promote the development and diversification of agricultural and other landbased rural businesses
Policy A.3. Victoria Square

Building a strong, competitive economy (Paragraphs 18 to
22)

This is a site specific policy referring to an area delineated on Map A2 referenced as
Victoria Square. The site is a former business park that has become increasingly derelict
and untidy, in part due to the relocation of the A30 to a new dual carriageway in 2007.
The site is brownfield land with an established business use.

Delivering a wide choice of high quality homes (paragraphs
47-55)

The policy supports development on the site for a commercial and employment uses in
line with paragraphs 19 – 21 of the NPPF.
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WNDP Policy

Applicable NPPF and NPPG Sections

Explanation of how the policy has regard to the National Policy and
Guidance
However, in accordance with paragraph 22 of the NPPF the policy does allow for an
alternative use of the site (for affordable housing) if no regeneration has occurred by
2020. Paragraph 22 of the NPPF specifically stating:
Planning policies should avoid the long term protection of sites allocated for employment
use where there is no reasonable prospect of a site being used for that purpose. Land
allocations should be regularly reviewed. Where there is no reasonable prospect of a site
being used for the allocated employment use, applications for alternative uses of land or
buildings should be treated on their merits having regard to market signals and the
relative need for different land uses to support sustainable local communities.
Paragraph 51 of the NPPF explains that local planning authorities should:
normally approve planning applications for change to residential use and any associated
development from commercial buildings (currently in the B use classes) where there is an
identified need for additional housing in that area, provided that there are not strong
economic reasons why such development would be inappropriate.
In addition, paragraph 54 of the NPPF explains:
In rural areas, exercising the duty to cooperate with neighbouring authorities, local
planning authorities should be responsive to local circumstances and plan housing
development to reflect local needs, particularly for affordable housing, including through
rural exception sites where appropriate. Local planning authorities should in particular
consider whether allowing some market housing would facilitate the provision of
significant additional affordable housing to meet local needs.
The NDP policy follows the direction contained within the NPPF.

Policy B.1. General
Development Principles

Promoting sustainable transport (paragraphs 29-41)

The policy has a number of objectives but principally these can be summarised as
follows:

Delivering a wide choice of high quality homes (paragraphs
47-55)

B.1 (a) and B1 (b)

Requiring good design (paragraphs 56-68)

The intention of these two elements of the policy is to direct housing to sustainable
locations acknowledging the rural location of the Parish and to distinguish between

Building a strong, competitive economy (paragraphs 1822)
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WNDP Policy

Applicable NPPF and NPPG Sections

Explanation of how the policy has regard to the National Policy and
Guidance

Promoting sustainable transport (paragraphs 29-41)

locations suitable for infill (market-led) housing development and rural exception sites in
accordance with paragraphs 34, 49, 50, 54 and 55 of the NPPF.
B.1 (c)
This is a design led component of the policy seeking to deliver the design objectives of
paragraphs 57, 58, 60, 61 and 64 of the NPPF. The NDP policy does not stifle innovation
or originality but quite rightly seeks design to be in keeping with its surroundings.
B1. (d) and B1. (e)
The policy wording related specifically to replacement dwellings within the open
countryside and is design/ character led as per policy B.1 (c) as it does not result in a net
increase in the number of residential units. B1. (e) specifically excludes residential
caravans from the permissive components of this policy.

Policy B.2
General Development
Principles

Policy C.1 Policies on
Environment and Community
Facilities

Delivering a wide choice of high quality homes (paragraphs
47-55)

In accordance with the objectives of paragraph 50 of the NPPF by encouraging
development that responds to the identified local needs of the parish; and paragraph 54
of the NPPF which in rural areas seeks a responsive planning system that plans housing
development to reflect local needs, and in particular through affordable housing and
rural exception sites.

Supporting a prosperous rural economy (paragraphs 28)

The whole of the Parish is considered to be a valued landscape as referred to under
paragraph 109 of the NPPF due to its rural characteristics. The northern part of the
Parish is locally designated as an Area of Great Landscape Value (AGLV). The policy
objective accords with paragraph 109 by seeking development to protect and enhance
valued landscapes.

Promoting sustainable transport (paragraphs 29-41)
Promoting healthy communities (paragraphs 69-78)
Conserving and enhancing the natural environment
(paragraphs 109-125)

Policy D.1 Heritage and
Tourism: General Principles

The policy additionally seeks to facilitate access into the rural environment for residents
and visitors, helping to support the rural economy (Paragraph 28 of the NPPF) and
helping to protect and enhance public right of way and access (paragraph 75). The policy
also makes reference to seeking support for facilitating access through the Community
Infrastructure Levy where appropriate as per paragraph 175 of the NPPF.

Requiring good design (paragraphs 56-68)

The policy refers back to and reads in a similar vein to policy B.1 but makes specific
reference to a requirement for development to be consistent with, and make a positive
contribution to the history, traditions and landscape of the parish. The policy reflects the
direction in paragraph 126 of the NPPF to not only take account of ͚the desirability of

Conserving and enhancing the historic environment
(paragraphs 126-141)
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WNDP Policy

Applicable NPPF and NPPG Sections

Explanation of how the policy has regard to the National Policy and
Guidance
sustaining and enhancing the significance of heritage assets͛ but to take account of ͚the
wider social, cultural, economic and environmental benefits that conservation of the
historic environment can bring͛ and ͚the desirability of new development making a
positive contribution to local character and distinctiveness. ͚

Policy D.2 Heritage and
Tourism: Protection of
Historic Infrastructure

Requiring good design (paragraphs 56-68)

Policy D.3. Heritage and
Tourism: Development of
Tourism

Supporting a prosperous rural economy (paragraphs 28)
Promoting sustainable transport (paragraphs 29-41)

Policy E.1 Policies on Green
Assets and Sustainable
Development
Policy E.2 Policies on Green
Assets and Sustainable
Development

Policy E.3 Policies on Green
Assets and Sustainable
Development

The policy safeguards the ·͋ιΊχ̯ͽ͋ ϭ̯ΜϢ͋ Ϊ͕ ·existing buildings or structures such as guide
posts, waymarkers and post boxes͛ χ·ιΪϢͽ· ·ιepairs of or alterations͛ requiring such
development to maintain or be consistent with historic design. The same policy context
for this policy is as per policy D.1. It is further acknowledged that the NPPF refers to the
safeguarding and consideration of the significance of both designated and nondesignated heritage assets (paragraphs 128, 132 – 135).

Conserving and enhancing the historic environment
(paragraphs 126-141)

This is a permissive policy supporting facilities to encourage tourists to enjoy the parish
̯ν ΪϢχΜΊΣ͇͋ ΊΣ ζ̯ι̯ͽι̯ζ· 28 Ϊ͕ χ·͋ Ͳ΄΄F Ϯ·Ί̽· ν͋͋Ιν χΪ ·support sustainable rural tourism
and leisure developments that benefit business in rural areas, communities and visitors
which respect the character of the countryside.͛
The policy is specific to the areas covered by SSSI designation which is conserved or
enhanced through paragraph 118 of the NPPF. The policies objectives accord with the
principles of this paragraph safeguarding the SSSI designation as the priority.

Conserving and enhancing the natural environment
(paragraphs 109-125)
Conserving and enhancing the natural environment
(paragraphs 109-125)

The policy refers to the locally designated Area of Great Landscape Value (AGLV) which
as per paragraph 109 of the NPPF is a valued landscape. The policy makes direction to
the supporting Landscape Character Assessments covering the Parish referring
development to these assessments and to demonstrate how they have taken these into
account.
The policy follows the NPPF direction in paragraphs 109-125 seeking to protect and
͋Σ·̯Σ̽͋ ·landscape, geodiversity and biodiversity͛ and making specific reference to
safeguarding Cornish hedges and encourages new such hedges within new area of public
spaces responding to paragraphs 109-125.

Conserving and enhancing the natural environment
(paragraphs 109-125)

NB. A number of the sections in the NPPF are not applicable to the WNDP area or do not have a directly relevant policy within the document as the relevant planning policy
considerations are already considered to be adequately managed through policies in the NPPF and/ or the adopted Cornwall Local Plan.
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d. The making of the order (or neighbourhood plan) contributes to the achievement of
sustainable development.
From its starting point, the WNDP has been prepared with a clear understanding of the
requirement for achieving sustainable development as outlined in paragraphs 6- 17 of the
NPPF.
Table 1 on the preceding pages demonstrates how the WNDP has had regard to the policies
in the NPPF which deliver sustainable development. In addition, Table 2 on the subsequent
pages outlines how the WNDP demonstrates conformity with the Cornwall Local Plan.
The WNDP as a result clearly contributes to achieving sustainable development by seeking
to protect and enhance what is valuable to the community whilst allowing for development
that contributes to supporting a strong, vibrant and healthy Parish and building a strong,
responsive and competitive rural economy.
Thereby the WNDP policies seek to achieve sustainable development by seeking jointly and
simultaneously the three mutually dependent roles of sustainable development - economic,
social and environmental – and the interplay between them.
e. The making of the order (or neighbourhood plan) is in general conformity with the
strategic policies contained in the development plan for the area of the authority (or any
part of that area).
The single development plan for the area is the Cornwall Local Plan (CLP). The CLP was
adopted by Cornwall Council on the 22 November 2016.
The CLP contains the following strategic policies:
Policy 1 Presumption in favour of sustainable development
Policy 2 Spatial strategy
Policy 2a Key targets
Policy 3 Role and function of places
Policy 4 Shopping, services and community facilities
Policy 5 Jobs and skills
Policy 6 Housing mix
Policy 7 Housing in the countryside
Policy 8 Affordable housing
Policy 9 Rural Exception Schemes
Policy 10 Managing viability
Policy 11 Gypsies, Travellers and Travelling Showpeople
Policy 12 Design
Policy 13 Development standards
Policy 14 Renewable and low carbon energy
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Policy 15 Safeguarding renewable energy
Policy 16 Health and wellbeing
Policy 17 Minerals – general principles
Policy 18 Minerals safeguarding
Policy 19 Strategic waste management principles
Policy 20 Managing the provision of waste management facilities
Policy 21 Best use of land and existing buildings
Policy 22 European protected sites
Policy 23 Natural environment
Policy 24 Historic environment
Policy 25 Green infrastructure
Policy 26 Flood risk management and coastal change
Policy 27 Transport and accessibility
Policy 28 Infrastructure
Table 2 overleaf provides a summary of how each of the WNDP policies align with the
applicable policies in the CLP to demonstrate the ͚general conformity͛ of the WNDP with the
strategic policies for the area, being those in the CLP.
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Table 2 Demonstrating Conformity with the Strategic Policies in the Development Plan for the Area
WNDP Policy
Policy A.1. Superfast
Broadband

Applicable Local Plan Strategic Policy
Policy 23 Natural environment
Policy 24 Infrastructure

Explanation of how the policy is in general conformity with the development plan
The policy seeks to support the principal of improved broadband/ communications infrastructure connections in
line with policy 28: Infrastructure of the CLP which supporting text refers to the ͚Installation of a super fast
broadband network across Cornwall was the largest ever build of a superfast broadband infrastructure in a rural
area anywhere in the world.͛
The NDP policy requires above ground installation to be sympathetic and designed to integrate into the
landscape iΣ ΜΊΣ͋ ϮΊχ· ζΪΜΊ̽ϴ 23 Ϊ͕ χ·͋ Cͫ΄ Ϯ·Ί̽· ι͋θϢΊι͋ν χ·̯χ ·development should be of an appropriate scale,
mass and design that recognises and respects landscape character of both designated and un-designated
landscapes.͛

Policy A.2. Agricultural
Development

Policy 1 Presumption in favour of
sustainable development
Policy 2 Spatial strategy
Policy 5 Jobs and skills

The supporting text to Policy 2 of the CLP through paragraph 1.33 refers to the specific support for ͚odmin - to
support growth aspirations in clusters such as agri-tech and opportunities from !30 and logistics.͛
΄̯ι̯ͽι̯ζ· 1΅35 ̽ΪΣχΊΣϢ͋ν ·In addition, the economic strategies aim to support growth across wider geographic
areas. The Plan͛s employment space targets ensure provision particularly for:
• agri-tech and food/drink growth (and their supplychain) in the wider area of ornwall͛s eastern
Travel to Work Areas;
• logistics related activities across central ornwall optimising the combined opportunities between the
mid-Cornwall growth corridor of Newquay – Bodmin – St Austell/Clay Country.͛
Policy 2. 3 .c Spatial Strategy of the CLP outlines the objective of ·supporting the expansion of existing
businesses and the indigenous businesses of agriculture, fishing and mining.͛
Policy 5.1.c : Business and Tourism of the CLP explains ·in the countryside and smaller rural settlements be of a
scale appropriate to its location or demonstrate an overriding locational and business need to be in that location
such as farm diversification͛
The policy wording seeks to encourage agri-food enterprise and agro-pastoral farming activities in the rural
parish. It supports the strategic context of the CLP as highlighted above.

Policy A.3. Victoria
Square

Policy 2a Key targets
Policy 3 Role and function of places
Policy 4 Shopping, services and community
facilities

΄ΪΜΊ̽ϴ 21 Ϊ͕ χ·͋ Cͫ΄ ͋Σ̽ΪϢι̯ͽ͋ν ·the best use of land͛ through sustainably located proposals that ͚use previously
developed land and buildings providing they are not of high environmental or historical value.͛
Policies 4 and 5 of the CLP encourage commercial and business in sustainable locations. As the site has an
established business use, but is redundant the CLP would be permissive to similar type uses.
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WNDP Policy

Applicable Local Plan Strategic Policy

Explanation of how the policy is in general conformity with the development plan

Policy 5 Business and Tourism

In addition, Policy 5.2 of the CLP as outlined in the NDP policy allows for the re-use of business space subject to
a number of criteria which includes the demonstration that ͚there is no market demand through active and
continued marketing for at least a period of 9 months.͛

Policy 9 Rural Exception Schemes
Policy 10 Managing viability
Policy 21 Best use of land and existing
buildings

Turning the support for an alternative use as an exception site, Policy 2a outlines χ·̯χ ·the Local Plan will provide
homes in a proportionate manner where they can best meet need and sustain the role and function of local
communities and that of their catchment͛.
΄ΪΜΊ̽ϴ 2̯ 1 ν͋͋Ιν ·to help deliver sufficient new housing of appropriate types to meet future requirements͛.
Policy 9 of the CLP relates specifically to affordable housing led/ exception site development stating support for:
͚development proposals on sites outside of but adjacent to the existing built up area of smaller
towns, villages and hamlets, whose primary purpose is to provide affordable housing to meet local needs will be
supported where they are clearly affordable housing led and would be well related to the physical form of the
settlement and appropriate in scale, character and appearance.͛
The policy is considered to follow the permissive line of the CLP policies in seeking to find an alternative viable
use of a redundant site which would include, if marketing evidence supports the case, a re-use for affordable
housing development within or well related to the settlement of Victoria.

Policy B.1. General
Development Principles

Policy 1 Presumption in favour of
sustainable development
Policy 2 Spatial strategy
Policy 2a Key targets
Policy 3 Role and function of places
Policy 5 Jobs and skills
Policy 6 Housing mix
Policy 7 Housing in the countryside
Policy 8 Affordable housing
Policy 9 Rural Exception Schemes
Policy 10 Managing viability

Policy B.1 (a) and Policy B.1 (b)
The supporting text to Policy of the CLP through paragraph 1.57 states that the ͚majority of parishes that do not
have a town or village named in Policy 3 can meet the remaining housing requirement through the following:
1. Existing sites with planning permission;
2. Infill;
3. Small scale rounding off;
4. The development of previously developed land within or adjoining settlements;
5. Rural exception sites͛.
Withiel Parish is not named in policy 3.
Paragraph 1.68 of the CLP explains:
͚In smaller villages and hamlets in which ͚infill͛ sites of one-two housing units are allowed, the
settlement should have a form and shape and clearly definable boundaries, not just a low density
straggle of dwellings. The settlement should be part of a network of settlements and / or be in
reasonable proximity to a larger village or town with more significant community facilities, such as a

Policy 12: Design
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WNDP Policy

Applicable Local Plan Strategic Policy

Explanation of how the policy is in general conformity with the development plan
primary school. Neighbourhood Plans can provide detailed definition on which settlements are
appropriate for infill and boundaries to which the policy will operate. (our emphasis)
Rounding off: This applies to development on land that is substantially enclosed but outside of the
urban form of a settlement and where its edge is clearly defined by a physical feature that also acts as
a barrier to further growth (such as a road). It should not visually extend building into the open
countryside.
Previously developed land: In principle the use of previously developed land within or immediately
adjoining the settlement will be permitted provided it is of a scale appropriate to the size and role of
the settlement.
Rural Exception sites: These are affordable housing led developments adjoining, or physically well
related to, the built form of existing settlements, (they allow for a proportion of market housing where
it is required to support delivery of the affordable element). The definition of these sites is set out in
Policy 9 of the Local Plan.͛
Policies B.1 (a) and B.1 (b) follow the direction of the supporting text to policy 3 of the CLP. The policy wording
provides for identified settlement boundaries and makes clear where infill/ rounding off policies in the CLP apply
and as a result where the exception site policy under Policy 9 of the CLP is applicable and thereafter policy 7 of
the CLP – housing in the countryside is relevant for consideration.
Policy B.1 (c)
Policy 12.1. a. of the CLP ι͋θϢΊι͋ν ͇͋ϭ͋ΜΪζ͋Σχ χΪ ̽ι̯͋χ͋ ·places with their own identity and promoting local
distinctiveness while not preventing or encouraging appropriate innovation. Being of an appropriate scale,
density, layout, height and mass with a clear understanding and response to its landscape, seascape and
townscape setting͛.
ϢζζΪιχΊΣͽ ζΪΜΊ̽ϴ χ͋ϳχ ΊΣ ζ̯ι̯ͽι̯ζ· 2΅79 ι͕͋͋ιν χΪ χ·͋ CΪϢΣ̽ΊΜ͛ν D͋νΊͽΣ GϢΊ͇͋ ̯͇ϭΊνΊΣͽ χ·̯χ Ίχ ϮΊΜΜ ̼͋ ̯͇Ϊζχ͇͋ ̯ν ̯
Supplementary Planning Document.
The propose NDP policy and accompanying localised design guide seeks to encourage appropriate design for the
village in accordance with the above.
Policy B.1 (d)
Policy 7.1 of the CLP: Housing in the countryside makes specific reference to replacement dwellings requiring
such developments to be ͚broadly comparable to the size, scale and bulk of the dwelling being replaced and of
an appropriate scale and character to their location.͛
The NDP policy directly accords with this policy emphasis.
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WNDP Policy

Applicable Local Plan Strategic Policy

Explanation of how the policy is in general conformity with the development plan
Policy B.1 (e)
The CLP makes no specific reference to the replacement of caravans through Policy 7. The supporting text refers
͚The replacement of existing lawful dwellings will be supported.͛ Α·Ίν ͲD΄ ζΪΜΊ̽ϴ ι͋Μ̯χ͋ν χΪ ̯ ι͋νχιΊ̽χΊΪΣ ΪΣ
͚caravans͛, rather than ͚dwellings͛ and therefore it is considered to raise no issue of conformity with the CLP
policy wording.

Policy B.2
General Development
Principles

Policy 9 Rural Exception Sites

As per Policy B.1. (b) this is a specific policy seeking to support the provision of rural exception sites as permitted
through policy 9 of the CLP.
The policy refers to a size restriction of ͚up to five homes͛. This is reflective of the rural nature of the Parish and
the level of build rates that have taken place historically in the area. Supporting text contained in paragraph 1.64
Ϊ͕ χ·͋ Cͫ΄ χΪ ζΪΜΊ̽ϴ 3 ͋ϳζΜ̯ΊΣν χ·̯χ ·development would be expected to focus upon meeting local need and
supporting the sustainability of smaller communities through windfall development, including infill sites and
exceptions sites. Development should be of a scale and nature appropriate to the character, role and needs of
the local community.͛
The policy in the NDP provides a scale restriction that is appropriate to the character, role and needs of the
Parish as supported through paragraph 1.64 of the CLP.

Policy C.1 Policies on
Environment and
Community Facilities

Policy 4: Shopping, services and community
facilities
Policy 16: Health and wellbeing

Policy 16. 3. Health and wellbeing of the CLP seek to ͚maximise the opportunity for physical activity through the
use of open space, indoor and outdoor sports and leisure facilities and providing or enhancing active travel
networks that support and encourage walking, riding and cycling.͛

Policy 25 Green infrastructure

Policy 23: Natural Environment outlines that ͚Development proposals will need to sustain local distinctiveness
and character and protect and where possible enhance ornwall͛s natural environment and assets according to
their international, national and local significance.͛

Policy 28 Infrastructure

Policy 25 seeks to maintain and enhance the existing green infrastructure network in Cornwall.

Policy 23 Natural environment

Policy 28 of the CLP explains that contributions ͚will be sought to ensure that the necessary physical, social,
economic and green infrastructure is in place to deliver development.͛
The objective of the NDP policy is to safeguard and enhance the existing characteristics of the rural environment
that contributed so much to the parish so that it will used and improved by local residents and visitors alike, and
wherever possible to seek financial contributions to maintain and upgrade these valued facilities.
Policy D.1 Heritage and
Tourism: General
Principles

Policy 12: Design
Policy 24: Historic environment

Policy 24 supports developments ·where they would sustain the cultural distinctiveness of ornwall͛s historic
rural, urban and coastal environment by protecting, conserving and where appropriate enhancing the
significance of designated and non-designated assets and their settings.͛.
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WNDP Policy

Applicable Local Plan Strategic Policy

Explanation of how the policy is in general conformity with the development plan
The NDP policy seeks to encourage appropriate development that safeguards and respects the history,
traditions and landscape of the Parish following the direction above.

Policy D.2 Heritage and
Tourism: Protection of
Historic Infrastructure

Policy 12: Design
Policy 21: Best use of land and existing
buildings
Policy 24: Historic environment

Policy D.3. Heritage and
Tourism: Development
of Tourism

Policy 5 Business and Tourism
Policy 23 Natural environment

Policy 21 of the CLP allows for the re-use of existing buildings, and policy 24 of the CLP seeks to preserve or
enhance designated and non-designated heritage assets.
The policy in the NDP seeks to provide the local dimension to these policies, by encouraging appropriate repair
and alteration to existing buildings and structures that responds to their historic character and value.
Policy 5΅3 Ϊ͕ χ·͋ Cͫ΄ νϢζζΪιχν ·the development of new or upgrading of existing tourism facilities through the
enhancement of existing or provision of new, high quality sustainable tourism facilities, attractions and
accommodation will be supported where they would be of an appropriate scale to their location and to their
accessibility by a range of transport modes. Proposals should provide a well balanced mix of economic, social
and environmental benefits.͛
The NDP policy follows the emphasis as highlighted above and as read alongside policy 23 of the CLP: natural
Environment the principle of tourism development is supported in principle, subject to appropriate regard to
the landscape character of the area.

Policy E.1 Policies on
Green Assets and
Sustainable
Development

Policy 23 Natural environment

Policy 23. 3 (b) requires that ͚development proposals within or outside an SSSI //. which would be likely to
adversely affect the site (either individually or in combination with other developments) will not be permitted
unless the benefits of the development, at this site, clearly outweigh both the adverse impacts on the site and any
adverse impacts on the wider network of SSSI͛.
The NDP policy seeks to protect the designation and setting of the SSSI in line with policy 23.3. (b).

Policy E.2 Policies on
Green Assets and
Sustainable
Development

Policy 23 Natural environment

P̯ι̯ͽι̯ζ· 2΅146 χΪ ζΪΜΊ̽ϴ 23΄ Ͳ̯χϢι̯Μ EΣϭΊιΪΣ͋Σχ ͋ϳζΜ̯ΊΣν χ·̯χ ·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 ouncil͛s Landscape haracter !ssessment. ! range of evidence will inform
decisions about the impact on landscape including our well documented !reas/͛
The principles of the NDP policy is to direct development proposals to respond to local landscape character by
following the details and guidance contained within the Landscape Character Assessments covering the Parish
as supported through policy 23 and its supporting text.

Policy E.3 Policies on
Green Assets and

Policy 23 Natural environment
Policy 25 Green infrastructure

Policy 23. 3 requires that ͚development should conserve, protect and where possible enhance biodiversity and
geodiversity interests and soils commensurate with their status and giving appropriate weight to their
importance.͛
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WNDP Policy
Sustainable
Development

Applicable Local Plan Strategic Policy

Explanation of how the policy is in general conformity with the development plan

Policy 25. 2 Green Infrastructure requires development proposals to demonstrate ͚infrastructure and
connections have been taken into account in the design of the scheme or site layout, including impacts on
ecosystem services; biodiversity; coastal processes and recreation within and near to the application site and
show how this understanding has positively contributed to place making and influenced the proposal.͛
The policy approach in the NDP follows a similar emphasis to the above whilst having particular regard to the
landscape, biodiversity and geodiversity value of Cornish hedges through retention and construction.

NB. A number of the policies in the CLP are not applicable to the WNDP area or do not have a directly relevant policy within the document as the relevant planning policy
considerations are already considered to be adequately managed through policies in the NPPF and/ or the Cornwall Local Plan.
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f. The making of the order (or neighbourhood plan) does not breach, and is otherwise
compatible with, EU obligations.
In this regard the National Planning Practice Guidance explains that there are four directives
that may be of particular relevance to neighbourhood planning:
•

Directive 2001/42/EC on the assessment of the effects of certain plans and programmes
on the environment (often referred to as the Strategic Environmental Assessment (SEA)
Directive).

•

Directive 2011/92/EU on the assessment of the effects of certain public and private
projects on the environment (often referred to as the Environmental Impact Assessment
(EIA) Directive).

•

Directive 92/43/EEC on the conservation of natural habitats and of wild fauna and flora
and Directive 2009/147/EC on the conservation of wild birds (often referred to as the
Habitats and Wild Birds Directives respectively).

In the case of Directive 2001/42/EC the WNDP a screening opinion was obtained from

Cornwall Council in terms of the need for Strategic Environmental Assessment (SEA)
whereby it was concluded that a SEA was not required. See decision letter at Appendix C).
With regard to Directive 2011/92/EU the WNDP does not in itself propose any projects that
are likely to have significant environmental effects. Compliance with this directive is more
relevant to Neighbourhood Development Orders.
Turning to Directive 92/43/EEC and Directive 2009/147/EC these seek to protect and
improve EϢιΪζ͋͛ν Ϊνχ ΊζΪιχ̯Σχ ·̯̼Ίχ̯χν ̯Σ͇ νζ͋̽Ί͋ν΅ As part of the screening request for
the SEA a Habitat Regulation Assessment Screening request was also submitted and it was
concluded that not HRA was required. Thereby it has been concluded that the WNDP is
compatible with the above Directives.
g. Prescribed conditions are met in relation to the Order (or plan) and prescribed matters
have been complied with in connection with the proposal for the order (or neighbourhood
plan).
Regulation 32 of the Neighbourhood Planning (General) Regulations 2012 (as amended) set
out a further basic condition for a Neighbourhood Development Plan in addition to those set
out in the primary legislation. Being that:
• the making of the neighbourhood plan is not likely to have a significant effect on a
European site (as defined in the Conservation of Habitats and Species Regulations 2012)
or a European offshore marine site (as defined in the Offshore Marine Conservation
(Natural Habitats, &c.) Regulations 2007) (either alone or in combination with other
plans or projects). (See Schedule 2 to the Neighbourhood Planning (General) Regulations
2012 (as amended) in relation to the examination of neighbourhood development
plans.)
Through the Submission of the Screening request for the SEA and the HRA it has been
established that the WNDP is not likely to have a significant effect on a European site or a
European offshore marine site.
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List of Appendices
Appendix A: Cornwall Council Designation Letter
Appendix B: Designation letter and map which identifies the area to which the proposed
neighbourhood development plan relates
Appendix C: Decision letter from Cornwall Council in response to the screening request to
determine if the Plan requires an SEA or a HRA.
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Appendix 1

Cornwall Council
Dolcoath Avenue Camborne Cornwall TR14 8SX
Email: planning@cornwall.gov.uk
Tel:
0300 1234151
Web: www.cornwall.gov.uk

Application number: PA15/00007/NDP
Applicant:
Mrs S Kirby
Withiel Parish Council
Trenance Farm
Withiel
Bodmin
Cornwall
PL30 5NH

Town And Country Planning Act 1990 (As Amended)
The Neighbourhood Planning (General) Regulations 2012

Designation of a Neighbourhood Area
CORNWALL COUNCIL, being the Local Planning Authority, HEREBY APPROVES, the
designation of a Neighbourhood Area to be used for the creation of a Neighbourhood
Development Plan as set out in the following application received on 2nd March 2015 and
accompanying plan(s):
Proposal:

The designation of the Parish of Withiel as a
Neighbourhood Area

Relevant Body:

Withiel Parish Council

YOUR ATTENTION IS DRAWN TO THE ATTACHED NOTES.

DATED: 30 April 2015

Phil Mason
Head of Planning, Housing and
Regeneration

REFERRED TO IN CONSIDERATION OF THIS APPLICATION:
The Cornwall Council has considered the proposed Designation of the Neighbourhood Area
and finds that:




The area proposed is appropriate to be designated as a Neighbourhood Area;
The Parish Council is a relevant body for the purposes of Section 61G of the 1990 Act;
and
No substantive objection has been made to the designation of the area under
Regulation 6

It is therefore considered that the Designation of the Neighbourhood Area should be
approved.

Appendix 2

Appendix 3

Mr David Cubitt
cubitt@waitrose.com
Date:

27th January 2017

Dear Mr Cubitt,
Withiel Parish Neighbourhood Development Plan – SEA and HRA Screening
As requested I have screened the Withiel Neighbourhood Development Plan ( revised
draft November 2016) to see whether the plan requires Strategic Environmental
Assessment (SEA) or Habitats Regulations Assessment (HRA.)
As required by the SEA regulations I produced a screening opinion for the Withiel
neighbourhood plan and consulted the statutory bodies, Natural England, Historic
England and the Environment Agency. I also asked Natural England to confirm
whether or not HRA was required under the HRA directive.
Based on the scale and location of development proposed, Cornwall Council is of the
opinion that the Withiel neighbourhood plan is unlikely to have significant effects on
the environment or on European Sites and that SEA and HRA is therefore not
required.
This view is confirmed by the consultation bodies and the full screening opinion and
the responses from the consultation bodies are attached.
If significant changes or additions are made to your plan I would advise you to have it
rescreened.
Yours sincerely,

Sarah Arden
Principal Development Officer
Strategic Planning Policy
Tel: 01872 224294
Email: sarden@cornwall.gov.uk
cc: withielparishclerk@withiel.com

