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Introduction 

Purpose of Statement 
This report has been prepared by Cornwall Development Company to 
accompany the submission of a hybrid planning application for a 2.8 ha 
Technology Park seeking: 
 
(i) Detailed permission for circa. 2300 sqm gross internal 

floorspace employment building for B1 (business) and B2 
(general industrial) purposes with associated access, parking 
and landscaping.  

 
(ii) Outline permission for the remainder of the Technology Park 

consisting of up to 6000 sqm of gross external floorspace for 
B1 (business), B2 (general industrial) and B8 (storage and 
distribution) purposes with associated access, parking and 
landscaping including full detail of development platforms and 
site servicing with associated landscaping. 

 
The purpose of this planning statement is to explain how the proposed 
development relates to relevant policies contained in the development 
plan and other relevant guidance and policy.  It deals also with site 
specific and technical issues that need to be considered through the 
determination process.  In so doing, it draws from the conclusion of the 
following documents which accompany the application:  
 

 Design and Access Statement  
 Statement of Community Involvement 
 Environmental Statement 
 Sequential Test 
 Impact Assessment 
 Transport Assessment 
 Utilities Statement 
 Drainage Strategy Statement 

 
Pre-application discussions have taken place between the team bringing 
forward the proposal and the Local Planning Authority who have been 
principally represented by Matthew Stephenson and Paul Banks.   

Planning Conditions 
It is anticipated that the details of potential planning conditions will be 
discussed with officers during the consideration of the planning 
application.  Set out in Appendix 1 is a list of the headline topics for the 
draft conditions for discussion. 

Site Location 
The site is located approximately one mile to the north of the settlement 
of St. Austell within the China Clay area. The development site is located 
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between the villages of Scredda, Carluddon, Penwithick and the non-
operational china clay workings of West Carclaze and Baal. 
 
The topography of the site area is relatively flat, situated on an elevated 
plateau with the land to the west gently sloping down towards the coast 
and St Austell.  
 
The site is characterised by despoiled land, remnant heath and 
moorland, dominated by the clay extraction industry. Whilst the site is 
no longer mined for china clay, the previous extraction process has been 
extensive and has had significant implications on the local landscape 
character with retains a number of the relics of the clay mining 
operations. As the area has not been mined for many years, distinct 
vegetation re-growth can be found in certain areas.  
 
There is a dispersal of residential dwellings, predominately linked to the 
areas mining past alongside remnants of old field patterns which 
contribute to a post industrial landscape of rich diversity. 
 
The existing A391 route runs to the north and east of the application site 
and provides access to existing properties in Carluddon, and connection 
to the north east distributor road connecting to the A390 east of St 
Austell. The proposed A391 improvements will run to the west. 
 
The site is located within the Minerals Consultation Area. The site now 
forms part of Imerys non-operational china clay workings however it still 
benefits from an extant minerals operation permission. 

 
St Austell Clay pits Special Area of Conservation (SAC) and Site of 
Special Scientific Interest (SSSI) is located 450 metres to the south east 
of the Technology Park site boundary.   

Project Description 
The application concerns to provision of a new employment site on 2.8 
hectares of land to the west of Carluddon and will bring new job 
opportunities to the area. 
 
The employment site is termed the Technology Park and will 
predominately focus on end users linked to environmental technology 
manufacturing and the renewable energy industry. 
This focus and the design approach that has evolved responds to a 
market need that Cornwall Council has indentified, which sets these 
employment units apart from others available locally. 
The proposal is submitted as a hybrid planning application. This means 
that part of the application is in the manor of a full detailed planning 
application (Phase 1) that shows a finalised design and layout for a   
building and associated parking alongside wider site servicing and 
landscaping. 
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The majority of this element of the scheme is to the northern end of the 
application site which comprises of a single building with gross internal 
floor space of upto 2300 m. The building will provide approximately 893 
m of lettable industrial space and 384 m of lettable offices in a 
rectangular shape building with shared management facilities and 
meeting rooms. 
 
This building is called ESAM (Employment Space for Advanced 
Manufacturing). By submitting this first phase in detail it will enable this 
element of the scheme to commence in the immediate future without 
need for any subsequent planning approval. 
 
The remainder of the Technology Park is submitted in predominately an 
outline form (Phase 2), whereby the principle of the scheme, design 
parameters alongside site levelling to create development platforms, 
infrastructure and servicing are assessed, whilst matters of the finalised 
design of buildings are reserved for assessment through a subsequent 
planning application process. Thereby initial site preparation works to 
unlock this land for future development will be permitted through this 
application if approved, whilst the finalised detail of what the buildings 
will look like will be assessed at a later stage. 

Design and Access 
The design evolution of the scheme is detailed within the design and 
access statement accompanying the application. 
 
One of the key drivers in establishing the design principles behind the 
project is to respond to the marketing messages outlined in the 
Feasibility and Market Review Report undertaken by PACEC in February 
2012 (The PACEC Report).  
 
This Report stated that a high quality and visible nature for the proposal 
is a key component to help ensure occupancy and the success of the 
project. 
 
The total development area of Phase 1 is approximately 3,396m2 with a 
building footprint of 1477 m2. The building will be no more than three 
storeys high (approximately 13.5m tall at its highest point). 
 
Access to the Technology Park will either be from the existing A391, or 
via the proposed A391 Road Improvement if approved by Cornwall 
Council, with an internal access road for vehicles running from north to 
south of the site.  
 
Access to the site for pedestrians and cyclists is proposed from the 
north and west of the Green Bridge proposed as part of the A391 Road 
Improvement planning application. 
 
The north and east sides of the Technology Park will be landscaped to 
better fit within the surrounding environment. To the west the A391 
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road improvements will provide for willow dominant woodland species 
(including native species), however if the Road Improvements do not go 
ahead, the Technology Park will provide for the northern section of this 
landscaping. 
 
A biomass plant will be installed to generate the heat for the ESAM 
building. Details of the scale, generating output and fuel type of the 
biomass station will be provided in the future via a planning condition. 
 
The Phase 2 Development is made up Development Zones B and C. 
  

 Development Zone B: Total development area of up to 
approximately1940 m2, with a maximum building footprint of up 
to approximately 970 m2; and a maximum height of 3 stories 
(approximately 15m at its tallest point). 

 
 Development Zone C: Total development area of up to 

approximately 4373m2; with a building footprint of up to 
approximately 2187m2; and a maximum height of 3 storeys 
(approximately 15m at its tallest point). 

 
Vehicle access to the Phase 2 Development will be via a road connection 
from the Phase 1 car park and a junction to the north west of the site. A 
3m wide disabled compliant, pedestrian and cycle path is located to the 
east of the Phase 2 development area, following a tree lined avenue. An 
additional disabled compliant pedestrian path and a single non-disabled 
compliant pedestrian path is located within a green corridor, linking the 
proposed A391 Road Improvement “green bridge” to the south of the 
Phase 2 development area. 

Parking 
Parking will be provided at 1:25 per sq m for the Phase 1 ESAM element 
of the project and a subsequent 1:35 per sq m provision for the phase 2 
land which will provide an overall quantum of 1:30 per sq m. 
 
In addition to this above 6 additional dedicated disabled spaces will be 
provided in association with the ESAM proposal.  
 
Further detail can be found in the Transport Assessment which forms 
part of the EIA. 

Cycling and Rights of Way 
Covered cycle storage for 10 cycles is provided as part of the ESAM 
phase 1 element of the proposal. Further detailed provision for the 
remainder of the site, the phase 2 land will be considered as part of any 
subsequent planning applications.  
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There are a number of public rights of way in the vicinity of the site 
which are well used together with permissive routes. These routes are 
detailed in Chapter 15 of the Environmental Statement. 
 
There is an off-road National Cycle Route number 2 to the south of the 
Technology Site and National Cycle Route number 3 being located to the 
north-east alongside other local routes to the south and east, some of 
which link together to provide access to the Eden Project.  
 
It should be noted that these routes will be safeguarded if the A391 road 
improvements are authorised and go ahead – reference should be drawn 
to Chapter 15 of the Environmental Statement and the Planning 
Statement accompanying this application for further information.  

Public Transport 
At present there are two bus stops at Carluddon. 
 
Four bus stops are proposed along the route of the A391 Road 
Improvements, two of which are likely to be located to the north- east of 
the application site to the western side of the Penwithick double 
roundabout. 

Lighting 
Lighting has been kept to a minimum to respond to the conclusions from 
the species surveys undertaken through the Environmental Statement 
which has established flight paths for the Greater Horeshoe Bat run 
across the site. It is proposed to utilise low level and medium height 
light fittings to ensure that the lighting is acceptable in this context 
whilst ensuring the provision of safe movements for pedestrians in 
response to comments received through pre –application consultations 
with Police Liaison Officer and Disability Cornwall. 
 
Further details regarding the lighting at the site is provided in the outline 
lux plan submitted as part of the application. 

Services/utilities  
There are services affected by the proposal as detailed in the Utilities 
Statement which accompanies this application.  The design will ensure 
no permanent disruption of these services as a result of the proposed 
development.  

Drainage 
Foul drainage connection will be to the public foul sewer. The nearest 
point of connection into the network is beneath the B3374 Penwithick 
Road approx 300 metres from the northern boundary of site.  Initial 
enquiries with SWW have confirmed that suitable capacity is currently 
available in the public system to accept flows from the proposed 
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development and that a requisitioned sewer would be an acceptable 
solution for this site. 

 
With regard to surface water drainage opportunities for sustainable 
drainage systems are limited on this site due to the impermeable ground 
conditions and topography. And therefore a separate surface water 
sewer network is proposed, with attenuation to Greenfield runoff rates 
being provided in either permeable pavement or an attenuation tank 
beneath the car park for the ESAM building, and an attenuation tank 
close to the entrance for highway runoff.  
 
Further details can be found in the Water Quality chapter of the 
Environmental Statement and the Drainage Strategy Statement 
accompanying the application. 

Construction Period 
It will take approximately 12 months to construct the ESAM building and 
to level the adjoining land.  

Operation and Long Term Management 
Once construction is completed, the operation and long term 
management of ESAM will be the duty of Cornwall Council as the land 
owner.  
 
The wider Technology Park will be the duty of future owners on the basis 
that the intention is for this element of the site to be made available to 
the market. 

Planning History  
Key planning and minerals applications on the application site comprise -  

1 97/00968 – Review of Minerals Planning Permissions for the winning 
and working of china clay, china stone, mica, sand and allied minerals, 
the deposit of mineral waste and operations ancillary to mining relating 
to the whole St Austell China Clay workings (including Penhale and 
Baal);  approved with conditions.   

2 NR/09/00486/ROMPS - Review of Mineral Planning Permissions at 
Operational Area 28 - Penhale China Clay Works, Penhale, St Austell; 
submitted 1/12/09; awaiting determination.   

3 PA11/01390 - Hybrid application for a mixed use Eco Community 
comprising: Outline element for up to 2,000 dwellings (including holiday 
lodges) with up to 40% affordable housing; mixed use local centre 
containing employment, community, retail, education (including primary 
school) and leisure facilities; technology park; public transport measures 
and highway improvements including part re-alignment of A391 and 
downgrading of existing A391; footpaths, cycle ways and bridleways; 
site remodelling; landscape and open space habitat/allotment provision; 
drainage measures and associated infrastructure. Detailed pilot (first 
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phase) comprising 92 dwellings (23 affordable units); business, 
community, retail and transport hub; vehicular accesses from the Eden 
Road and A391;footpath improvements to A391; landscape/open space 
reinstated lake with habitat area and associated infrastructure works;  
Land At West Carclaze And Baal Carluddon St Austell Cornwall PL26 8TX; 
submitted 28th February 2011; awaiting determination.  

This planning history does not outline the full nature of complicated 
history of events associated with the Technology Park.  The following 
represents a more comprehensive summary of these. 

In 2007, the Department for Communities and Local Government 
(DCLG) announced a competition to build eco-communities with the 
objective of creating a healthy sustainable living environment and 
affordable housing. Imerys submitted an expression of interest for their 
now surplus former China Clay land; this land included some of the land 
required for the A391 link road.  

In 2009 the ‘Structural changes to local government in England’ initiative 
meant that the six former district councils and Cornwall County Council 
become a unitary authority, Cornwall Council. In the same year the final 
eco-community Planning Policy Statement was published to include the 
St Austell (China Clay Community) amongst others. Subsequently, the 
former Labour government announced a £60 million eco-community 
fund for start-up infrastructure for 2009/11. 

Following this Eco-Bos announced that West Carclaze/Baal would be 
taken forward as a development project and Cornwall Council was 
awarded £9.55 million to develop and implement projects to support the 
eco-community.   
 
The Technology Park proposal compatible with the Economic Strategy for 
the proposed Eco-communities scheme. For example the spatial 
employment strategy (paragraph 6.3.2 West Carclaze & Baal Eco-
Community Design and Access Statement) outlines that the West 
Carclaze & Baal Masterplan will ‘begin the process of change’ with the 
following relevant opportunities ‘identified to start the process of 
regeneration’: 
 
- prominent and accessible business park, in a high quality 

environment within the heart of the community 
 
- early investment to create a highly flexible office (‘thinking’ space) 

coupled by a technology centre for product testing, manufacturing 
and vocational training 

 
Further to the above  the ES Technical Appendix E – land use, 
community and socio-economic dated February 2011 accompany the 
hybrid planning submission outlines the total of the 2000 jobs estimated 
through the proposed development 900 of these are attributed to 
Business and Industry (table as part of paragraph 37). The document 
states through paragraph 46 that the ‘proposals are for the West 
Carclaze and Baal site to eventually provide 9,000 sq m of office type 
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space on 2.3 ha of land and 7,400 sq m of industrial type premises on 
1.9 ha of land’. Paragraph 47 explains that ’but there is a need for 
flexibility to ensure that the product provided is responsive to market 
demand’. 

Public Consultation 
Public consultation on the 
proposal was undertaken 
from 20th August to the 1st 
October.  This comprised a 
series of events from 8th 
September to the 14th 
September and information 
and a survey available o
throughout this period. 
 

nline 
 

0.5 % of responses were 
 

 
 

esign 

s received.  

7
supportive of the land being
made available for a 
technology park whilst 76.6% were supportive of the provision of high 
quality employment workspace, new businesses and jobs to the area. 

51.5 % stated at the time that
the design was appropriate for 
the local area. It is important to 
note as is detailed in the d
and access statement the design 
has evolved in response to 
consultation comment

 
The Statement of Community 
Involvement accompanying this 
application sets out in the detail 
the response received. 
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Planning Policy  

Introduction 
When determining applications for planning permission, Section 38(6) of 
the Planning and Compulsory Purchase Act 2004 requires a local 
planning authority to begin by having regard to the ‘development plan’.  
It must determine the application in accordance with the development 
plan, unless material considerations indicate otherwise. 
 
The development plan for Cornwall currently comprises the saved 
policies of the Cornwall Structure Plan 2004, Minerals Local Plan 1998 
and Restormel Borough Local Plan 2001. 
 
However the policies contained in the National Planning Policy 
Framework (NPPF) published on 27 March 2012 are material planning 
considerations (paragraph 212). The NPPF advises through paragraph 
215 for Local Planning Authorities who do not have up-to-date 
development plan (as is the case for Cornwall) that due weight should be 
given to relevant policies in existing plans according to their degree of 
consistency with the NPPF (the closer the polices in the plan to the 
policies in the NPPF, the greater the weight may be given). 

National Policy 
The NPPF states that the purposes of the planning system is to 
contribute to the achievement of sustainable development (paragraph 6) 
and it is underpinned by a presumption in favour of sustainable 
development (paragraph 14).  
 
Paragraph 7 advises that that there are three dimensions to sustainable 
development which give rise to the need for the planning system to 
perform a number of roles  

o Economic Role: contributing to building a strong, responsive and 
competitive economy; 

o Social Role: supporting strong, vibrant and healthy communities; and 

o Environmental Role: contributing to protecting and enhancing our 
natural, built and historic environment.  

Paragraph 8 identifies that these roles should not be undertaken in 
isolation, because they are mutually dependent.  

A set of core land-use planning principles underpin both plan-making 
and decision-taking. Outlined below are some of the key principles 
related to the proposed development: 

 

 Planning should be plan-led, empowering local people to shape 
their surroundings, with succinct local and neighbourhood plans 
setting out a positive vision for the future of the area; 
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 Proactively drive and support sustainable economic development to 
deliver the business and industrial units, infrastructure and thriving 
local places that the country needs; 

 Always seek to secure high quality design and a good standard of 
amenity for all existing and future occupants of land and buildings; 

 Conserve and enhance the natural environment as well as reducing 
pollution in the sense that allocated land should be of lesser 
environmental value, where consistent with other polices in the 
Framework; 

 Encourage the effective use of land, by using Brownfield sites, 
providing it is not of high environmental value;   

 Promote mixed use development, and encourage multiple benefits 
from the use of land in urban and rural areas;   

 Conserve heritage assets in a manner appropriate to their 
significance; 

 Actively manage patterns of growth to make the fullest possible 
use of public transport; and  

 Take account of and support local strategies to improve health, 
social and cultural well being for all. 

Through paragraph 19 the NPPF advises that the government is 
committed to ensuring that the planning system does everything it can 
to support sustainable economic growth. 

It advises local planning authorities to plan proactively to meet the 
development needs of business and support an economy fit for the 21st 
century (paragraph 20); to positively plan for the location, promotion 
and expansion of clusters of knowledge driven, creative or high 
technology industries (paragraph 21); and to support economic growth 
in rural areas to create jobs and prosperity (paragraph 28).    

Paragraph 24 outlines that local planning authorities should apply a 
sequential test to planning applications for main town centre uses are 
not in an existing centre or in accordance with an up to date Local Plan.  

Paragraph 26 additionally outlines that the assessment of application for 
retail, leisure and office development outside of town centres, which are 
not in accordance with an up-to-date Local Plan should require an impact 
assessment if the development is over a default threshold is 2,500 sq m 
(unless otherwise specified in the upto date Local Plan). The Impact 
assessment will assess: 

●● the impact of the proposal on existing, committed and planned 
public and private investment in a centre or centres in the catchment 
area of the proposal; and 
●● the impact of the proposal on town centre vitality and viability, 
including local consumer choice and trade in the town centre and 
wider area, up to five years from the time the application is made. 
For major schemes where the full impact will not be realised in five 
years, the impact should also be assessed up to ten years from the 
time the application is made. 
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Paragraph 27 explains that an application that fails to satisfy the 
sequential test or is likely to have significant adverse impact on one or 
more of the above factors should be refused. 

Paragraph 32 requires all developments that generate significant 
amounts of traffic to be accompanied by a Transport Statement or 
Transport Assessment. 

Paragraph 39 outlines that parking standards for non residential 
development should take into account the accessibility; the use, the 
public transport availability; local car ownership levels and the need to 
reduce the use of high-emission vehicles in relation to the development 
proposed. 

Paragraph 41 seeks to identify and protect sites and routes which could 
be critical in developing infrastructure to widen transport choice.  This 
emphasis is re inforced through paragraph 75 in relation to promoting 
healthy communities. 

Paragraph 56 outlines that good design is a key aspect of sustainable 
development and is invisible from good planning and should contribute 
positively to making places better for people.  

Paragraph 96 expects new development to: take account of landform, 
layout, building orientation, massing and landscaping to minimise energy 
consumption. 
 
Paragraph 109 requires the planning system should contribute to and 
enhance the natural and local environment by: 
 

●● protecting and enhancing valued landscapes, geological 
conservation interests and soils; 
●● recognising the wider benefits of ecosystem services; 
●● minimising impacts on biodiversity and providing net gains in 
biodiversity where possible, contributing to the Government’s 
commitment to halt the overall decline in biodiversity, including by 
establishing coherent ecological networks that are more resilient to 
current and future pressures; 
●● preventing both new and existing development from contributing 
to or being put at unacceptable risk from, or being adversely affected 
by unacceptable levels of soil, air, water or noise pollution or land 
instability; and 
●● remediating and mitigating despoiled, degraded, derelict, 
contaminated and unstable land, where appropriate. 

 

Paragraph 112 comments that in circumstances of significant 
development of agricultural land local planning authorities should seek to 
use areas of poorer quality land in preference to that of a higher quality. 
 
Paragraph 118 states that when determining planning applications, local 
planning authorities should aim to conserve and enhance biodiversity. 
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Paragraph 121 requires planning decisions to 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. 
 
Paragraph 123 seeks development to avoid and where necessary 
mitigate noise from giving rise to significant adverse impacts on health 
and quality of life as a result of new development; whilst recognising 
that development will often create some noise. 
 
Paragraph 125 outlines that by encouraging good design, planning 
policies and decisions should limit the impact of light pollution from 
artificial light on local amenity, intrinsically dark landscapes and nature 
conservation. 
 
Paragraph 128 requires in determining applications, local planning 
authorities should require an applicant to describe the significance of any 
heritage assets affected, including any contribution made by their 
setting.  

Paragraph 131 continues that in determining planning applications, local 
planning authorities should take account of: 

●● the desirability of sustaining and enhancing the significance of 
heritage assets and putting them to viable uses consistent with their 
conservation; 
●● the positive contribution that conservation of heritage assets can 
make to sustainable communities including their economic vitality; 
and 
●● the desirability of new development making a positive contribution 
to local character and distinctiveness. 
 

Paragraphs 142 – 149 provide guidance with regard to the facilitating 
the sustainable use of mineral and in particular paragraph 144 outlining 
that in the consideration of planning applications local planning 
authorities should  provide for restoration and aftercare at the earliest 
opportunity of minerals developments  to be carried out to high 
environmental standards and  not normally permit other development 
proposals in mineral safeguarding areas where they might constrain 
potential future use for these purposes. 

This list of policies from the NPPF are what is considered the most 
relevant, however a more detailed summary of NPPF policy is contained 
with the relevant chapters of the Environmental Statement and the 
accompanying Sequential Test. 
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Regional Policy 
It is the government’s intention to abolish all regional planning policy 
including both Regional Spatial Strategies and Regional Planning 
Guidance.  There has however, been a number of court cases concerning 
this intention and the procedure to do this.  Therefore until they have 
been formally abandoned Local Planning Authorities and Appeal 
Inspectors have been advised to treat the intention to abolish regional 
strategies as a material consideration. 

In addition notwithstanding this commitment to revoke regional 
strategies it is considered the emerging South West RSS, and the extant 
South West RPG, and the evidence they are based on remain material 
considerations, as does the SoS intention. Appropriate weight should be 
given to the strategies, the evidence and the SoS intention in relation to 
determining this planning application.  

In addition paragraph 218 of the NPPF outlines that local planning 
authorities may also continue to draw on evidence that informed the 
preparation of regional strategies to support Local Plan policies, 
supplemented as needed by up to date, robust local evidence. 

Local Policy 
The Restormel Local Plan and Cornwall Structure Plan are due to be 
replaced by a new Local Plan for Cornwall.  However until these are 
replaced they remain the development plan for Cornwall subject to the 
extent of which they are consistent with the NPPF.  
 
The Structure Plan sets out the long term strategy for development in 
Cornwall, considering priorities for the economy, transport and the 
environment relevant policies are set out in the table below. 
 

Cornwall Structure Plan 

Policy  Relationship to NPPF 

Policy 1 – Principles for Sustainable 
Development  

Broadly consistent with NPPF paragraphs 14-
22 

Policy 2 – Character Areas, Design and 
Environmental Protection 

Broadly consistent with NPPF ‘requiring good 
design’ paragraphs 56-68 and ‘conserving 
and enhancing the natural environment’ 109-
125.  

Policy 3  - Use of resources Broadly consistent with NPPF ‘conserving and 
enhancing the natural environment’ 
paragraphs 109 – 125 however the level of 
protection for best and most versatile 
agricultural land is somewhat reduced.  

Policy 5 – Minerals Broadly consistent with NPPF ‘facilitating the 
sustainable use of minerals’ paragraphs 142 
– 149.  
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Cornwall Structure Plan 

Policy  Relationship to NPPF 

Policy 11 – The Urban and Rural 
Economy 

Broadly consistent with the NPPF ‘supporting 
a prosperous rural economy’ paragraph 28. 

Policy 12 – Sites and Premises for 
Employment 

Broadly consistent with the emphasis in the 
NPPF paragraphs 17, 19, 20, 21 and 28 to 
provide a range and choice of marketable, 
quality and deliverable sites.  

Policy 14 – Town Centres and Retailing Broadly consistent with the paragraphs 24 – 
27 of the NPPF in relation to the sequential 
test and Impact assessment requirements for 
proposals outside of main town centres. 

Policy 15 – Implementation Consistent with a range of NPPF policies 
requiring development to be located, phased 
and to contribute to the delivery of 
proportionate infrastructure.  

Policy 16 – Overall Distribution of 
Development 

The balanced delivery of jobs, homes, 
facilities and services relative to need with a 
primary focus on the Strategic Urban Centres 
which includes St. Austell is broadly 
consistent with a range of polices in the 
NPPF.     

Policy 20 – St Austell The broad principles for this area are in line 
with the NPPF; however the housing 
numbers are out of date.  

Policy 27 – Transport Strategy Broadly consistent with NPPF ‘promoting 
sustainable transport’ paragraphs 29-41. 

Policy 28 – Accessibility Broadly consistent with NPPF ‘promoting 
sustainable transport’ paragraphs 29-41. 

 
The Restormel Borough Council Local Plan 2001-2011 incorporating 
Secretary of State’s Saved policies 2007 sets out the vision and detailed 
policies for the former Restormel area relevant policies are set out in the 
table below.  

 

Restormel Local Plan 

Policy  Relationship to NPPF 

Policy 1, 2 Plan Strategy Policies  

 

Ethos of sustainable development and the 
positive benefits of development is broadly 
consistent with NPPF however location should 
take into account a range of factors which 
importantly includes housing supply.  

Policy 6 – Development and Design NPPF paragraphs 56 – 68 seeks to require 
good design which is broadly consistent with 
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Restormel Local Plan 

Policy  Relationship to NPPF 

Principles the aims of policy 6, however the NPPF is 
clear that whilst development should respond 
to the character of the local area innovation 
should not be prevented (paragraph 58). 

Policy 11 – Protecting the Borough’s 
Heritage  

Broadly consistent with NPPF ‘conserving and 
enhancing the natural environment’ 
paragraphs 109 – 125 and ‘conserving and 
enhancing the historic environment’ 126 – 
141.   

Policy 16 – Sites of importance for 
nature conservation 

Broadly consistent with NPPF ‘conserving and 
enhancing the natural environment’ 
paragraphs 109-125.  

Policy 18 – Protecting the wider 
countryside  

Broadly consistent with NPPF paragraphs 
109-125 however the NPPF is clear that 
whilst development should respond to the 
character of the local area innovation should 
not be prevented (paragraph 58). 

Policy 19 – Species protection Broadly consistent with NPPF ‘conserving and 
enhancing the natural environment’ 
paragraphs 109-125. 

Policy 20 – New habitats  

 

Broadly consistent with NPPF ‘conserving and 
enhancing the natural environment’ 
paragraphs 109-125. 

Policy 27 – Archaeological 
assessments.   

Broadly consistent with NPPF ‘conserving and 
enhancing the historic environment’ 
paragraphs 126-141. 

 
Policy 36 – Pollution 
 

Broadly consistent with NPPF ‘conserving and 
enhancing the natural environment’ 
paragraphs 120 – 125. 

 
Policy 37 – Noise 
 

Broadly consistent with NPPF ‘conserving and 
enhancing the natural environment’ 
paragraph 123.  

 
Policy 38 – Illumination Broadly consistent with NPPF paragraphs 

‘conserving and enhancing the natural 
environment’ 120 – 125.  

Polices 39 / 40 – Derelict, 
Contaminated and Unstable Land Broadly consistent with NPPF paragraphs 

‘conserving and enhancing the natural 
environment’ 120 – 125 

Policy 46 – Access to the countryside 
Broadly consistent with NPPF paragraphs 17, 
32, 35 and 58 in terms of requiring 
accessible environments for all.  

Policy 47 – Access to public transport 

 
Broadly consistent with NPPF paragraphs 17, 
32, 35 and 58 in terms of requiring 
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Restormel Local Plan 

Policy  Relationship to NPPF 

accessible environments for all. 

Policy 49 – Access to car parking 
Broadly consistent with the NPPF seeking to 
ensuring proportionate level of parking 
provision in association with non-residential 
development 

Policy 50 – Secure Environments 

 
Broadly consistent with NPPF ‘requiring good 
design’ paragraph 56. 

Policy 51 – Employment Sites, Design 
and Landscaping The general principles of this policy are 

consistent with NPPF paragraphs 56 – 68 

Policy 52 – Employment Strategy 
Now out of date as related to the land 
provision for employment development over 
the plan period. 

Policy 53 – Retention of Key 
Employment Sites This policy is not entirely consistent with 

policy 22 of the NPPF in relation to the 
release and regular review of employment 
sites and is therefore only given limited 
weight. 

Policy 54 – Office development 
This policy is considered too restrictive to be 
consistent with policies on the NPPF in 
relation to building a strong, competitive 
economy – paragraphs 18 to 22. 

Policy 80 – Traffic safety 

 
Broadly consistent with NPPF ‘promoting 
sustainable transport’ paragraphs 29 – 41.  
The NPPF makes it clear that development 
should only be prevented or refused on 
transport grounds where the residual 
cumulative impacts of development are 
severe (paragraph 32).  

Policy 81 – Walking and cycling 

 
Broadly consistent with NPPF ‘promoting 
sustainable transport’ paragraphs 29 – 41. 

Policy 82 – Promotion and support for 
public transport 
 

Broadly consistent with NPPF ‘promoting 
sustainable transport’ paragraphs 29 – 41. 

Policy 109 – Utilities general policy  
 Broadly consistent with NPPF paragraphs 56 

– 68 promoting good design. 

Policy 110 – Waste Water and Surface 
Water Management 
 

Broadly consistent with NPPF ‘meeting the 
challenge of climate change, flooding and 
coastal change’ paragraphs 93 – 108. 

Policy 114 – Surface Water Run-off 
Broadly consistent with NPPF ‘meeting the 
challenge of climate change, flooding and 
coastal change’ paragraphs 93 – 108. 

 
The Minerals Local Plan 1998 primary aim was to ensure the stable long 
term production of the Cornish mining and quarrying industry in order to 
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provide for an adequate supply of minerals to meet the needs of society 
in a sustainable and environmentally acceptable manner relevant saved 
policies are set out in the table below.  

 

Minerals Local Plan 

Policy  Relationship to NPPF 

Policy C7 – Buffer zones   

 

Seeks to prevent non mineral development 
compromising minerals operations broadly 
consistent with NPPF paragraph 144 not 
normally permit other development proposal 
in mineral safeguarding areas where they 
might constrain potential future use for these 
purposes. 

Policy S1 – Minerals 
safeguarding/minerals consultation 
area  

Broadly consistent with NPPF ‘facilitating the 
sustainable use of minerals’ paragraph 142 – 
149.  

 

Other Material Considerations  
There are many other documents that are material considerations and 
the following provides comments on those that are considered most 
relevant. However this list should not be treated as exhaustive.  

St Austell, St Blazey and China Clay Area Regeneration Plan - 
October 2012 

The St Austell, St Blazey and China Clay Area Regeneration Plan (RP) 
was adopted by Cornwall Councils Cabinet at its 7th November 2012 
meeting as a corporate policy which is a material consideration in the 
determination of relevant planning decisions.  
 
The RP has come about to take advantage of the regeneration and 
investment opportunities such as European convergence funding in the 
area in order to boost employment and stimulate economic growth.  It 
sets out the high standards that the Council expects large-scale mixed 
used developments to achieve in order to deliver sustainable 
transformation regeneration.   
 
Whilst this application is not for a mixed use scheme it also advises that 
‘proposals may also be considered transformation depending on their 
scale, location and context relative to existing conditions and identified 
need’.  
 
The accompanying Regeneration Plan Guidance Note acknowledges the 
changes to the China Clay industry and identifies that sustainable 
economic growth, skills development and the provision of long term, 
high quality jobs across a range of employment sectors is a crucial part 
of responding to the needs of employers and businesses and requires a 
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proactive and flexible approach to be taken to proposals that deliver new 
jobs (paragraphs 29 and 31).  
 
The RP also provides comments on the re-use of former minerals land.  
It is clear that and non-mineral development proposals on sites believes 
to contain minerals resource would need to prove that there is no longer 
any remaining resource or that the remaining resource is no longer 
viable (Policy Statement criteria Hand paragraph 50)  It also advises that 
application for re-use of such land will be considered favourably which 
propose environmental, social and economic gains over and above that 
which would be achieved through existing restoration condition and 
which can be brought forward significantly sooner that is likely to take 
place otherwise (Policy Statement criteria G and paragraph 48).  

Cornwall Local Plan – Planning Future Cornwall  
The new Local Plan for Cornwall will eventually replace the RLP and CSP 
as the statutory plan.  However, at present most land use policies do no 
carry any significant weight as they have not been subject to an 
Examination in Public. 
 
Public consultation was undertaken on the Draft Preferred Approach 
between January and March 2012. Following this a submission draft of 
the Local Plan has been worked up, Cornwall Council Cabinet agreed by 
Cabinet at its 7th November 2012 meeting that it recommend to full 
council that this draft be recommended for approval for publication as 
the Pre- submission draft of the Cornwall Local Plan 2010-2030.   The 
Plan will now go before full Council in December 2012. 
 
Relevant policies to this application are set out in the table below; it is 
acknowledged that these policies are subject to change.  
 

Pre-submission draft Cornwall Local Plan 

Policy  Key relevant guidance  

Policy 2 –  Key 
Targets and 
Spatial Strategy   

 

Seeks to improve conditions for business and investment  

Sets out a spatial strategy including delivering the eco-community 
at West Carclaze/Baal and Par Docks and in the St Austell, St Blazey 
and China Clay Area Regeneration Area small scale exemplar 
development will be supported which positively contributes to the 
vision of becoming the Green Capital of Cornwall.  

Policy 5 – Jobs 
and Skills 

Seeks to stimulate new jobs and economic growth and identifies the 
best locations for employment development alongside supporting 
exceptional proposals which are sustainable and have a significant 
positive impact on the economy.  

Policy 12 – High 
quality design  

 

Seeks to ensure that all new development is of a high quality.  

Seeks to protect residential amenity.  

Policy 13 – Seeks to avoid impacts from noise, dust, odour, vibration, waste, 
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Pre-submission draft Cornwall Local Plan 

Policy  Key relevant guidance  

Development 
standards 

pollution and visual effects. 

Seeks to take advantage of any opportunities to minimise energy 
consumption.  

Policy 16 – 
Health and 
wellbeing.  

Seeks to protect against unsafe and unhealthy environments and 
avoid impacts such as noise and vibration from construction and 
operation of new development. 

Seeks to maximise the opportunity for physical activity through 
active travel networks. 

Policy 17 – 
Minerals 

Seeks to maintain a supply of minerals in Cornwall. 

Policy 18 – 
Minerals 
safeguarding 

Seek to safeguard important minerals reserves such as China Clay. 

Policy 21 – Best 
use of land. 

Seeks to ensure the best use of land by giving priority to previously 
developed land and buildings and/or despoiled, degraded, derelict, 
contaminated and unstable land. 

Policy 22 – 
Natural 
environment 

Seeks to protect and enhance Cornwall’s natural environment and 
assets.   

Sets out protection for landscapes and biodiversity. 

Policy 23 – 
Historic 
environment 

Seeks to protect and enhance Cornwall’s historic environment and 
assets according to their international, national and local 
significance. 

Policy 24 – 
Green 
infrastructure  

Seeks to protect and enhance a diverse, connected and functional 
network of open spaces and waterscapes.   

Requires proposals to demonstrate that all functional environmental 
infrastructure and connections have been taken into account and 
how this has positive influenced the proposal and the retention of 
the most important environmental infrastructure assets.   

Connectivity for nature and people should be restored and enhanced  

Policy 25 – 
Flood risk 
management 
and coastal 
change 

Development should seeks to minimise or reduce flood risk on site 
and in the area. 

Development should enable/replicate natural water flows and 
decrease surface water run-off.   

Development proposal over 0.1ha should provide a long term water 
management plan. 

Policy 26 – 
Transport and 
Accessibility 

Development should be consistent with LTP3, be safe, safeguard 
strategic transport opportunities and be designed to provide 
convenient accessible and appropriate cycle and pedestrian routes.   

Policy 27 – 
Infrastructure  

Requires new development to be supported by appropriate 
infrastructure in a timely manner. 

Carluddon Technology Park Planning statement  21 
3rd December 2012 



 

Pre-submission draft Cornwall Local Plan 

Policy  Key relevant guidance  

Community 
Network 
Objectives 

St Austell Community Network Objective AU4 – Infrastructure  

Enable the delivery of community infrastructure including new 
community facilities and in particular address transport congestion 
issues and links to the A30. 

China Clay Community Network Objective CC3 – Community 
Infrastructure  

Enable the delivery of community infrastructure including new 
facilities, green space and key transport links. Reduce the impact of 
traffic on communities. 

Policy PP9 St 
Austell; China 
Clay; St Blazey, 
Fowey & 
Lostwithiel 
CNA’s 

In all three Community Network Areas development should help 
rebalance the communities by providing facilities, economic 
development or housing for local needs of a scale that is appropriate 
to the settlement and reduces the need to travel.    
 

In the St Austell, St Blazey and China Clay Area Regeneration Area 
development will be supported which is sustainable, positively 
contributes to the vision of becoming the Green Capital of Cornwall 
of a nature and scale that would bring about significant change for 
the better and which has been the subject of robust community 
consultation 

It should  

o Achieve high environmental standards 
o Deliver mixed use development in order to deliver new jobs, 

skills and economic growth 
o  This may include the productive and positive remediation 

and reuse of previously developed land and despoiled, 
degraded, derelict, contaminated and unstable land  

o And in such cases development should avoid sterilisation of 
important mineral resources  

 
In order to ensure that this vision can be delivered the following 
sites are allocated for this purpose;  

o West Carclaze/Baal Eco-community 1,700 dwellings  
o Par Docks Eco-community 500 dwellings 

Other sites for significant development will normally only be 
accepted where the site can deliver clear regeneration benefits and 
accord with the above. Small scale exemplar developments will be 
assessed on a site by site basis. 

Green Cornwall Strategy - 2011 
The Green Cornwall programme is Cornwall Council’s overarching 
programme which aims to co-ordinate both its own efforts to reduce its 
carbon emissions and its wider leadership role within Cornwall. 
 
The programme aims to reduce carbon emissions by developing 5 key 
themes: Leadership; Green Council; Low Carbon Economy; Sustainable 
Communities and Renewable Energy.  
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The identified action to deliver a low carbon economy is to provide the 
infrastructure, investment and requisite skills to create the conditions for 
a measurable transformation towards a low carbon economy through 
growth in the low-carbon sector by 2020. 

Convergence Operational Programme for Cornwall and the 
Isles of Scilly - 2007-13 

Convergence is the European economic regeneration programme for 
Cornwall and the Isles of Scilly that runs until 2013.  The current ERDF 
Convergence Programme will invest in four key priorities aimed at 
strengthening the Cornwall economy.   
 
Priority Axis 4 ‘Unlocking the Economic Potential of Place’ focuses on 
physical regeneration, and Strategic Investment Frameworks (SIFs) are 
being used to provide a framework and justification for potential 
Convergence investments in specific priority areas, one of these being 
the St Austell, St Blazey and China Clay area.  

St Austell, St Blazey and Clay Area Strategic Investment 
Framework & Economic Strategy - Sept 2008 

This is an economic development document which sets out how the area 
intends to deliver against the objectives of the European Union 
Convergence Programme for Cornwall & the Isles of Scilly 2007-2013.   
 
The document identified a number of key interventions that have the 
potential to receive gap funding through ERDF which included the 
proposed site. 
 
The SIF was subject to a mid term review in 2010 which identified which 
projects could go forward to be delivered with remaining funding within 
Priority Axis 4.  
 
The identified projects at West Carclaze (which includes this site) were 
categorised as Priority Delivery Projects through ERDF. 
 
A more detailed summary of the document is contained within the 
Sequential Test report which accompanies this application. 

Cornwall Employment Land Review – 2010 
The Employment Land Review 2010 undertaken by Nathaniel Lichfield on 
behalf of Cornwall Council covers the period up until 2026 and was 
undertaken in order to inform the preparation of the Local Development 
Framework and the allocation of land for employment uses in Cornwall. 
It provides analysis of some of the key employment land issues across 
Cornwall prior to specific planning or economic development being 
developed.  
 
The document has outlined that whilst there is an in principle oversupply 
of employment land in the St Austell Travel to Work Area, which includes 
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Bodmin, Newquay, Liskeard areas also, it suggests that this conclusion 
should be treated with some caution as these quantitative considerations 
only and have not tested either qualitative or deliverability 
considerations.  
 
In addition the document outlines that vacancy levels are low for both 
office and industrial space and there is strong evidence of latent demand 
for modern workspace and serviced plots.   
 
A more detailed summary of the document is contained within the 
Sequential Test report. 

St Austell China Clay – Tipping and Restoration Strategy - Feb 
2000 

This document provides guidance for tipping and restoration in the St 
Austell China Clay area.  Paragraph 4.1 advises that the restoration 
strategy for the China Clay Area seeks to re-integrate despoiled land into 
the landscape and land use patterns of the area, thus reducing the 
environmental impact of the industry on the local settlements.  Due to 
the extent and nature of the works it is not possible to return the land to 
its original form.  Therefore an ideal approach to restoration should be to 
build upon the historic and natural assets of the area and its 
surroundings, aiming to create a new and attractive landscape of hills, 
valleys, lakes, woods and health land with a significantly increased level 
of public access.  

Localism Act 2012 
The Localism Act received the Royal Assent on 15 November 2011 and 
the majority of the provisions in the Localism Act were brought into 
effect by a Commencement Order in January 2012. 

 
This includes an amendment to Section 70 of the Town and Country 
Planning Act 1990 (determination of applications for planning 
permission: general considerations) which introduced ‘any local finance 
considerations, so far as material to the application’ as a material 
consideration. 

 
In this case the eligibility of the project for a time critical funding 
Programme, ie ERDF, is therefore material. 
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Wainhomes Appeal APP/DO840/A/10/2130022 
The relevance of Convergence Funding eligibility is referred to in the 
following comments in the above Appeal decision issued on 31 October 
2011 regarding a mixed used development on the northern edge of St 
Austell. 
 
Para 22 - On the issue of employment, the Secretary of State agrees 
that the provision of serviced employment land as part of a mixed use 
development is unquestionably a significant benefit of the proposal 
(IR10.59). 
  
Para 28 - He also considers that increased choices in the supply of both 
market housing and serviced employment land, and a range of 
improvements to local infrastructure are further benefits of the scheme. 
 
Inspectors Conclusions 
10.35 It is true that the employment element of a scheme permitted 
after completion of the CCS process would be beyond the 2013 end date 
for European Convergence funding. However, even if this appeal is 
allowed, there is no guarantee that European money would be 
forthcoming as there are currently more projects than available funds. 
Moreover, it is likely that much of the employment development would 
take place after the Convergence funding programme has closed, so the 
potential benefit to the appeal scheme as a whole is limited. In addition, 
it is not part of the appellant’s case that Convergence funding is 
essential to the viability of the proposal. In these circumstances only 
limited weight should be given to the potential loss of Convergence 
funding. [5.28, 7.34] 
 
Employment 
10.59 The provision of 9,000 sq m of serviced employment land as part 
of a mixed use development is unquestionably a significant benefit of the 
proposal. 
There is no evidence of an immediate shortfall in the supply of 
employment land, though much of the existing accommodation available 
is in older buildings. With Convergence funding ending in 2013, and the 
programme already over-subscribed, there is little realistic prospect of 
the employment element of the scheme benefiting from such assistance. 
In the absence of any cogent case for the early release of additional 
employment land, the choice of sites to meet longer term needs of the 
area would be more appropriately addressed through the LDF process. 
[5.28, 7.26, 7.34] 
 
10.71 There are clearly some important benefits of the proposal. In 
particular, the early provision of a sizeable number of affordable homes 
would assist in meeting the needs of the large number of local people 
who are unable to compete in the housing market. The increased choices 
in the supply of both market housing and serviced employment land, a 
range of improvements to local infrastructure, and the prospect (albeit 
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limited) of obtaining Convergence funding for the employment 
development, are other factors which count in favour of the 
development. Overall, however, these and other benefits are not 
sufficient, in the absence of a pressing need for the immediate 
development of such a large number of houses, to outweigh the conflict 
with the development plan and the Government’s strong desire that 
decisions about the future strategy for an area should be taken by the 
local community through the LDF process. 

Bickland Industrial Park Appeal APP/D0840/A/12/2172374 
The above Appeal decision is considered material in the consideration of 
this proposal as the principles concerning both ERDF funding and the 
provision of modern employment space in response to market demand 
are discussed. The Appeal was issued on 25 October 2012 for an 
extension to Bickland Industrial Park concerning ‘an industrial building 
(B2 use class) and vehicle parking for W C Rowe (Falmouth) Ltd and12 
bespoke hybrid office/industrial units (B1 use class) together with estate 
roads, landscaping and public footpaths’. 
 
The Appeal was allowed with the Inspector concluding through para 25 
that ‘the contribution I have concluded that the developments would 
make to meeting the needs of business and supporting economic growth 
would not only meet SP Policy objectives but reflect also those of 
supporting an economy fit for the 21st century set out in the National 
Planning Policy Framework (The Framework). The Framework identifies 
three mutually dependant dimensions to sustainable development: 
economic, social and environmental. In this instance I consider the 
environmental harms identified are not sufficient to outweigh the 
significant economic benefits the proposals offer. I conclude on balance 
therefore that the appeal proposal would accord with the SP taken as a 
whole and that the appeal should succeed’. 
 
Through paragraphs 17 – 19 the Inspector commented on the need for 
the units and the relevance of Convergence funding: 
(Para 17) ‘I have seen expressions of interest in the 12 hybrid 
office/industrial units from a number of businesses although there are no 
committed tenants at this stage. However Cornwall and the Isles of 
Scilly have been successful in gaining European (ERDF) Convergence 
Programme funding to support business and employment growth in the 
area. The Employment Space Strategic Assessment (ESSA) and an 
Employment Land Study (ELS) commissioned by Cornwall Council in 
2009 provided the evidence base for the programme, identifying a 
shortfall in the provision of new or up-to-date smaller industrial units in 
the Falmouth and Penryn area, and a need for additional industrial 
employment land in the Falmouth-Helston travel to work area. The 
Falmouth and Penryn Strategic Investment Framework (SIF) 2010 
prepared by the Cornwall Development Company (a company owned by 
Cornwall Council and tasked with facilitating delivery of the ERDF) has 
identified a continuing demand for industrial land and premises, a 
potential for environmental technology related businesses and a need for 
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high quality grow-on space for businesses now located in the Tremough 
Innovation Centre’. 
 
(Para18) ‘The appellant has provided unchallenged evidence supported 
by that of the Economic Development Service (Cornwall Council), that a 
number of the potential sites identified in the ELS are unavailable or 
unsuitable for B1 development. And whilst land is available at Helston, 
this is at some considerable distance from Falmouth and from the 
Cornwall Combined Universities (CUC) site at Tremough which is 
identified in the SIF as an important driver for enterprise and growth’. 
 
(Para 19) ‘I conclude therefore the proposal would provide high quality, 
high environmental standard units that would support the employment 
growth measures already in place in Falmouth-Penryn and meet an 
identified need. As such I consider the developments would accord with 
the objectives of SP Policies 11, 12 and 18 which seek to secure 
economic growth and employment in the area’. 

Policy Conclusions 
Following a review of the policy documents the key considerations 
relevant to this development are 
 

Principle of Development Including Economic Benefits  
Project Delivery and Timing  
Relationship to the Potential West Carclaze/Baal Eco-Community  
Relationship to the Potential A391 Improvements  
Design, Appearance and Sustainability  
Impact on Minerals  
Localism  
Impact on Neighbouring Occupiers  
Ground Contamination and Mining Legacy  
Transport and Accessibility  
Landscape and Visual Impact  
Impact on Cultural Heritage  
Impact on Water Quality  
Impact on the Natural Environment  
BREEAM   

 
An assessment of the planning application against these key 
considerations is set out in the following sections.     
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Key Issues  

Principle of Development  
The NPPF and the Cornwall Structure Plan 2004 both seek to deliver 
sustainable development.  Included in the core planning principles of the 
NPPF is the objective to proactively drive and support sustainable 
economic development to deliver the homes, business and industrial 
units, infrastructure and thriving local places that the country needs 
(paragraph 17).  The Structure Plan seeks to enable economic prosperity 
for the people of Cornwall, ensure everyone has reasonable access to 
services and facilities and also make a positive contribution to the 
environment.    
 
The NPPF defines the role of the planning system as to enable, 
proactively drive and deliver the qualitative and quantitative needs of 
business identified through proportionate evidence based documents 
(paragraphs 160 and 161). To ensure that sufficient land of the right 
type is available in the right places and at the right time to support 
growth and innovation (paragraph 7). 
 
The proportionate evidence base in this case refers to a range of 
documentation which is specified in more detail in the accompanying 
report referred to as the Sequential Approach. 
 
In summary the quantitative and qualitative employment needs for the 
area are identified in such documents as the Restormel Employment 
Land Assessment 2006, the Employment Space Strategic Assessment 
Employment 2007, the St Austell St Austell, St Blazey and Clay Area 
Strategic Investment Framework & Economic Strategy 2008, the 
Cornwall Employment Land Review 2010 and the Employment Sites 
Study 2012 whilst the quantitative and qualitative needs for the project 
are established through the PACEC Report 2012. 
 
These documents are identifying evidence of latent demand for high 
quality office accommodation with identified requirements for small scale 
flexible office workspace and a market gap for serviced plots which allow 
business/ occupiers to design and build there own buildings. 
 
The PACEC Report identifies a particular opportunity for the St. Austell 
area of a potential untapped demand for good quality business space 
whilst outlining that viability is prejudicing deliverability. Nevertheless it 
explains that recent high quality developments of business space in the 
area have been well received by the market. The Report additionally 
identifies a number of key marketing criteria to help ensure that the 
proposal is a success.  
 
The recently approved for material consideration purposes the St Austell, 
St Blazey and China Clay Area Regeneration Plan Guidance for 
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Transformation Development Projects October 2012 additionally fully 
supports the proposed scheme as outlined through paragraph 29 of 
Appendix 1 which seeks a proactive and flexible approach to new 
proposals that deliver the new jobs in response to business and 
employers needs high quality jobs and a range of employment sectors.  
 
The concept and principles of the project are additionally in full 
accordance with the emerging local planning policy contained within the 
pre-submission to the Secretary of State draft of Cornwall Local Plan. In 
particular the spatial strategy to support the provision of better paid 
employment opportunities and to the improve the conditions for 
business and investment contained in policy 2 and the employment 
space provision identified for St. Austell contained in policy PP9 to 
deliver the new jobs, skills and economic growth to existing or new 
businesses and to strengthen local supply chains.  
 
The proposal additionally delivers the spatial strategy in Cornwall’s 
Sustainable Community Strategy 2010-2030, Green Cornwall Strategy 
and the Economic Ambition White Paper 2010 which place a strong 
emphasis on reshaping the economy so that Cornwall becomes a market 
leader in innovative business and low carbon technology. The concept 
behind this proposal is to address this identified demand and to 
stimulate robust economic growth to provide the high skill, high wage 
jobs that it currently lacks.  
 
It is considered initially that existing businesses in the immediate St. 
Austell locality are likely to form the core of demand, initial feasibility 
data suggests there are 4,600 employees in the target environmental 
sectors for the ESAM concept and 331 micro/ small businesses within a 
30 mile catchment area. 
 
Key marketing messages to help facilitate the delivery of a successful 
project to achieve these goals have been identified through the PACEC 
Report and have set the concept for the project as this is what the 
market has identified as the business needs for the area.  
 
Paragraph 24 of the NPPF requires a sequential test to be applied for 
main town centre uses that are not in a centre and not in accordance 
with an up to date Local Plan. Paragraph 26 requires an impact 
assessment regarding town centre vitality and viability as a result of the 
proposal to be undertaken.  
 
Both of these documents have been undertaken and are submitted as 
part of the application. 
 
The Sequential Test Report identifies that the site has been selected due 
to its ability to delivery a project that provides the marketing 
requirements outlined in the PACEC report to help ensure the project is a 
success alongside ensuring it is deliverable with the timescales of ERDF.  
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As outlined in the Employment Land Review 2010 the viability of 
development in the area is key concern in relation to the delivery of the 
high quality employment space that is required. 
 
Delivery of the ESAM concept is reliant on a 75% gap funding 
intervention from ERDF which is time restricted and requires planning 
permission to be in place by Spring 2013 and delivery by the end of 
2015.  
 
All other sites within the area considered to be deliverable in this 
timescale have been assessed as alternatives. Whilst each of these sites 
have their benefits in achieving the marketing criteria outlined in the 
PACEC Report, none of the sites can deliver the quantitative and 
qualitative criteria to the potential of the proposed. It is the only site to 
deliver the ESAM concept effectively in ERDF timescales.  
 
The opportunity of ERDF to help deliver this objectively should be viewed 
as material in light of the Localism Act 2012 and in particular the 
amendment to Section 70 of the Town and Country Planning Act 1990 
regarding local finance considerations. The materiality of ERDF was 
acknowledged in the Wainhomes Appeal referred to earlier in this Report 
through paragraphs 10.35 and 10.59.  
 
The Impact Asessment concludes through paragraphs 6 that the 
proposal is consistent with the adopted and emerging Development Plan 
and the NPPF, and will secure a sustainable pattern of development that 
meets local needs without adverse impact on the Town Centre. 
 
In conclusion this is the only site to deliver the concept of the project 
within the St. Austell area in response to an identified demand. The site 
is acceptable in relation to the sequential assessment to site location and 
with regard to an assessment concerning the impact the project will 
have on the vitality and viability of St. Austell’s town centre.  
The proposal as a result fully accords with the objective contained in 
paragraph 7 of the NPPF for ensuring that sufficient land of the right 
type is available in the right places and at the right time to support 
growth and innovation.  

Project Delivery and Timing 
As set out above Cornwall Council is submitting this planning application 
now because there is a time limited opportunity to secure sufficient 
grant funding to construct the first phase of development and to provide 
the unlocking infrastructure to phase 2.  Delivery of the project is 
therefore dependent on a successful bid for ERDF gap funding through 
the Convergence programme.  
 
The Convergence programme requires planning permission to be in place 
by spring 2013 and all projects to be completed by 2015.  A positive 
response to the funding bid cannot be given until a planning permission 
is in place.  Furthermore as the development will take in the region of 12 
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months to construct there is only a limited amount of time to commence 
works on the site. A timely grant of planning permission for this project 
will assist in the securing of investment into the area which is of a time 
limited nature. 

Relationship to the Potential West Carclaze/Baal Eco-
Community  

The application site is located within the potential area of the West 
Carclaze/Baal Eco-communities site as can be seen within the site area 
of the live hybrid planning application (reference PA11/01390) for the 
West Carclaze/Baal Eco-community.  However, whilst the Technology 
Park complements this wider scheme, the application is proposed on its 
own merits, and should therefore be assessed in this context.  The 
delivery of the Technology Park is not reliant on the delivery of any other 
planning proposal.  No assumption should be made that this application 
is reliant upon this wider scheme nor that the progression of this project 
will mean that the Eco-community will go ahead. Recent announcements 
have indicated that significant progress will not be made with regard to 
the Eco-communities scheme in the short term.   

Relationship to the Potential A391 Improvements  
It is however, important to acknowledge that this proposal has been 
submitted at the same time as the proposed full planning application for  
A391 road improvements which run to the north, to the south and to the 
west of the Technology Park site.  
 
The Technology Park has been designed to ensure that it is compatible 
with the A391 road improvements but additionally it can be undertaken 
with reliance upon them.   
 
Nevertheless as the applications are adjacent to each other and are 
being submitted concurrently by the same applicant the submitted 
Environmental Statement address the impacts of this proposal 
individually and cumulatively with the A391 road improvements. 

Design, Appearance and Sustainability 
Planning policy at all levels is clear that design and visual appearance 
are important considerations.  Local Plan policy 6 sets out key visual 
considerations it seeks to ensure that proposals accord with their 
surroundings, not protrude above prominent ridges and take into 
account its surroundings 
 
The design evolution of the proposal is detailed within the Design and 
Access Statement that accompanies this application. 
 
The proposal at this stage seeks full approval for the ESAM building 
whilst the design of the remainder of buildings proposed as part of the 
scheme will be considered through a subsequent reserved matters stage. 
However for the purposes of assessing impact in the Environmental 
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Statement maximum parameters for buildings in this area have been 
set. 
 
Full approval is additionally sought for associated access roads, parking 
and landscaping with the ESAM building and for the site levelling and the 
provision of unlocking infrastructure for the phase 2 areas of the 
Technology Park.   
 
With regard to the ESAM building, the Design and Access Statement 
outlines that the proposal has responded significantly to the pre 
submission consultations undertaken. 

 
This has resulted in a building which presents an innovative design for 
workshop and industrial space. It will provide high quality 
accommodation appropriate to the operations that could be carried out 
directly in response to the recommendations contained within the PACEC 
Report relating to key marketing requirements. 
 
Externally the proposal responds to the high quality and visible nature 
sought by the PACEC Report. The building consists of single design with 
two wings and a central space to accommodate shared facilities.  
 
The taller northern wing providing for two storey office accommodation 
overlooking the shared internal space with a lower southern wing for 
industrial purposes designed to single storey but double height to allow 
for additional mezzanines if required.  The southern monpitch roofslope 
accommodates solar panels to take advantage of the orientation. 
 
The central longitudinal shared space is exposed and expressed at both 
ends of the building allowing views both in and out with strong rendered 
bookends. These hold and screen the roof edge junction of the two 
monopitches.  
 
The elevational form is designed to reflect four clear components to 
define the use through a pallete of materials of timber, glass and render. 
The application of timber in different ways reflects the different building 
wings. The selection and use of glass reflects the desired transparency 
for the central breakout space with the rendered blockwork enclosing 
and screening the opaque service elements of the building.  
 
Internally the building promotes business contact and networking to 
maximise the opportunities for tenants benefitting from and interacting 
with other. This is done through common shared spaces that are created 
and linked to a central atrium which has visual links through each of the 
floors and along its length to a number of breakout spaces, meeting 
rooms, reception, toilet and showering facilities. 
 
The design also allows a flexible range of business units to be offered to 
the market, fitted out in a contemporary industrial aesthetic but with a 
uniques and distinctive character. Office units on the upper floor north 
side share access form the internal balconies of the atrium with natural 
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daylighting and full services including options for individual broadband 
connections.  These are designed initial as 30 sqm units but these can be 
combined by removing inner dividing walls to create larger units.  The 
ground floor has a similar configuration of workshop units but with more 
robust solid concrete floors, again with natural daylight and the ability to 
combine for larger tenancies.  These have access to the inner atrium and 
each has individual double door access to a service lane on the buildings 
perimeter.  
 
To the south are five large light industrial units, each with separate 
external windows and transparent loading doors. They also have 
rooflights to maximise daylight, solid concrete floors and full services. 
The designs have built in flexibility with the ability to insert offices and 
mezzanine floors in the future. Full service connections are included to 
permit independent servicing of any inserted office space in the future. 
 
The views of the local countryside are taken full advantage of in the 
development.  While this is clearly a workspace it is important to 
reinforce its local distinctivess and its linkages to the development that 
will emerge in future years in the local area from Eden to the proposed 
Eco Communities.  The quality of this building will be critical to attracting 
new businesses that are at the forefront of environmental technologies 
and renewable energy. 
 
The building will be an exemplar of high quality sustainability in 
construction, services and management. It will achieve BREEAM 
excellent and leads the way in incorporating a very high standard of 
environmental and social sustainability practices.   

Impact on Minerals 
The application site is located on land that is currently subject to 
minerals planning permission for the winning and working of China Clay. 
A map of the operation areas associated with the exiting minerals 
permissions in the China Clay area can be seen below at figure 2.   
 
Policy S1 of the Minerals Local Plan states that planning permission will 
not be granted for development which would sterilise important mineral 
deposit, or be incompatible with extraction, associated mineral waste 
disposal or ancillary operation within Minerals Consultation Areas unless 
the following apply: 
 
a) the mineral reserve is recovered before development commences 
b) there is an overriding need for the development and prior extraction,  
or tipping cannot be reasonable undertaken; or 
c) extraction of the mineral or associated development is impracticable. 

 
Policy C7 states that non mineral development will not be permitted 
where it would be incompatible with mineral extraction and associated 
operations. 
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The NPPF clearly acknowledges that minerals are a finite natural 
resource which can only be worked where they are found and that it is 
important to make best use of this resource to secure their long-term 
conservation (NPPF paragraph 142).    
 
The Minerals Local Plan identifies that none of the site is within an area 
assessed as containing potential china clay reserves (MLP 1998 China 
Clay inset map see figure 3).   
 
The site forms part of Imerys non-operational portfolio and active China 
Clay mining has not taken place for some time.  Imerys submitted a 
Review of Mineral Planning Permissions (ROMPs) application for the 
Penhale Operational Area (which contains the application site) in 2009 
reference NR/09/00486/ROMPS.  This submission confirms that there 
has been no mineral extraction from the Penhale Operational Area for 
some considerable time, though in the past the area contained six 
individual pits. It also advises that the area has been undergoing 
progressive landscaping and restoration for several years comprising 
primarily broadleaved woodland planting and heathland / acid grassland 
creation.  The Great Treverbyn Pit has been backfilled partly with sand 
and partly with micaceous residue and is now used as part of the water 
management system.  West Carclaze Pit has also been backfilled with 
micaceous residue, surcharged and is now under progressive restoration.   
No micaceous residue has been disposed of at Great Treverbyn mica 
dam since the late 1990’s and at West Carclaze mica dam since 2007. 

 
In order to robustly ensure that the Eco-community proposal would not 
have a significant adverse impact on minerals resource Cornwall Council 
commissioned SRK consulting to produce an independent report entitled 
‘Independent verification of residual China Clay resources/reserves at 
the West Carclaze and Baal Eco-communities Development’.  This report 
was completed June 2012 and is attached in full to this planning 
statement at appendix 1.  As the application site for this planning 
application is located within part of the same area as the proposed West 
Carclaze and Baal eco-community, this independent report details the 
minerals implications for the land associated with this planning 
submission.   

 
SRK were commissioned to produce this report as they are a consultancy 
offering expertise in a wide range of engineering and scientific disciplines 
who have demonstrated a track record in undertaking independent 
assessments of resources and reserves, project evaluations and audits, 
Mineral Experts Reports, Competent Persons’ Reports, independent 
valuation reports and independent feasibility evaluations to bankable 
standards on behalf of exploration and mining companies and financial 
institutions worldwide. 
 
The report contains detailed information about the various pits and tips 
within the West Carclaze and Baal area.  In summary the report 
concludes: 
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o The geological data that is available suggests that the general quality 
of the remaining in-situ material is low.  

 
o Scoping study analysis inclusive of economic evaluation undertaken 

by Imerys has indicated that the remaining material does not have a 
reasonable prospect for eventual economic extraction and there are 
therefore no Mineral Resources present on the site that could be 
reported in accordance with the PERC Code. 

 
o  The pits now filled with residue do not appear to represent an 

economically viable source of china clay due to the fact that this is of 
much lower quality than the material currently being mined, and is 
required, to meet the product specification required.  

 
o The historical pits now backfilled in the ‘western area’ of the West 

Carclaze and Baal Eco-community site, have effectively sterilised the 
in-situ material beneath them given the prohibitively high cost to 
remove this material in order to access any residual in situ ore.  
Furthermore, the quality of this ore in the ‘western area’ of the West 
Carclaze and Baal Eco-community site is low and would likely not 
meet the feed grade requirements for current product specification, 
with the exception of the Ninestones pits, however, the scoping study 
inclusive of an economic evaluation has demonstrated that it is not 
economically viable to extract this.  

 
o That both the ‘western area’ and Baal area of the proposed West 

Carclaze and Baal Eco-community site does not contain potential ore 
that demonstrates a reasonable prospect for eventual economic 
extraction.  

 
Based on all available evidence it is not considered that the proposed 
development will sterilise important minerals reserves at this 
development site or in the wider West Carclaze and Baal area.  
Furthermore, it is not considered that it is viable to recover further 
resource before development commences at the site or the wider West 
Carclaze/Baal area  because a significant amount of minerals reserve has 
been extracted some years ago, the resource that remains is of poor 
quality and the backfilled areas have effectively sterilised the in-situ 
material beneath them. Overall the quality of resources found means 
that the extraction of the mineral or associated development is 
impracticable as it is not commercially viable in the foreseeable future 
and is therefore unlikely to happen.   

 
The history of china clay mining also means that the soils are classified 
as grade 4 or of non-agricultural significance.  This is not considered to 
represent the best and most versatile agricultural land as referred to in 
the NPPF paragraph 112.  It is considered that its development would 
productively reuse an area of poorer quality land. 
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Figure 2 - China Clay Operational areas 
planning reference 97/00965 

The site 
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The site 

Figure 3 - MLP 1998 China Clay inset 
map 



  

Localism  
The Localism Act is clear that the local community should be engaged in 
the planning and development process.   
 
Section 122 of the Localism Act requires consultation before applying for 
planning permission. It requires that the proposed application must be 
published in a way that it likely to bring the proposed application to the 
attention of a majority of the persons who live at, or otherwise occupy, 
premises in the vicinity of the land and that there is a duty to take 
account of responses to consultation. 

Whilst the Act is in place the secondary legislation to set out how this 
will be enacted has yet to be put in place.  A DCLG consultation which 
closed on the 21st March 2011 set out a starting point for discussion that 
this requirement should only apply to large scale developments identified 
as: 

o residential development which could provide 200 or more new 
residential units, or (where the number of residential units to be 
constructed is not specified) with a site area of 4 hectares or more  

o other developments which would provide 10,000 square metres or 
more of new floorspace, or with a site area of two hectares or 
more.   

The Technology Park application would be subject to this as the 
application is over 2 hectares.   A full breakdown of consultation is 
contained within the Statement of Community Involvement which 
accompanies this planning application. 

The consultation was published in the following ways which is considered 
to bring the application to the attention of a majority of the persons who 
live at, or otherwise occupy, premises in the vicinity of the land 

o A5 postcard invites delivered to 13,000 addresses in the area 
o Email updates and invites sent out. 
o Poster and leaflets were sent to Parish Councils, doctors surgeries, 

community halls and libraries.   
o Letters were sent to landowners. 
o An article was put in the local newsletter the Sky Tips news.   
o Information was put on the Councils website.  
o Press releases, facebook and twitter messages sent out which 

resulted in articles in the local press. 
o Approximately 1850 information leaflets being distributed around 

the community and at consultation events. 
 

The consultation resulted in 179 completed surveys being received and 
just over 860 people being spoken with about the proposals, evidencing 
that people were aware of the consultation. 
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The SCI provide responses to the comments received.  It also outlines 
the key changes that have been made following the consultation.  

It is considered that the consultation that has been undertaken is 
sufficient to comply with this legislation should it be in place.   

Impact on Neighbouring Occupiers 
There are a number of residential properties in the locality and therefore 
the impact of the proposal on these occupiers must be considered.  The 
Environmental Statement that accompanies this application assesses 
matters such as the impacts of noise and vibration, pollution and the 
appearance of the proposals.   
 

In summary none of these reports consider that the proposal would have 
a significant adverse impact on neighbouring occupiers that can not be 
appropriately mitigated against. Particular regard is given to the 
comments outline later in this report concerning the visual effect of the 
proposals on Carluddon Farm and the mitigation measures outlined in 
Chapter 7 of the Environmental Statement.    

Ground Contamination and Mining Legacy 
The land has been previously mined.  Planning policy required that 
development that involves sites where there is actual or potential 
contamination should undertake surveys to determine of contaminants 
are present.  Where contaminants are present appropriate measures 
should be taken to ensure that a safe environment is created (Local Plan 
Policy 39).  Development proposals on unstable land will not be 
permitted unless it can be demonstrated that satisfactory remedial 
action can be undertaken (Local Plan policy 40). 
 
Chapter 11 of the Environmental Statement identifies that a number of 
potential impacts from the development of the site that require further 
investigation due to the history of the site. The Environmental 
Statement recommends that site investigations are undertaken to verify 
the contamination status of the soils; that safe construction practices 
and use of health and safety procedures are implemented through a 
Construction & Environment Management Plan (CEMP); waste soils 
minimised through the CEMP and a Material Management Plan (MMP and 
any waste produced managed through a Site Waste Management Plan 
(SWMP);  and that a geo-chemical assessment of the soil is undertaken 
to determine the risk associated with chemical attack from natural soils 
on foundations of new structures. 
 
The conclusion of this Chapter is that any effects to ground conditions 
can be mitigated appropriately through the implementation of the CEMP 
and SWMP. 
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Transport and Accessibility 
Local Plan Policy 80 identified that developments will only be permitted 
where additional traffic generated can gain access to and be 
accommodated on the road system without undue environmental, 
operational or safety problems. 
 
Chapter 10 of the Environmental Statement comments that potential 
transport impacts from the construction of the Technology Park are not 
expected to be significant. This conclusion is assumed based on the 
maximum volume of Heavy Goods Vehicles accessing the construction 
site would not exceed 20 vehicles per day and that route will be similar 
to those proposed for the construction of the A391 Road Improvement. 
 
Following the completion of the Technology Park the traffic volumes are 
predicted to reduce in the majority of locations. There is a small 
increase in traffic volumes to the south of the development site 
following the opening of the Technology Park. However, these changes 
in traffic volumes, as well as potential impacts on common issues 
associated with developments, such as driver and pedestrian delays, 
community severance( division that can occur in a community when it 
becomes separated by a traffic), fear and intimidation from traffic and 
accidents, are negligible and within relevant guidelines.  
 
When considered in isolation from the proposed A391 road 
improvement, no adverse impacts have been identified with the 
proposed development and as such no mitigation is required.  

Landscape and Visual Impact 
In relation to the landscape effects of the Technology Park (Phase 1 and 
2) the Environmental Statement outlines that the site is located within 
the Hensbarrow (NCA 17) National Character Area and the St Austell 
and Hensbarrow China Clay Area (LCA 17) regional Landscape Character 
Area. It states that the location of the proposed Technology Park on a 
locally raised area beneath Caerloggas Downs would have an overall 
‘Neutral Effect’ within the context of Hensbarrow (NCA 17) and an 
overall ‘Slight Effect’ on the St Austell and Hensbarrow China Clay Area 
(LCA 17). The developments will introduce built form into an open site 
heavily modified by the previous China Clay workings. However, this 
change in landscape character is not inconsistent with the local context 
considering the elevated location of other commercial buildings at St. 
Austell Enterprise Park near Scredda roundabout.  
 
The Environmental Statement concludes on this point by outlining that 
the potential change in landscape character could be effectively 
mitigated through the introduction of landscape mitigation measures 
that reflect local character and screen the elevations of the proposed 
Phase 1 (ESAM) and Phase 2 buildings within the surrounding 
landscape. Amenity tree, shrub and grassland planting have also been 
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proposed to enhance the landscape design aesthetic of the detailed 
Technology Park Phase 1 application. 
 
Turning to the visual effects of the proposed scheme, constituting the 
visual effects of the proposal on people, the Environmental Statement, 
again through Chapter 7 explains that the most significant visual effects 
of the Technology Park proposals would generally be experienced by 
residential properties located at Carluddon Farm to the south of Phase 2 
and directly to the east within the surroundings of the Carluddon mini 
roundabouts.  The impact is stated as a ‘Moderate Effect’ and further 
tree planting has been proposed to the south of Phase 2 development to 
reduce the visual effects on Carluddon Farm. 
 
The proposed development is considered to have an overall ‘Moderate 
Effect’ within the local context on the existing A391 to immediate north 
of the Phase 1 (ESAM) building, Caerloggas Downs and Knightor Tip 
near the Trebal Refinery.  
 
Within the distant landscape, the proposed Phase 1 (ESAM) and Phase 2 
buildings would potentially be visible on the Carluddon skyline from 
Helman Tor within the AGLV to the north west and from Towan Road 
within Cornwall AONB to the south west. These views would, however, 
be restricted to glimpse views of the building rooflines in fine weather 
conditions or at night when lighting in the main car park may be visible 
on the higher ground. These distant glimpse views would, however, be 
appreciated in the wider context of St. Austell, Scredda or Penwithick 
that already contains a degree of built development. A number of 
Landscape mitigation measures have been identified to integrate the 
proposed Technology Park (Phase 1 and Phase 2) into the surrounding 
landscape and to provide visual screening to the proposed Phase 1 
(ESAM) and Phase 2 buildings when viewed from the north and east of 
the study area. 
 
The conclusion to Chapter 7 outlines that the Technology Park (Phase 1) 
is considered to be acceptable in landscape and visual terms, provided 
the landscape mitigation measures are fully implemented. The 
Technology Park (Phase 2) development would be acceptable provided 
future detailed planning applications are brought forward in accordance 
with Carluddon Technology Park Design Codes document. 

Impact on Cultural Heritage 
Chapter 14 examines the known archaeological remains and built 
heritage items in the development area and considers the potential for 
the existence of previously unrecorded archaeological items. 
   
A total of six direct impacts on previously recorded archaeology of low 
value have been identified from the construction of the proposed 
development. The nature of the proposed development will mean that it 
is not possible to preserve any of the assets.  
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To appropriately mitigate the removal of these assets they will be 
recorded prior to construction and any structures or remains that 
survive will also be recorded. 

Impact on Water Quality 
Chapter 12 of the ES suggests that appropriate measures to prevent 
water pollution and flooding will be required during construction work of 
the Technology Park and will be detailed in a Construction 
Environmental Management Plan and Pollution Prevention Plan. These 
measures include developing a drainage system to prevent flooding and 
silt-laden runoff from entering surface water drains without treatment 
(e.g. earth bunds, silt fences, straw bales, settlement ponds or 
proprietary treatment) and storing fuel and other potentially polluting 
chemicals in a secure and bunded storage area. With appropriate 
mitigation, the risk to all surface water features from silt laden runoff 
and chemical spillages during construction are low and no temporary 
adverse impacts are predicted. Flood risks in construction would be 
reduced to a negligible impact. 
 
During operation, water runoff will be reduced at its source through the 
construction of a biomass store and via permeable pavements and 
storage tanks for hard surface areas. The risk from urban pollution is 
low and these systems should provide adequate treatment prior to 
surface water being discharged. As a result, no impact is predicted. 
 
The proposed development will minimise its water usage by having a 
meter installed, rainwater harvesting, and flow restrictors on internal 
outlets, provided as part of plans to meet an excellent BREEAM rating. 
Therefore no impact on local water supplies is predicted. 
Wastewater flows from the site will be discharged via a separate system 
to a nearby sewer. The existing sewer has the capacity to receive 
additional flows and as a result no impact is predicted. 

Impact on the Natural Environment  
Local Plan policy 19 identifies that development that would have an 
adverse effect on species protected by law or their habitats will not be 
granted permission unless appropriate mitigation can be achieved.  Local 
Plan policy 18 seeks to protect biodiversity in the wider landscape that 
are associated with key features in the countryside. 

 
The impacts on biodiversity are considered within Chapter 13 of the ES.   
For each receptor the likely impacts arising from the construction and 
operational phases of the development have been assessed and 
mitigation measure identified to offset the identified impacts.   
 
Ecological receptors located within, or in the vicinity of, the proposal that 
could be potentially affected include the St Austell Clay Pits Special 
Areas of Conservation (SAC), located within 15m of the proposed 
Development, Mid Cornwall Moors SAC, approximately 1.2km to the 
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north, Carbis Moor County Wildlife Sites (CWS), within 200m, and the 
Treskilling Downs, Trethurgy & Garkar Valley CWSs, located within 
1.1km of the proposed Development. In addition, there are nine habitat 
types, two plant species, (the Western rustwort and Bluebell), reptiles, 
birds and mammals, including bats, dormouse and badger.  
 
Fields surveys and assessments of ecological impacts have occurred 
throughout the design and assessment phase and as a result, potentially 
significant adverse impacts have been avoided. Where impacts cannot 
be avoided, mitigation measures to reduce impacts are proposed to be 
implemented. 
 
Mitigation measures that will be implemented include restricting 
stockpiling of non-waste materials to specific sites and no stockpiling of 
waste materials on site. Other pollution prevention measures, such as 
reducing dust generation, will be detailed in a Construction 
Environmental Management Plan (CEMP). During operation, disturbance 
or damage to vegetation during maintenance works will be avoided.  
 
Following mitigation, construction will have a slight adverse impact on 
the St Austell Clay Pits SAC and a neutral to slight adverse effect on the 
Carbis Moor CWS. The Western Rustwort will experience a slight 
beneficial impact through relocation to a refuge as part of a wider 
conservation strategy, although temporary risks from pollutants like dust 
could have a slight adverse effect. Habitats will experience a neutral to 
slight beneficial impact, bats will experience a slightly adverse impact 
and reptiles a neutral to slightly adverse impact.  
 
During operation, there will be a slight adverse impact on the St Austell 
Clay Pits SAC as a result of increased nitrogen being deposited and a 
neutral to slight adverse impact on the Carbis Moor CWS, Treskilling 
CWS and Trethurgy & Garkar Valley CWS, however there is the potential 
to reduce deposition by choice of biomass plant and fuel type resulting in 
lower emissions. 
 
The operation of the proposed development will have a slightly beneficial 
impact on the Western Rustwort as colonies at risk will be transferred tor 
refuge areas. Habitats, reptiles, birds, bats, badgers and dormouse will 
experience neutral to slight adverse impacts. A lighting plan including 
measures to be sympathetic to bat ecology whilst also meeting security 
and access requirements is proposed to resolve any significant impact on 
bats.  
 
Overall, it is considered that the proposed development will have a slight 
adverse effect on ecological receptors and wherever possible appropriate 
mitigation measures have been implemented to ensure compliance with 
the aforementioned Local Plan policies paragraph 109 of the NPPF to 
minimise impacts on biodiversity and providing net gains wherever 
possible and paragraph 125 regarding the impact of lighting on 
biodiversity.  
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BREEAM 
The proposed ESAM project will be delivered to BREEAM excellent 
standards being a requirement of the ERDF funding for the project.   

Conclusion and Mitigation  
The proposal will address an identified demand for a business park 
focusing on low carbon and sustainable technology activities to 
stimulate robust economic growth to provide the high skill, high wage 
jobs in the St. Austell area. 
 
The proposal will meet the policy objectives contained in the NPPF to 
‘delivery the development needs of business and support an economy fit 
for the 21st Century’ (paragraph 20) and to ‘plan positively for the 
location, promotion and expansion of clusters or networks of knowledge 
driven, creative or high technology industries’ (paragraph 21). 
 
It will act as a catalyst for regenerative growth in St. Austell, 
‘supporting ‘the provision of better paid full-time employment 
opportunities’ (Draft Cornwall Local Plan) and ‘facilitating business 
transformation leading to high productivity’ (Cornwall Council’s 
Economic Ambition White Paper 2010). 
 
Delivery of the ESAM concept is reliant on a 75% gap funding 
intervention from ERDF (Cabinet report 9 May 2012). ERDF funding is 
time restricted and requires planning permission to be in place by 
Spring 2013 and delivery by the end of 2015.  
 
All other sites within the area considered to be deliverable in this 
timescale have been assessed as alternatives. Whilst each of these sites 
have their benefits in achieving the marketing criteria outlined in the 
PACEC ESAM Feasibility Project Stage 2 Final Report, none of the sites 
can deliver the quantitative and qualitative criteria to the potential of 
the proposed.  
 
It is the only site to deliver the ESAM concept effectively in ERDF 
timescales. The release of this site for the development as proposed fits 
directly with the objective contained in paragraph 7 of the NPPF of 
‘ensuring that sufficient land of the right type is available in the right 
places and at the right time to support growth and innovation’. 

 
To assist the LPA with its considerations a list of heading for appropriate 
conditions is attached as Appendix 1. 
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Appendix 1 Draft Conditions 
 
It is key that all conditions are proportionate to the development that 
will commence and phasing is allowed in delivery.  
 

1. Timescales – the applicant would seek an extension of time from the 
standard 5 years to 10 years.   

 
2. Approved drawings 

 
3. Materials for external finishes  

 
4. Reserved Matters for submission of details for phase 2 to be 

submitted within 10 years and in accordance with parameter plans 
 

5. Details of scale, generating output and type of biomass boiler to be 
submitted before construction 

 
6. Phased landscaping plans proportionate to development as it comes 

forward 
 

7. Construction Environment Management Plan, Pollution Prevention 
Plan, Site Waste Management Plan and Material Management Plan.  

 
8. Surface Water Management Plan 

 
9. Travel Plan 

 
10.Site investigations 

 
11.Recording of heritage assets 

 
12.Lighting Strategy 

 
13.Implementation of ecology mitigation measures 

 
14.Outdoor storage 

 
15.Hours of operation 

 
16.Noise 

 
 

 

 


