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A Introduction

The Local Development Framework

The North Cornwall Local Development Framework (LDF) embodies a new approach to
planning for future land use and new development throughout the District. The Local
Development Framework consists of a folder of complementing documents that will
collectively guide development and land use in North Cornwall. The Local Development
Framework will over a period of time replace the North Cornwall District Plan (1999) in
accordance with the requirement under the Planning and Compulsory Purchase Act 2004.

The Development Plan Documents (DPDs) contained within the Local Development
Framework include:

Core Strategy DPD
Site Specific Allocations and Policies DPD
Generic Development Management Policies DPD

The Core Strategy establishes the context for future growth and development within the
district and sets the framework for all other DPDs. The Generic Development Management
Policies DPD contains policies which set out criteria against which planning applications
will be assessed, designed to help achieve the spatial vision and objectives as set out in
the Core Strategy. The procedure and process of preparing local development documents
as part of the Local Development Framework are laid down in national Planning Policy
Statement 12 – Local Development Frameworks (DCLG, 2004).

Consultation

This document sets out the Council’s preferred option for its Generic Development
Management Policies DPD. Stakeholder and community involvement is a fundamental
requirement for the new planning system under the Planning and Compulsory Purchase
Act 2004, and details of how community and stakeholders will be involved in the preparation
of each of the Local Development Documents are set out in a separate document – the
Statement of Community Involvement (NCDC, 2006) .(i) This preferred options document
follows a widespread consultation carried out by the Council with statutory bodies, local
organisations and groups and individual citizens on the issues which the initial LDF should
address and the opportunities for dealing with them. The Council produced the North
Cornwall Local Development Framework Issues and Options Report in 2003, covering all
three Local Development Documents, which was followed by a two month consultation
period. A report on the results of the consultation (Report on the Consultation on the Issues
and Options Report: Key Results and Implications for the LDF) was published in 2004.
The comments relating to the Generic Development Management Policies DPD are taken
into account in the preparation of this preferred options document.

i All North Cornwall District Council publications can be viewed on the Council’s website: www.ncdc.gov.uk. They can also be
viewed at our Bodmin office and other Council offices.
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Context

This document is informed by and takes account of the national and regional land use
policy frameworks. The national land use policy framework is mainly provided by a number
of Planning Policy Guidance notes (PPGs) and themore recent Planning Policy Statements
(PPSs). The regional framework is provided by the Regional Spatial Strategy (RSS). The
policies in this generic Development Management DPD do not repeat the contents of
national or regional Policy Guidance and Policy Statements, in accordance with procedural
guidance in Planning Policy Statement 12, but instead reflect the local circumstances and
add locally relevant detail to national policy.

This Development Plan Document (DPD) is also guided by the North Cornwall Core
Strategy DPD, the first DPD to be prepared, which sets out the long term spatial vision for
the district and the strategic policies and objectives to deliver that vision.

Local Development Frameworks must adopt a spatial approach to land use planning,
which means bringing together and integrating all other relevant strategies, policies and
programmes for the area when preparing DPDs. This Generic Development Management
Policies DPD therefore also takes account of other appropriate strategies and programmes,
outside the traditional land use planning context, that may affect decisions on planning
applications in the district.

Sustainability Appraisal

To ensure that local DPDs will contribute to and facilitate sustainable development that
safeguards a better quality of life for everyone, now and in the future, each document is
subjected to a sustainability appraisal, which incorporates a strategic environmental
assessment (in accordance with the EU directive on strategic environmental appraisal).
The sustainability appraisal evaluates the social, environmental and economic effects of
the strategies and policies in the document. Wherever necessary, changes are made as
a result of the outcomes of the appraisal. The sustainability appraisal of this Generic
Development Management Policies document is produced as a separate text, and should
be read in conjunction with this document.

How to get involved

At this stage we would welcome your comments on this preferred options document, to
ensure that all relevant options have been examined and to learn your views on the policies
in this document and any issues that have not been addressed by this document.

Please note that site specific allocations are not dealt with in the Generic Development
Management Policies DPD and are therefore not included in this document.
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Any comments should be sent, using the response form supplied with this document, to:

Forward Planning
Community Services
3/5 Barn Lane
Bodmin
PL31 1LZ

Next steps

All comments received within the 6 week consultation period will be considered and a
report detailing any proposed changes based on the received comments will be produced.
Whilst every endeavour will be made to take all views expressed into account, choices
will have to be made about the contents of the document in general and the policies in
particular. The report on the preferred options consultation will explain these choices.

The amended Generic Development Management Policies DPD will then be submitted to
the Secretary of State. Publicity will be given to this submission document in accordance
with the Council’s adopted Statement of Community Involvement. At this stage there will
be an opportunity to make formal representations about the soundness of the document
to the independent Inspector at the independent examination. Following the independent
examination the Inspector will produce a binding report.

How to use this document

Whereas this DPD will be used to assess planning applications, it should not be used in
isolation from other documents in the LDF and national and regional planning policy, as
set out in the Planning Policy Guides, Planning Policy Statements and the Regional Spatial
Strategy. This document must be read in conjunction with the policies in the Core Strategy,
which guide the development management policies and are referred to in this document.
The Site Specific Allocations and Policies document should also be referred to when
proposals for development are being considered on or near allocated areas of land.
Wherever possible reference has been made to the relevant national planning policy
documents, to which policies in this document provide additional detail.

The development management policies themselves are inter-related and should not be
read in isolation from one another; the Generic Development Management Policies DPD
should be read as a whole. Development proposals are likely to be affected by several
policies, each addressing different aspects of development and all proposals for
development will be considered in relation to any relevant policies in this document. In
some cases the impacts of different policies will conflict with each other and decision
making will be based on a careful weighing up of the effects of all policy impacts.

The policies are shown in text boxes, indicated Policy to distinguish them from the
accompanying reasoned justification of the preferred policy approach. Each policy is
followed by a brief outline of the rejected policy approach, shown as Rejected Options.
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The Proposals Maps covers the whole of the district and illustrate the policies in this
document where they relate to specific areas of land within the district. In addition to the
Proposals Map there are larger scale Inset Maps, one for each town and major village,
illustrating the policies affecting the particular settlement. These will be set out in the Site
Specific Allocations and Policies DPD.

4
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B The development management policies

0.1 The development management policies in this document are grouped under the
following sections:

1. Environment
2. Renewable Energy, Efficient Use of Resources and Green Travel
3. Housing
4. Employment Land
5. Services and Facilities

0.2 This sequence does not imply a hierarchy of importance, but instead arranges the
policies from more general spatial policies, applicable to a wide range of proposals, to
policies specifically related to proposals for particular land uses.

B.1 Environment

1.1 The development control policies relating to the environment are reflective of and
provide further detail to the Strategic Objectives for the environment as set out in the Core
Strategy.

Landscape, biodiversity, geo-diversity and archaeology

1.2 The environment of North Cornwall is an important attribute to the district which
contributes greatly to its economy and every effort should be made to ensure that new
development preserves or enhances this key asset.

1.3 Policies relating to landscape, biodiversity, geo-diversity and archaeology have been
developed to accord with Policy CS 1 of the Core Strategy and to achieve the following
objectives:

Objectives

To protect and enhance landscape, including biodiversity, geology and the historic
environment, which form an intrinsic part of the landscape
To introduce landscape character areas, to help inform and underpin planning
decisions.

1.4 Although biodiversity, geology and historic features form inherent elements of the
landscape, it is considered necessary to include separate policies on landscape, biodiversity
and geology and the historic environment in this document to ensure that all elements are
adequately addressed in the policies and to provide the utmost clarity.
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Landscape

1.5 A county–wide Landscape Character Assessment was undertaken during 2005 which
identifies the landscape characteristics, including its biodiversity and historic features, in
any location in the county. The resulting Landscape Character Areas and more detailed
Landscape Description Units identify key characteristics of the landscape and landscape
sensitivity and will be used to inform planning decisions regarding the impact of
development on the character of the landscape. The Landscape Character Areas are
shown on the Proposals Map. The Landscape Description Units (LDUs) will be shown as
part of a county wide Supplementary Planning Document

1.6 1.6 The landscape characterisation approach is supported in Planning Policy
Statement 7 - Sustainable Development in Rural Areas (ODPM, 2005) and in the draft
Regional Spatial Strategy (RSS).

Information Box

What is landscape character

Landscape character results from a particular pattern of elements, formed over time,
which makes one area different from another. Elements in the landscape include
hedgerows, trees, other vegetation, ponds, roads, settlements etc. whilst view corridors
provide important public open views within and of the landscape. Landscape elements
also include green corridors into settlements which form an inherent part of the
landscape and the setting of settlements

What is landscape characterisation

Landscape characterisation is a tool that enables the recognition of the character,
sensitivity and the quality of the landscape and is therefore an important instrument
for achieving sustainable development in the landscape. Landscape characterisation
recognises the value of the landscape in previously un-designated as well as in
designated areas and provides information on the characteristic elements within each
landscape area that give each landscape its individuality. Landscape characterisation
therefore provides better information and enables better protection of the landscape
in all areas.

1.7 Seascape, which is defined as the area in which landscape character is a composite
of maritime and terrestrial elements where they meet at the coast, is included in Policy 1
below as the terrestrial planning system extends down to the Mean Low Water mark, thus
comprising an important part of the seascape that is not normally comprised within
‘landscape’.
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1.8 Planning Policy Statement 7 (PPS7) gives great weight to the protection of nationally
designated Areas of Outstanding Natural Beauty (AONB) and confirms that these areas
have the highest status of protection in relation to landscape and scenic beauty. North
Cornwall comprises a large part of the Cornwall AONB, including much of the North
Cornwall coast, Bodmin Moor, the Camel estuary and part of the Tamar and Tavy river
systems. Development proposals in the AONB should have regard to the Cornwall AONB
Management Plan. The importance and protection of AONBs in the district is reflected in
Policy 1 below.

1.9 The Council may require an assessment of the impact on the landscape of a
development proposal to be submitted with the application at a level of detail reflective of
the sensitivity of the landscape and the scale of the proposal whilst within AONBs outline
planning applications are not normally acceptable.

1.10 Development proposals will be assessed against Policy DM 1 below, as well as
against national planning policy regarding landscape as set out in PPS 7. Where a
development proposal is considered by the Council to have an unacceptable impact on
the character of the landscape, the proposal will be permitted only if it is justified by
overriding social and economic benefits that outweigh the harm to the landscape and if it
is shown that adequate and appropriate measures will be provided to mitigate against this
impact, in order to protect and wherever possible enhance landscape character. The
Council may impose planning conditions or require planning obligations to secure timely
delivery of mitigation measures.

Policy DM1 - Landscape

1. Development must be informed by and sympathetic to the character, quality and
sensitivity of the landscape as detailed in the Cornwall Landscape Character
Assessment and shall contribute positively to the protection and enhancement
of the landscape, seascape and green corridors into settlements, including their
historical and ecological qualities. Areas of Outstanding Natural Beauty, which
are shown on the Proposals Map, will be given the highest level of protection.
Development proposals within or near Areas of Outstanding Natural Beauty will
not be permitted where they adversely affect the character of these areas.

2. Development proposals will be permitted where they comply with Policy CS 1
and protect and where appropriate enhance:

a. the character of the landscape, seascape and green corridors into
towns;

b. the setting of and relationship between settlements, individual buildings
and the landscape, including view corridors;

7

Generic Development Management Policies - Preferred options : October 2007



c. important elements of the landscape, including semi-natural habitats,
hedges, trees, vegetation and other natural and historical features that
add to its local distinctiveness; and

d. the topography of the area, including sensitive skylines, hillsides and
geological features.

3. Proposals that would significantly adversely affect the character and quality of
the landscape and landscape elements will only be permitted where there are
overriding reasons of sustainability importance supporting the need for the
development in this location and adequate mitigating measures are provided to
maintain, restore and where appropriate enhance the character, quality and
condition of the landscape.

Rejected options:

1. To have a less restrictive policy - Rejected because a policy that would not require
development proposals to protect and enhance the landscape would be contrary to
national and emerging regional planning policy which requires local planning authorities
to include policies that seek to enhance as well as protect biodiversity, natural habitats,
the historic environment and landscape and townscape character.

2. To retain the local landscape designations, including Areas of Great Landscape Value
and Open Areas of Local Significance. - Rejected because whilst government advice
on local landscape designations states that local landscape designations may only
be retained if it can be clearly shown that criteria-based policies cannot adequately
protect the relevant areas, it is considered that the above landscape policy will provide
the necessary protection of these areas.

3. Not to include seascape in the policy - Rejected because the statutory duty of the
local planning authority extends to the Mean Low Water mark and therefore includes
an important part of the seascape that is not normally included within ‘landscape’.

Biodiversity and geo-diversity

1.11 The diversity of flora, fauna, geology and geomorphology (biodiversity and
geo-diversity) in North Cornwall is wide-ranging and is reflected in the diversity of the
landscape. Planning Policy Statement 9 – Biodiversity and Geological Conservation
(ODPM, 2005) states that planning policy should aim to maintain and enhance biodiversity
and geological conservation interests and should promote opportunities to incorporate
positive measures to achieve biodiversity and geo-diversity enhancement within the design
of development.

1.12 The protection and enhancement of biodiversity and geo-diversity is essential for
the realization of sustainable development. Planning decisions should be informed by and
respect the biodiversity and geo-diversity of the site and the surrounding area, including
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internationally and nationally designated sites of nature conservation and geological value
in North Cornwall, as well as species and habitats identified in the UK and Cornwall
Biodiversity Action Plans (BAP). BAP priority habitats in North Cornwall include Cornish
hedges or hedgerows, coastal habitats, acid grassland, lowland meadows, heathland,
ponds/wetland and woodland. Wildlife and geological sites in the district are recorded at
the Environmental Records Centre for Cornwall and the Isles of Scilly. All habitats and
species on the UK BAP list that are present in Cornwall are detailed in the Cornwall BAP(ii)

1.13 North Cornwall has the following nature conservation and geological conservation
designations, which are shown on the Proposals Map:

International statutory designations: Special Areas of Conservation
National statutory designations: Sites of Special Scientific Interest
Local designations: County Wildlife Sites (formerly CNTC sites), County Geological
Sites (formerly RIGS sites) and Local Nature Reserves.
Further designations may be made in the future.

1.14 Biodiversity interests of a site are not usually confined to the site itself as it may be
valuable as a feature or stepping stone within a ‘wildlife corridor’, enabling species to
migrate from one site to another. Whilst individual sites may be too small to support a
large range of wildlife species, together sites can form a network necessary to ensure the
maintenance of the diversity of species and ensure the survival of individual wildlife species.

1.15 Development proposals should be accompanied by sufficient information on habitat,
wildlife potential and geological features to enable an assessment to be made of the
biodiversity and geological interest within the site and the impact of the development on
these interests, within the site and its surrounding area. Further information on the
requirements and methods of surveys will be explained in the forthcoming Cornwall
Biodiversity and Geological Conservation Good Practice Guide (Cornwall Wildlife Trust).
Opportunities for biodiversity enhancement should be informed by the Landscape Character
Assessment where appropriate. The recently published SouthWest Nature Map (SWRBP,
2006) identifies the areas in the region where conservation, creation and connection of
wildlife habitats would gain maximum ecological benefits. Wildlife habitat conservation
and mitigation in or near these Strategic Nature Areas should take account of the
information provided by the South West Nature Map .(iii)

1.16 Where the Council considers that a proposal may adversely affect biodiversity on
the site or within the building, it will require appropriate ecological surveys, including bat
and barn owl surveys, to be submitted with the application.

1.17 Planning applications will be considered against the following policy, in addition to
national planning policy regarding biodiversity and geological conservation as set out in
Planning Policy Statement 9 (ODPM, 2005).

ii
iii

Cornwall Biodiversity Volume 3: Action Plans 2004 Cornwall Biodiversity Initiative,
 www.swenvo.org.uk South West Regional Biodiversity Partnership, (2006), Nature Map
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1.18 Development proposals that will have a significantly adverse impact on the
biodiversity or geodiversity of the site or the area, will be assessed against PPS 9. The
Council may impose planning conditions or require planning obligations to secure timely
delivery of mitigation measures.

Policy DM2 – Biodiversity and geodiversity

1. Development proposals must ensure that species and habitats identified in the
UK and Cornwall Biodiversity Action Plans will be protected and wherever possible
enhanced and restored. Nationally and internationally designated sites including
Sites of Special Scientific Interest and Special Areas of Conservation, as shown
on the Proposals Map, will be given the highest level of protection. County Wildlife
Sites, County Geological Sites and Local Nature Reserves are designated for
their local biodiversity and geodiversity importance and are defined on the
Proposals Map.

2. Development proposals will be permitted where they protect and wherever possible
enhance and restore:

a. the biodiversity and geodiversity within the site and the surrounding
area, both during and after the construction phase; and

b. the existing network of natural and semi-natural habitats (wildlife
corridors) and avoid fragmentation and isolation of habitats.

Rejected option:

1. None considered as the policy accords with national guidance and the emerging
Regional Spatial Strategy.

Archaeology and historic resources

1.19 Archaeological remains and the archaeological landscape are the cumulative result
of human activity over thousands of years. Together they form a finite, non-renewable
resource that should be protected and, wherever possible and appropriate, enhanced.

1.20 Planning Policy Guidance 16 – Archaeology and Planning establishes the principles
for protecting the archaeological environment remains as part of the archaeological
landscape in planning decisions. Nationally important archaeological remains, including
Scheduled Ancient Monuments, receive the highest level of protection and a presumption
in favour of physically preserving them is established. The importance of preserving other
archaeological remains will be assessed against the importance of other sustainability
benefits (in terms of social, environmental and economic gains) arising from the proposal.
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1.21 The RSS states that preservation and enhancement of historic asset should be
founded on characterisation, which includes an identification and assessment of the historic
assets and their contribution to local character and sensitivity to change. A county–wide
historic landscape assessment together with the Landscape Character Assessment (see
Policy DM 1) will provide the necessary evidence base for opportunities for preservation
and enhancement of archaeological remains.

1.22 A record of the archaeological sites and monuments in North Cornwall is maintained
in the Cornwall and Isles of Scilly Sites and Monument Record. This record is continually
updated and it is likely that more sites will be added during the lifetime of this DPD. As
remains may be discovered at any time, on-going investigation and recording is important.

1.23 The Cornwall Industrial Settlements Initiative has produced an analysis of three
historically important industrial settlements in North Cornwall: Treknow, Delabole and St
Breward. The outcome of the analysis should inform planning decisions in these
settlements.

1.24 Development proposals that in the opinion of the Council may affect archaeological
remains will be assessed against national planning policy as set out in Planning Policy
Guidance 16 (PPG 16) – Archaeology and Planning, and in particular paragraphs 27 and
28.

1.25 Planning proposals for all locations where evidence suggests that significant remains
may exist on the site, the extent and importance of which are unknown, will be required
to be accompanied by an archaeological evaluation of the site. The proposal should take
into account the findings of the evaluation where appropriate.

1.26 North Cornwall has the following archaeological designations

international designation: World Heritage Site
national designations : Scheduled Ancient Monuments, Historic Parks and Gardens,
Historic Battlefields
local designation: Historic Settlements

1.27 All designations, apart from the scheduled ancient monuments, are shown on the
Proposals Map. A record of all scheduled ancient monuments in the district is held by
English Heritage and by this Council.

Rejected option:

1. To maintain a policy that deals specifically with archaeology. - Rejected because it is
considered that PPG16 provides the necessary policy framework and detail to enable
appropriate planning decisions regarding archaeology and archaeological remains.
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Listed Buildings and Conservation Areas

1.28 Listed buildings and conservation areas form an important part of our cultural
heritage and are a significant component of North Cornwall’s identity. The district is
particularly well endowed with a rich cultural heritage, including more than 3000 listed
buildings and 29 designated conservation areas, which contribute substantially to the
attraction of North Cornwall as a place to live, work and visit. Conservation and
enhancement of listed buildings and conservation areas, including their settings, contributes
to the sustainability of the district in economic, social and environmental terms and forms
an important component of sustainable development.

1.29 Planning Policy Guidance 15 (PPG 15) – Planning and the Historic Environment
(DoE, 1994) gives guidance on the preservation of listed buildings and the conservation
and enhancement of conservation areas. Planning applications concerning listed buildings
and conservation areas, including their respective settings, as well as proposals for
demolition or partial demolition of a listed building or a building in the conservation area,
will be assessed against national planning policy as set out in PPG 15. Listed buildings
are moreover protected by Law. Protection of listed buildings includes the protection of
their curtilage and curtilage buildings, as well as their setting.

1.30 Conservation area appraisals are currently being completed for each of the North
Cornwall conservation areas to identify their character and historic features and will be
used to inform planning decisions regarding the impact of development on conservation
areas. North Cornwall’s conservation areas are represented on the Proposals Map and a
record of all listed buildings in the district is held by English Heritage and by this Council.

Rejected option:

1. To maintain a policy that deals specifically with Listed Buildings and Conservation
Areas. - Rejected because it is considered that PPG15 provides the necessary policy
framework and detail to enable appropriate planning decisions regarding Listed
Buildings and Conservation Area.

Flood risk

1.31 The policy relating to flood risk has been developed to accord with Policy CS 1 of
the Core Strategy and to achieve the following objectives:

Objectives

To minimise and manage flood risk within the district.
To avoid locating flood-sensitive development in areas of known flood risk.
To promote the use of sustainable drainage systems.
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1.32 Flooding is a natural process that can happen at any time in a wide variety of
locations. However, the risk of flooding differs greatly dependent on the area and it is
possible to predict the level of flood risk for each area.

1.33 The Environment Agency produces regularly updated flood zone maps, showing
areas at different degrees of flood risk.

Probability of floodingFlood Zone

Less than 1 in 1000 annual probability of
river or sea flooding (<0.1%)

Zone 1 - low flood risk

Between 1 in 100 and 1 in 1000 annual
probability of river flooding (1% - 0.1%)
Between 1 in 200 and 1 in 1000 annual
probability of sea flooding (0.5% - 0.1%)

Zone 2 - medium flood risk

Greater than 1 in 100 annual probability of
river flooding (>1%)
Greater than 1 in 200 annual probability of
sea flooding (>0.5%)

Zone 3 - high flood risk

1 in 20 or greater annual probability of
flooding (>0.5%) or area designed to flood

Zone 3b - Functional flood plain (where
water has to flow or be stored at times of
flood) in an extreme flood (1 in 1000 annual

probability)

Table B.1 Flood Risk Classification

1.34 The Council aims to direct development into flood zone 1 as confirmed in Policy
CS 1 which seeks to site development in low flood risk locations, whilst taking into account
wider sustainability benefits to the community arising from proposals (such as the benefits
of urban regeneration). Flood zones 2 and 3 (including 3a and 3b) are shown on the
Proposals Map.All the land outside these zones is classified as zone 1. More information
on the definitions, extents and policy aims for the different flood zones is provided in the
Strategic Flood Risk Assessment.

1.35 The Council has undertaken a Strategic Flood Risk Assessment, based on the
requirements of Planning Policy Statement 25 – Development and Flood Risk (DCLG,
2006), which enables a risk-based approach to the preparation of development documents
in respect of possible flooding. Planning Policy Statement 25 provides that Local Planning
Authorities should apply a precautionary approach to flood risk, using a risk–based
sequential approach to avoid flood risk where possible and to manage flood risk elsewhere.

1.36 Planning applications will be considered against the following policy, in addition to
national planning policy regarding development and flood risk (PPS25) and the
considerations set out in the Strategic Flood Risk Assessment. Development proposals,
including the raising of land, in areas of medium to high risk of flooding (zones 2 and 3)

13

Generic Development Management Policies - Preferred options : October 2007



and proposals of 1 hectare of more in areas of low flood risk (zone 1) are normally required
to be accompanied by a flood risk assessment, showing how flood risk to the development
and to others will be managed.

1.37 The sustainable management of surface water on and around the development site
is essential to the reduction of flood risk to the development and elsewhere. Effective
sustainable disposal of surface water is required for each new development and particular
account must be taken of the Problem Drainage Areas as identified by the Environment
Agency and shown in the Strategic Flood Risk Assessment. Development proposals must
demonstrate how drainage of surface water arising from the development is managed.

Information Box

Sustainable Drainage and SUDS

Development usually reduces the permeability of a site, which reduces the natural
drainage properties of the site. This can increase the risk of flooding of the site itself
and elsewhere. To prevent development from increasing flood risk, sustainable surface
water drainage arrangements are required. The principle of sustainable drainage is
that the amount and rate of water flowing off a site must not change from the situation
before the site was developed.

Sustainable drainage systems (SUDS) encompass a range of sustainable surface
water drainage arrangements, including:

Preventative measures including rainwater recycling and design that enhances
drainage
Infiltration devices, including soakaways
Filter strips and swales: vegetated areas that hold and drain water downhill
Filter drains and porous pavements
Basins and ponds from which controlled discharge can take place.

Policy DM3 – Flood Risk and Sustainable Drainage

1. Development proposals will not be permitted where they:

a. would be at a direct risk from flooding, unless the Council is satisfied
that other available sites at lesser flood risk are less sustainable and
the proposal includes adequate flood protection measures as agreed
with the Council, and/or

b. increase the risk of flooding, either individually or cumulatively, on-site
or elsewhere, as a result of faster surface run-off, impeding flood water
flows, endangering river channel stability or reducing the capacity of
flood water storage areas.
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2. Areas at medium to high risk from flooding as identified by the Environment
Agency (flood zones 2 and 3) are shown on the Proposals Map.

a. In flood zones 2, 3a and 3b development proposals must show that
opportunities to reduce flood risk in the area have been maximised;

b. In flood zone 3a development proposals must show that opportunities for
the restoration of flood flow pathways and flood water storage have been
maximised; and

c. In flood zones 3a and 3b replacement of, and extensions to, existing
development will only be permitted:

where the new development is positioned outside flood
zone 3, unless it is shown conclusively that no reasonable
alternative options are available; and
the development is located on land at the lowest possible
probability of flooding.

3. Development proposals are required to demonstrate that adequate provision for
sustainable surface water drainage is provided as part of the development.

Rejected options:

1. Not to allow any redevelopment of property within flood zones 3a and 3b. - Rejected
as this is considered to be unjust for owners of property within flood zone 3 and the
above policy approach reasonably reflects the policy aims for flood zones 3a and 3b
as set out in PPS25.

2. To have a less restrictive policy. - Rejected because the policy accords with national
guidance and the emerging Regional Spatial Strategy and reflects the strong support
for a policy to minimise and manage flood risk and promote the use of sustainable
drainage systems, as expressed at the Issues and Options stage of the LDF.

Design

1.38 The two polices relating to design have been developed to accord with Policy CS
1 of the Core Strategy and to achieve the following objectives:

Objectives

To ensure that all new development in the district is of high quality design.
To ensure that the design of new development is appropriate for the character of its
surroundings and does improve, wherever possible, the character and quality of the
locality.
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To ensure that in AONBs and conservation areas the highest quality of design is
achieved, in terms of siting, scale, height, massing, materials and landscaping.
To promote design that provides appropriate access, parking, security and adequate
opportunity for on-site waste management and energy efficiency.

1.39 Planning Policy Statement 1 – Delivering Sustainable Development (ODPM, 2004)
seeks as one of its key principles that planning policies promote high quality inclusive
design in the layout of new developments and individual buildings, in terms of function
and impact. It states that design that fails to improve the character and quality of an area,
wherever possible, should not be accepted.

1.40 Good design results in durable, functional, adaptable and visually attractive
development. The design of a development includes a wide range of issues, such as the
siting, scale, density, height, massing and layout of the development, as well as
landscaping, materials, access, security, parking, wastemanagement and energy efficiency.
Design should respect and enhance local distinctiveness, secure safe, accessible and
attractive places and contribute to the sustainability of the district. A clear support for the
importance of design in planning proposals emerged from the consultation undertaken on
the Options and Issues report.

1.41 One of the key elements of the LDF will be the Design Guide Supplementary
Planning Document for North Cornwall. All proposals for new development in the district
should be informed by and take account of this Design Guide. Regard should also be had
to any existing village or parish design statements. The design of development proposals
within or in the setting of an AONB or Conservation Areas will require special consideration
of the design impact of the development on this limited resource.

1.42 Planning applications for new development are required to be accompanied at the
submission stage by a Design and Access Statement. This statement should be in the
form of a short report that explains and justifies the proposal and demonstrates how the
proposal has addressed the need for good design, including the requirement for inclusive
access. The level of detail of the statement should be proportionate to the complexity of
the proposal. Advice on the preparation and use of design and access statements is
available from the Commission of Architecture and the Built Environment (CABE) .(iv). Some
applications are however exempt from the requirement for a design and access statement.
(v).

1.43 A tree survey in accordance with BS5837 (vi)is required to be submitted with all major
planning applications and for other development proposals where the Council considers
that existing trees would be significantly affected. The survey should be accompanied by
a statement that demonstrates how the proposed design takes account of the
recommendations of the tree survey.

iv            CABE, (2006), Design and access statements: how to write, read and use them.
v Circular DCLG 01/2006 (Guidance on changes to the development control system)

h
vi B

Gene
ttp://www.communities.gov.uk/documents/planningandbuilding/pdf/144854

SI, (2005), BS5837 – Trees in Relation to Construction
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1.44 This Council is committed to the reduction, re-use and recovery of waste and the
design policy requires appropriate provision for the separation and storage of waste for
composting and recycling purposes in all new development.

Policy DM4 – Design of New Development: General Design, Amenity,
Landscaping and Waste Facilities

All proposals for new development must be designed to the highest possible standard
and will be permitted if they meet the following criteria, where relevant to the proposal:

a. respect and enhance the character and appearance of the locality and the wider
natural, built and historic environment in terms of siting, scale, density, height,
massing, materials and detailed design features;

b. provide a quality setting for the development, incorporating high quality
landscaping and boundary treatment;

c. retain and, where appropriate, enhance existing important ecological and
landscape features within the site as an integral part of the landscaping of the
site, including semi-natural habitats, hedges, trees, vegetation and other natural
and historical features that add to its local distinctiveness;

d. have particular regard to the traditional building styles, materials, settlement
patterns and impact on views in Areas of Outstanding Natural Beauty and
Conservation Areas;

e. create a safe, healthy and attractive environment for all and have no significant
detrimental impact on the amenities of neighbouring users and residents or on
the wider area;

f. incorporate adequate waste facilities, including recycling, within the development;
g. include sustainable construction and operation techniques, in accordance with

Policy DM 8; and
h. have regard to and seek to adapt the development to the impact of climate change.

Rejected Options:

1. Not to require the retention of important ecological and landscape features in the
policy. - Rejected because the retention of these features as part of the layout of the
site will achieve development which is more sustainable and complies with the
requirements of Planning Policy Statements 7 and 9, to protect and where possible
enhance landscape and biodiversity.

2. Not to require the provision of waste facilities as part of the development. - Rejected
because the provision of waste facilities would encourage and facilitate the reduction,
re-use and recycling of waste, which is in accordance with this Council’s Community
Strategy.
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1.45 The adequate provision for parking is balanced with the aim to reduce the use of
the private car. The policy therefore requires development to comply with maximum parking
standards whilst providing priority access to the site for pedestrians, cyclists and public
transport, as well as for people with mobility difficulties. The maximum parking standards
are set out in Schedule I below and will be kept under review by the Council. A different
approach to maximum car parking standards for dwellings, based on location, size, type
and tenure is currently being considered.

1.46 The consideration of an appropriate access to the site includes the assessment of
the capacity and suitability of the roads, pedestrian and cycle networks leading to the site,
in relation to the volume and character of traffic likely to be generated by the proposal.

1.47 The provision of appropriate open spaces within the development is an essential
ingredient of good design and sustainable development. The proposal must incorporate
sufficient private and public open space, in accordance with the North Cornwall Design
Guide, the ‘Negotiation of Community Benefits through Planning Obligations’ supplementary
planning document and the Council’s open space standards as set out in Schedule II
below and as reviewed by the Council.

1.48 Where major development proposals have the effect of increasing the local resident
population to the extent that there will be an appreciable impact on open space, sport and
recreation facilities, a contribution will be sought for existing or new community facilities.
The contribution will be determined by the Council’s. Open Space, Sport and Recreation
Standards, and will be secured by legal agreement or planning obligation.

Policy DM5 - Design of New Development: Access, Parking, and Open Space

1. Development proposals for new development will be permitted where they meet
the following criteria, where relevant to the proposal:

a. provide appropriate access to and within the site with priority being
given to access for pedestrians, cyclists, public transport and access
for people with mobility difficulties;

b. provide safe and sensitively located vehicular access and parking
facilities, appropriate to its location and having regard to the maximum
parking standards as set out in Schedule I; and

c. provide adequate public and private open spaces in accordance with
the Council’s open space standards as set out in Schedule II.

2. Major development proposals resulting in additional requirements for community
facilities may be required to provide new or improve existing community facilities,
in accordance with the Council’s open space standards and as secured by
planning obligation.
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Rejected Options:

1. Not to require priority access for pedestrians, cyclists and public transport. - Rejected
because the provision of such priority access will encourage the use of more
sustainable modes of transport and potentially reduce the need for private car-use,
in accordance with the national and regional objectives to achieve sustainable
development.

2. Not to utilise maximum parking standards in the policy. - Rejected because, if balanced
with the location of development in sustainable locations and the provision of access
to more sustainable modes of transport, maximum parking standards will encourage
a reduction in private car-use as sought by national and regional planning policy.

Maximum Parking Standards 2006

1 space/14 sqm GFAFood Retail

1 space/25 sqm GFANon Food Retail

1 space/25 sqm GFAD2 including leisure

1 space/35 sqm GFAB1 including offices

1 space/50 sqm GFAB2 employment

1 space/200 sqm GFAB8 Warehousing

1 space/4 staff +
1 space/3 visitors + travel plan requirements

Hospitals

1 space/2 staff +
1 space/15 possible students + travel plan
required

Higher and further education

1 space/2 staff
Other spaces will require further justification

All other Schools

1 space/15 seatsStadia

1 space/5 seatsCinemas/conference/places of worship

1 space/5 sqm public floor spaceCommunity centres

1 space/5 sqm public floor spaceFood and Drink
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Maximum Parking Standards 2006

1 space/unit where highly accessible
2 spaces/unit elsewhere
1.5 spaces/unit not to be exceeded overall
for larger developments
Detailed transport assessment for proposals
≥ 50 units

Housing

1 space/3 unitsStudios/bedsit

1 space/4 unitsSheltered housing

1 space/6 residents +
1 space/2 staff

Old peoples homes

1 space/bedroom allowance made for other
facilities

Hotels

5%minimum of all uses, except C3 (private
dwellings)

Disabled parking spaces

4% minimum of all uses, except C3Cycle provision

2% minimum of all uses, except C3Motorcycle/moped provision

GFA - Gross Floor Area

Table B.2 Schedule I - Maximum parking standards (2006)

Open Space Requirements (2006)

1.49 Private Open Space Requirements

Private rear gardens: minimum area of 50m2, excluding an area of 16m2 to
accommodate permitted development
Flats and maisonette: private sitting out space should be provided, with additional
screened areas for clothes drying, refuse bins and car parking
Sheltered housing: private sitting our space of not less than 10m2 per dwelling should
be provided, in addition to an area of communal open space

1.50 Public Open Space Requirements (vii)

The Council will require contributions to open space provision and maintenance, on
development proposals of 10 or more dwellings.

vii These public open space standards are taken from the LDF Local Provision Standards document (NCDC, 2006), as based on
the NCDC Open Space, Sport and Recreation Study (Atkins, 2006). The Local Provision Standards document explains the
categories and requirements in greater detail.
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Standard in hectares per 1,000
population

Public Space Type

ElsewhereTowns

0.95haOutdoor sports facilities

387 sqmProvision for children and young people

0.36haAmenity green space adjacent to above categories

n/a0.125haAllotments and community greens

1.35haFormal outdoor recreation space (composite standard
comprising 1 or more of the above types of space)

n/aANGSt
Standard 1

accesible 2ha

Natural and semi-natural space

Cemeteries and churchyards

Beaches site within
300m, 1

Country parks and local nature reserves accesible 100ha
site within 5km,
1 accesible
500ha site 2
within 10km

9 sqmSwimming Pools

37 sqmSports Halls

37 sqmVillage Halls and community centres

Table B.3 Schedule II- Open Space Requirements (2006)

Pollution

1.51 All development has the potential to harm the environment through pollution of air,
water or land. This Council’s Community Commitments include the aim to ensure its
residents enjoy a safe, clean and healthy environment. To help achieve this aim, and in
accordance with Planning Policy Statement 23 (PPS 23) – Planning and Pollution Control
(ODPM, 2005), development proposals will be assessed on their impact on the local and
wider environment and its inhabitants. Planning applications will be considered against
national policy as set out in PPS 23 and the Pollution policy below, as well as against
legislation to prevent pollution of the environment that exists outside the planning process,
such as the Pollution Prevention and Control Regulations 2000 and the EU Water
Framework Directive (2000).
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1.52 Development proposals that have the potential to result in pollution of the
environment, directly or indirectly, during the construction phase, the lifetime of the
development or its demolition phase, will not be permitted unless adequate mitigating
measures are in place to prevent unacceptable pollution.

1.53 Conversely, new development has the potential to be unacceptably affected by
existing pollution sources. Development that is sensitive to certain types of pollution (noise,
odour etc) will be encouraged to locate away from areas where such sources are known
to exist.

1.54 This Council monitors the air quality of sites at high risk of air pollution in the district.
Where the air quality persistently falls below the acceptable standard, an Air Quality
Management Area (AQMA) is designated. One such area is currently under consideration
in Bodmin town centre. Development proposals in an AQMA will be considered against
government policy as set out in PPS 23, Annex 1G and will be required to be accompanied
by an air quality assessment of the proposed development. Development proposals outside
the AQMA may require an air quality assessment if they are considered to be likely to
adversely affect the AQMA. Development proposals within the wider Air Quality Action
Plan area will be considered against the Action Plan to ensure that the implementation of
air quality improvement measures will not be prevented. Guidance on air quality and land
use planning, including information on the requirements and methods of assessments, is
currently being prepared by this Council in partnership with the Cornwall College Air Quality
Unit.

1.55 Development proposals on sites where contamination of the ground is known or
suspected will be considered against national policy as set out in PPS 23 Annex 2. A
contaminated land survey, addressing the existing contamination as well as proposed
remediation, will be required to accompany any development proposal. This will allow a
full assessment of the contamination and the existing and potential impact of the proposal
on the human health and safety, the environment and general amenity.

Rejected option:

1. To maintain a policy that deals specifically with pollution, encompassing pollution
resulting from development and development affected by existing pollution sources.
- Rejected because PPS23 provides the necessary detail to safeguard the environment
from pollution arising from development, minimise unavoidable pollution and direct it
to locations where it will not cause unacceptable impact on human health and safety,
the environment and general amenity.
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B.2 Renewable Energy, Efficient Use of Resources and Green Travel

Renewable energy generation and the efficient use of resources

2.1 The policies relating to renewable energy and the efficient use of resources have
been developed to accord with Policy CS 1 of the Core Strategy and to achieve the following
objectives:

Objectives

To encourage suitable proposals for stand-alone renewable energy generation.
To promote the inclusion of renewable energy generation measures/equipment in
new development.
To ensure efficient use of energy and water of new development.

2.2 Burning fossil fuels for the production of energy is now widely accepted to be a major
contributor to climate change. This Council is committed to reducing the district’s
contribution to climate change by increasing the use of renewable energy sources and
reducing overall energy demand in the district.

2.3 This approach reflects central government’s energy policy as set out in the Energy
White Paper (DTI, 2003) including the government’s commitment to cut carbon emissions
and more specifically, to achieve 10% of energy production from sustainable sources by
2010, to increase to 20% by 2020 and to 40% by 2050.

2.4 The draft RSS reinforces this approach and sets minimum targets for the production
of renewable energy for each county, thus encouraging the development of stand-alone
renewable energy schemes as well as the inclusion of renewable energy generating
equipment in new development.

Installed energy generating capacity
target

Sub Region

93-108 MWeCornwall

Table B.4 Renewable energy production target

Renewable energy development

2.5 Renewable energy schemes make use of naturally and repeatedly occurring energy
flows in the environment, such as wind, waves, the fall of water, the sun and the growth
cycles of biomass, to generate energy without utilising non-renewable energy sources
such as coal, gas and oil. This Council encourages the generation of power from renewable
sources. Renewable energy schemes however have the potential to impact on the
landscape, wildlife and amenity and in considering proposals for renewable energy schemes
these impacts will be taken into account.
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2.6 Planning Policy Statement 22 – Renewable Energy (ODPM, 2004) provides policy
guidance on renewable energy development and will be used to assess planning
applications. Policy DM 6 below provides additional policy detail to consider individual,
stand-alone renewable energy generating schemes that have as their main purpose the
generation of energy from renewable sources and do not form an integral part of another
development.

Information Box

Renewable energy development

Examples of stand-alone renewable energy generation schemes covered by Policy
DM6 include onshore wind generation development, hydro-electric energy generation
development, biomass and energy crops, energy from waste (excluding mass
incineration of domestic waste) and landfill and sewage gas.

Policy DM6 – Renewable Energy Development

Proposals for stand-alone renewable energy generation schemes will be permitted
provided the following criteria are met:

a. they do not have a significantly adverse impact on the character of the area, either
on their own or cumulatively;

b. they do not have an unacceptable adverse impact on existing development,
including through noise, odour, vibration, shadow flicker and electromagnetic
interference;

c. provision is made for the removal of all equipment and installations and the
restoration of the site on the restoration of the site on the cessation of energy
generation on site, as secured by planning condition or planning obligation.

Rejected option:

1. None considered as the policy accords with national guidance and the emerging
Regional Spatial Strategy and reflects the clear support for a policy concerning a
general renewable energy policy, as expressed at the Issues and Options stage of
the LDF.

Renewable energy in new development

2.7 In addition to individual renewable energy schemes Planning Policy Statement 22
encourages local planning authorities to consider opportunities for the incorporation of
small scale renewable energy projects within new developments.
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2.8 The draft RSS sets a target requiring larger scale developments to provide aminimum
of 10% of energy requirements from on-site renewable energy generating equipment. The
draft RSS encourages local planning authorities to consider setting higher percentages
for on-site generation and apply this requirement to a wider range of developments.

2.9 A local county-wide study providing an evidence base for the justification of potentially
lower thresholds and higher percentages, taking into account the impact on initial and
lifetime affordability of homes and other development, is currently being planned.

2.10 In view of the longevity of this Development Plan Document and the perceived
urgent need to act now to help reduce climate change, the opportunity was taken to
introduce higher percentages and widen the qualifying range of development for the
inclusion of renewable energy generating equipment, in this consultation document. This
approach will additionally provide further support to the growing micro-renewables industry
in the SouthWest. The county wide study, will in time further inform the Renewable Energy
in New Development policy.

Information Box

Renewable energy in new development

Examples of small scale renewable energy projects within new development include
photovoltaic panels, solar panels, domestic-scale wind turbines and geothermal heat
pumps.

Policy DM7 – Renewable Energy in New Development

1. All non-housing or mixed use developments (new build or conversion) above a
threshold of 1,000m2 gross floor area will only be permitted if at least 15% of
their energy requirements is provided from on-site renewable energy generation.

2. All housing developments of one or more units (new build or conversion) will only
be permitted if at least 15% of their energy requirements is provided from on-site
renewable energy generation.

Rejected options:

1. To set lower targets and higher thresholds for on-site renewable energy generation
than those set out in the draft RSS. - Rejected because this would miss an important
opportunity to achieve a reduction of the district’s contribution to climate change, and
would be contrary to national and emerging regional planning policy.
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2. To set the targets and thresholds as in the draft RSS - Rejected in response to a
strong mandate from Councillors to lower thresholds and increase percentages, in
order not to miss an important opportunity to achieve a significant reduction of the
district's contribution to climate change, in line with the general direction as provided
by the outcome of the Issues and Options consultation.

3. To set higher targets for on-site renewable energy generation - Currently rejected in
the absence of an evidence base which justifies higher targets and lower thresholds.

Efficient use of resources

2.11 In Planning Policy Statement 1 – Delivering Sustainable Development (ODPM,
2004) central government asserts that all new development should support the efficient
use of resources and that the design of new development should consider the effect,
directly or indirectly, of the development on the natural environment.

2.12 The draft RSS provides that sustainable construction of new development should
become the norm and that local authorities should ensure that their plans achieve best
practice in sustainable construction.

2.13 A reduction in the contribution to climate change from development can be achieved
by increasing the energy efficiency of development. Planning has an important part to
play, complementary to the role of the Building Regulations, to effect development that is
efficient in its use of energy and water.

2.14 Designing new development to maximise solar gain, reduce the effect of wind-chill
and maximise the use of natural light can substantially contribute to a reduction in the
energy requirement of the building. Additionally, recycling ‘grey’ water and using rain water
to address specific water requirements will effectively reduce the demand for water and
the energy required for water treatment.

2.15 With high and rising fuel costs and water bills, the additional costs currently invoked
by energy and water efficiency measures will be more than compensated for by savings
on utility bills during the lifetime of the building and will increase the value of the property
in real terms.

2.16 An assessment of the sustainability of building proposals is required for all
developments in order to assess the environmental impact and energy efficiency of the
construction. A widely accepted method for assessment is the BREEAM (viii) method, as
developed by the Building and Research Trust (BRE) (or Code for Sustainable Homes)(ix)

Submission of the detailed BREEAM assessment and rating of the proposal is required
to be submitted with the application. In addition, where appropriate in relation to the type

viii Building and Research Trust Environmental Assessment Method
ix The Eco-Homes assessment is the homes equivalent of the BREEAM assessment.
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and scale of the development, further evidence of energy efficiency of the development
is expected with the application. The Council may impose conditions or require planning
obligations to ensure timely provision of energy conservation measures.

Information Box

Sustainable construction techniques:

New building and refurbishment that promotes environmental, social and economic
gains now and for the future. It involves the use of design and construction methods
and materials that will not compromise the health of the environment or the associated
health of building occupants, builders, the general public or future generations.

Examples of sustainable construction techniques:

Use of sustainably resourced building materials
Thermal insulation including double glazing with low emission coating
Use of conservatories to provide a passive heat store and thermal heating
Low energy light fittings
Green roofs
Optimisation of solar gain including the use of solar up-stands
Solar water panels
Photovoltaic panels
Passive stack ventilation for energy efficient ventilation
Water-saving appliances such as low flush WCs
Grey water recycling

Policy DM8 – Efficient use of resources

1. The Council expects all new development proposals to be energy efficient and
to incorporate built-in energy conservation measures. Opportunities to conserve
energy and water resources through the layout, design and construction of
development will be required to be maximised wherever practical.

2. Development proposals for new and refurbished buildings will be permitted
provided they achieve at least the following:

a. a ‘very good’ BREEAM rating or level 3 of the Code for Sustainable
Homes;

b. the use of solar gain, energy efficient ventilation and heat recycling
(such as combined heat and power); and

c. layouts which reduce wind-chill and maximise the efficient use of
natural light.
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Rejected option:

1. Not to include this policy or to have a less demanding policy - Rejected because not
to include this policy, or to make it less demanding, would miss an important opportunity
to effect sustainable development that contributes to the reduction of carbon emissions
and the demand for water.

Green Travel

2.17 The policy relating to green travel has been developed to accord with Policy CS 1
of the Core Strategy and to achieve the following objective:

Objective

To encourage increasing use and provision of sustainable transport modes.

2.18 National planning guidance on transport as laid down in Planning Policy Guidance
13 – Transport (DTI, 2002), states that local planning authorities should implement planning
measures that promote sustainable transport choices and reduce the reliance on the car.

2.19 Transport assessments of development proposals allow the consideration of the
impact of the development on travel patterns at the planning stage. Where significant
transport implications are likely to result from a development proposal, the Council will
require the developer to submit a transport assessment (x) with the application. The transport
assessment must consider all likely travel movements arising from the proposal. Most
development is directed to towns and villages as identified in the Core Strategy thus
reducing the need to travel. Accessibility is an important consideration in the determination
of development proposals and will be assessed based on the opportunities to walk, cycle
and use public transport to get to and from the development as well as on the number and
length of journeys generated by the development.

2.20 Where a transport assessment shows that the development is likely to generate
locally significant amounts of traffic, a further assessment is required of the potential for
reduction in car usage and increased use of alternative modes of transport such as walking,
cycling and public transport, the increase of traffic safety and environmentally friendly
delivery options to and from the site. To enable such an assessment the developer will
be required to submit a green travel plan addressing these issues. Guidance on the
preparation of a green travel plan is available from the Department for Transport: Green
Travel Plans (DfT, 2005).(xi) Further guidance and indicative thresholds for the requirement
of a green travel plan is available from Cornwall County Council. (xii)

x More information on transport assessments is available at the Department of Transport website:
www.dft.gov.uk/consultations/closed/psrngta/draftguidanceontransportasse1866?version=1

xi www.dft.gov.uk/pgr/sustainable/travelplans/workresourcepackemployers/?version=1
xii Cornwall County Council: Travel Plans – Advice for Developers in Cornwall
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2.21 Where a green travel plan is considered to be required by the Council, the Council
will impose conditions or require a planning obligation to ensure implementation of the
green travel plan.

Policy DM9 – Transport Assessments and Green Travel Plans

Proposals for development that are expected to generate locally significant amounts
of traffic, based on a suitable transport assessment of the proposal, will only be
permitted where an appropriate green travel plan is submitted by the applicant, which
includes the following:

a. measures to widen travel choices, to include walking, cycling and public transport,
and to reduce car usage;

b. measures to reduce the need to travel; and
c. arrangements for the implementation, monitoring and review of the green travel

plan.

Rejected option:

1. None considered as the policy accords with national guidance and the consultation
on the Issues and Options Report revealed a high level of support for a policy
encouraging developers to submit travel plans for developments where significant
transport implications are likely to result.

B.3 Housing

3.1 The strategic approach to housing in the district is set out in the draft Core Strategy.
The Development Management policies relating to housing are reflective of and
complementary to the draft Core Strategy and should be read in conjunction with the
policies contained within the draft Core Strategy.

Location and mix of housing development

3.2 The policy relating to the location and mix of housing development has been
developed to accord with Policies CS1 and CS 8-14 of the Core Strategy and to achieve
the following objectives:

Objectives

To achieve a sustainable pattern of development.
To achieve housing development that adequately serves the need of all the community.
To protect the character of the countryside.
To optimise the spatial relationship between housing development and services.
To reduce the need for additional infrastructure.
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3.3 Planning Policy Statement 7- Sustainable Development in Rural Areas (ODPM,
2004), states that strict controls should be exercised over new house building in the
countryside to promote sustainable patterns of development and make good use of
previously developed land. This policy is endorsed by the RSS which states that most
housing development should be in towns. The distribution of new development for housing
in North Cornwall is outlined in the Core Strategy.

3.4 Based on long established national planning policy, housing development will be
resisted in the countryside, outside development boundaries of towns or villages.
Development boundaries are drawn around towns and villages, as listed in Policies CS
8-14, in order to regulate and control their growth and prevent the encroachment and
sprawl of development into the countryside. Within these boundaries development is
generally acceptable provided proposals comply with the other policies in the LDF. Outside
these boundaries new housing development will not be acceptable except for genuine
affordable housing schemes (see Policy DM 14), essential rural dwellings, or any other
specific proposals or policies in the LDF.

3.5 Providing amix of housing that adequately serves the diverse needs of the community
is a key component in the provision for sustainable communities. Households of different
sizes, ages and incomes have differing housing needs and meeting these needs and
providing choice will help create mixed and inclusive communities. Currently priority needs
to be given to smaller dwellings over larger dwellings and to terraced and semi-detached
dwellings over detached dwellings. In future however this priority may change and Policy
DM 10 will provide the necessary flexibility to achieve an appropriate housing mix, reflecting
the existing needs of the local community. Information on the overall balance between the
different household types to be provided for across North Cornwall is supplied by the North
Cornwall Housing Needs Survey (NCDC, 2003) as updated in 2006, which informs the
North Cornwall Housing Strategy. A further joint assessment of the housing market is
planned across North Cornwall, North Devon, Torridge, West Somerset and Exmoor, to
culminate in a comprehensive Northern Peninsula Housing Market Assessment. The
regional context is provided by the Regional Housing Strategy. Apart from the rising need
for affordable housing in the district, which is further considered under Policy DM 13, the
most recent North Cornwall Housing Needs Update identifies as a key issue that numbers
of older people living in the district are expected to rise significantly. Appropriate housing
for different sizes of families, as well as for older people, young people and other people
in need of supported housing should be provided across the district.

3.6 Agreement on the appropriate housing mix to be achieved on sites must be achieved
between the Council, and other housing partners such as house builders, Registered
Social Landlords and other housing bodies. The mix will be informed by the latest evidence
as well as by the location and constraints of the site. Although small sites may not be able
to support a full mix of housing, all sites are expected to contribute to the overall balance
of provision.
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3.7 In accordance with Policy 4 of the Core Strategy, housing development within major
villages in the coastal area and in ‘other villages’ will be entirely restricted to meet an
established community housing need. Where a local needs dwelling is permitted, the
Council will impose an occupancy condition or require a planning obligation to ensure that
the development meets the local need, now and in the future.Where a replacement dwelling
within the development boundary of these settlements is proposed, the local need restriction
will however not apply, unless one existing dwelling is replaced by more than one new
dwellings.

3.8 Local needs housing and provision for Gypsies and Travellers are considered under
Policies DM 12 and DM 17 respectively.

Policy DM10 – Location and Mix of Housing Development

Location of Housing

Housing development will be permitted within the development boundaries of a town
or village identified in Policies CS 8-14, where it does not result in the loss of land
allocated or protected for other uses.

Housing Mix

Development proposals for housing development will be permitted where they:

a. provide an appropriate mix of type and size of dwellings, reflecting the housing
needs of the local community, including the need of the elderly, young people
and other people in need of supported housing, as identified by and agreed with
the Council;

b. provide affordable housing in accordance with Policy DM 13; and
c. safeguard the housing mix, as secured by planning obligation where appropriate.

Rejected option:

1. None considered as the policy accords with national guidance and with the Core
Strategy.

Housing Density

3.9 The policy relating to housing density has been developed to accord with Policy CS
1 of the Core Strategy and to achieve the following objectives:

Objectives

To provide housing development in towns and villages of a density that is appropriate
to, and reflects the character of the site, the wider area and the district as a whole.
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To have regard to the indicative housing density ranges as proposed in PPS3
To achieve an efficient use of land.
To minimise environmental impact of development.
To achieve high standard developments with appropriate public and private open
spaces and landscaping.
To achieve the highest densities in locations that are within walking distance of local
facilities or main public transport routes.
To allow some flexibility to protect the character of the site and the locality and the
future amenities of residents.

3.10 TheGovernment seeks the prudent and efficient use of land for development through
increased housing densities, thus reducing the overall amount of greenfield land to be
developed, facilitating the efficient provision of services including public transport and
encouraging more sustainable modes of transport such as walking and cycling.

3.11 Currently new housing development in England is built at an average of 25 dwellings
per hectare (dph) but latest Government guidance, Planning Policy Statement 3 - Housing
(DCLG, 2006), indicates that the density should be no less than 30 dph.

3.12 The draft South West Regional Spatial Strategy (South-West RA, March 2006)
states that the density of housing developments should exceed 30 dph everywhere and
the average density across housing market areas should be in excess of 40 dph. The
density of housing developments in mixed use developments in the urban area should be
in excess of 50 dph.

3.13 In North Cornwall the average density of completed housing development has
increased overall over the last 4 years, both across the district and within the towns (see
the density table below). It is considered that the housing density policy below will support
this positive trend, whilst taking into account the character of the district and its town
centres.

2006/072005/062004/052003/04North Cornwall

29.7 dph36.5 dph30.2 dph25.4 dphDensity of completed
housing
development across
district

36.6 dph47.7 dph39.5dph29.2 dphDensity of completed
housing
development across
the 6 towns

Table B.5 Density of completed housing development in the District

(please note that the figures for the towns cover more than just the town centre).
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3.14 In planning for new development consideration should also be given to the
requirement for good design as set out in the Government’s Planning Policy Statement 1
(ODPM, Feb 2005) and in Policies DM 4 and 5 of this document. This will mean that an
innovative design approach may be required to safeguard the character of the locality
whilst creating development of the required higher density.

3.15 Policy DM 11 relates to all proposals for new housing development, including
proposals for residential conversions.

Policy DM11 - Housing Density

1. 1. Proposals for housing development will be permitted only if the net density of
housing units on the site is at least 30 dwellings per hectare. In town centres and
on sites within walking distance of a comprehensive range of local facilities and/or
major public transport nodes densities of at least 45 dwellings per hectare will be
required.

2. In exceptional circumstances lower densities may be acceptable, justified on
grounds of :

a. the character of the site; or
b. the character of the surrounding area; or
c. the requirement to provide appropriate open space and landscaping.

Rejected options:

1. Adopt a higher minimum housing density for the district - Option rejected because
higher densities may result in lower amenity standards and parking problems and
may adversely affect the character of localities.

2. Adopt a lower minimum housing density figure for the district -Option rejected because
it would be contrary to the aim of the Local Development Framework to promote
sustainable development and would not accord with national and emerging regional
planning policy guidance.

3. Adopt a higher minimum density figure for town centres and other highly accessible
sites. - Option rejected because higher densities in town centres may adversely affect
the character of the locality.

4. Adopt a lower minimum density figure for town centres and other highly accessible
sites. - Option rejected because it would be contrary to the aim of the Local
Development Framework to promote sustainable development and would not accord
with national and emerging regional planning policy guidance.
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Local Needs Housing

3.16 The policy relating to local needs housing has been developed to accord with Core
Policies CP 13 and 14 and to achieve the following objective:

Objective

To increase the provision of local needs housing in the district, through requirement
of provision in major coastal and ‘other’ villages and on allocated sites in Padstow.

3.17 In accordance with Policies CS 13 and 14, housing development within major
villages in the coastal area and in ‘other villages’ as well as housing allocations in Padstow
will be entirely restricted to meet an established community housing need. Where a local
needs dwelling is permitted, the Council will require a planning obligation to ensure that
the development meets the local need, now and in the future.Where a replacement dwelling
within the development boundary of these settlements is proposed, the local need restriction
will however not apply, unless one existing dwelling is replaced by more than one new
dwellings.

Information Box

What is ‘local need’.

A local housing need for a “sole private residence” for the purposes of this LDF is
determined based on the following qualifications:

persons who have been ordinarily resident in the parish or an adjoining parish
for the past three years or for a continuous period of five years at some time in
the past;
persons who have been in full-time permanent employment for three years in the
parish or adjoining parish, who need to live closer to their work; or
person's who can demonstrate an immediate family connection to the locality; in
that the persons mother father, son or daughter has been ordinarily resident in
the parish or an adjoining parish for the past 5 years and where a caring dependent
relationship can be established.

Policy DM 12 - Local Needs Housing

Proposals for housing development within the development boundaries of major
coastal villages, ‘other villages’ and allocations at Padstow, that qualify to provide
local needs housing in accordance with Policies CS 13 and 14, will be permitted
provided the following criteria are met:
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a. the dwellings are of an appropriate mix of type and size, reflecting the housing
needs of the local community, as identified by and agreed with the Council; and

b. the dwellings will meet local housing need, in perpetuity, as secured by planning
obligation.

Rejected option:

1. None considered as the policy accords with the Core Strategy and with the findings
of the Housing Needs Assessment.

Affordable Housing

3.18 The policies relating to affordable housing have been developed to accord with
Policy CS 4 of the Core Strategy and to achieve the following objectives:

Objectives

To increase the provision of affordable housing in the district, through requirement of
provision on allocated and non-allocated sites, financial contributions for off-site
provision, exception sites, the removal of occupancy conditions in favour of affordability
restrictions.
To provide affordable housing in the places where it is needed, in the quantities and
of the types required.
To provide a balanced mixture of affordable housing for sale and to rent.
To provide a mixture of affordable and market housing within sites, with affordable
housing dispersed throughout sites.
To ensure that affordable housing remains affordable in perpetuity.
To achieve on-site affordable housing, unless exceptional circumstances justify off-site
provision through planning obligations.

3.19 The delivery of affordable housing in the locations where it is needed, is a key
priority in North Cornwall, as set out in the Council’s Community Commitments, the
Community Strategy and the Core Strategy. The Council’s approach to the provision of
affordable housing in the district is supported by national and regional planning policy
(Planning Policy Statement 3, draft Regional Spatial Strategy). The evidence base for the
Council’s affordable housing policies is provided by a robust Housing Needs Survey
(NCDC, 2003), as updated in 2006 (NCDC, 2006), which informs the Council’s Housing
Strategy.

3.20 Whilst the planning system alone cannot resolve the serious shortage of affordable
housing, effective policies designed to achieve affordable housing as part of housing
development on allocated and non-allocated sites will facilitate a sizeable provision of
affordable housing across the district. Other policies that will assist the delivery of affordable
housing are concerned with provision of affordable dwellings on exception sites (Policy
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DM14), making dwellings with occupancy conditions available as affordable dwellings
(Policy DM 15), seeking affordable housing in the conversion of rural buildings (Policy DM
24) and seeking an element of affordable housing in proposals for new tourist
accommodation (Policy DM 23).

3.21 In the context of affordable housing, the term ‘local’ normally relates to the parish
within which the development will take place and the adjoining parishes.

3.22 The Housing Survey has shown that there is a need for a mixture of sizes and
tenures of affordable housing, with the majority of the identified need for social rented
housing. The proposed mix of sizes and tenures should be informed by and address the
specific permutation of local affordable housing needs.

Information Box

What is affordable housing

The definition of ‘affordable housing’ used for the purposes of this document is the
definition as set out in Planning Policy Statement 3 – Housing (DCLG, 2006):

Affordable housing is:

Affordable housing includes social rented and intermediate housing, provided to
specified eligible households whose needs are not met by the market. Affordable
housing should:

meet the needs of eligible households including availability at a cost low enough
for them to afford, determined with regard to local incomes and local house prices.
include provision for the home to remain at an affordable price for future eligible
households or, if these restrictions are lifted, for the subsidy to be recycled for
alternative affordable housing provision.

Social rented housing is:

Rented housing owned and managed by local authorities and registered social
landlords, for which guideline target rents are determined through the national rent
regime. The proposals set out in the Three Year Review of Rent Restructuring (July
2004) were implemented as policy in April 2006. It may also include rented housing
owned or managed by other persons and provided under equivalent rental
arrangements to the above, as agreed with the local authority or with the Housing
Corporation as a condition of grant.

Intermediate affordable housing is:
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Housing at prices and rents above those of social rent, but below market price or
rents, and which meet the criteria set out above. These can include shared equity
products (eg HomeBuy), other low cost homes for sale and intermediate rent.”

The requirement for social rented units are normally met from the following options:

serviced plots transferred to a Registered Social Landlord (RSL) or the Council
at nil cost
completed social rented units transferred to an RSL, always assuming nil land
value
provision of a commuted sum to fund social rented units elsewhere
serviced plots for shared equity schemes with no need for a grant

Standard options for the provision of intermediate affordable housing for sale are as
follows:

shared ownership or homebuy schemes by an RSL, always assuming nil land
value.
discounted sales schemes providing a minimum of 30% discount, in perpetuity,
on open market value.
shared equity schemes providing a minimum 30% discount, in perpetuity, on
openmarket value, with retained equity and with an on-going landlord involvement
in the retained equity.

3.23 To encourage full integration and to achieve sustainable communities, affordable
housing should not be set apart from other new development, but should instead be
dispersed throughout the development and should not be distinguishable, as far as is
practicable, from unrestricted open market housing.

3.24 Affordable housing provision will be sought on site. However there may be
exceptional circumstances where on-site provision is not feasible and off-site provision
may be justified. The exceptional circumstances that may justify off-site provision include:

the site cannot meet the full percentage requirement
exceptionally high restoration costs
prohibitive timescale of securing public subsidy
high management or service charges would render on-site units unaffordable
physical constraints of the site
on-site provision would prevent implementation of higher priority objectives
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3.25 The Council expects information on the number, type, size, tenure, proposed prices
and rents and a sketch layout of the whole scheme (for outline applications) to be submitted
with the application.

Policy DM13 – Affordable Housing

Proposals for housing development within the identified development boundaries, that
qualify to provide an element of affordable housing in accordance with Policy CS 4,
will be permitted, provided that all the following criteria are met:

a. the thresholds relating to the site and proposal, and the percentages of affordable
housing provided are adhered to, as set out in Policy CS 4 and as agreed with
the Council;

b. the type and size of affordable housing units reflects and is compatible with the
mix of open market units in the development;

c. the size, type and tenure is of a range that meets the need of the local community
as identified by and agreed with the Council (normally a minimum of 65% of the
affordable housing must be secured for social rented housing);

d. the affordable dwellings remain affordable in perpetuity, as secured by a planning
obligation;

e. the affordable housing is dispersed within and indistinguishable, as far as is
reasonable, from general market housing ; and

f. the affordable housing is provided on-site, unless exceptional circumstances
justify a financial contribution for off-site provision. Exceptional circumstances
may be justified on grounds of:

i. constraints of the site;
ii. the nature, scale and type of development proposed; or
iii. the impact on implementation of higher priority objectives.

Rejected option:

1. None considered as the policy accords with national planning policy, the emerging
RSS and with the findings of the Housing Needs Assessment.

Exception sites for affordable housing

3.26 To enable the provision of affordable housing to meet local needs and to contribute
to sustainable rural communities, PPS3 allows local planning authorities to grant planning
permission on small sites which would not normally be released for market housing, as
an exception to normal policies.
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3.27 Evidence of the need for affordable housing to be provided as an exception should
be demonstrated by means of the district’s most current Housing Needs Survey, including
recent updates, complemented by data from the North Cornwall Housing Register and,
where appropriate, from Parish Plans and other local surveys.

3.28 A good standard of design layout and landscaping will be required as most exception
schemes will be proposed in sensitive locations, unacceptable for development under
normal planning policies.

Policy DM14 – Exception Sites for Affordable Housing

As an exception to the normal planning policies applying to the location of housing
development (as set out in Policy DM 10), proposals for housing schemes solely for
affordable housing, to meet the local community’s need for affordable housing will be
permitted, provided that all the following criteria are met:

a. the site is in close proximity to the settlement boundary and well-related to the
built up form of the settlement;

b. the design, scale, layout and landscaping reflect the character of the settlement
and the surrounding landscape;

c. the proposal meets a genuine local housing need in the settlement or parish that
cannot be met in any other way;

d. the number, type, tenure and size of dwellings proposed will meet the identified
housing needs and will remain affordable in perpetuity; and

e. the dwellings’ occupancy is restricted to members of the local community in
housing need, in perpetuity, as secured by planning obligation.

Rejected options:

1. Not to include an exceptions policy. - Rejected because the policy provides an
additional opportunity to assist in the delivery of affordable housing for rural
communities where there is a demonstrated need, supporting the sustainability of the
rural community.

2. Not to restrict the location of exception sites to well related sites in close proximity to
settlement boundaries. - Rejected because affordable housing provided in locations
isolated from and ill-related to settlements would not contribute to the creation of
sustainable rural communities.

Rural workers dwellings

3.29 One of the few circumstances in which isolated housing development in the
countryside may be justified is when accommodation is required to enable farm or other
rural workers to live at or in the immediate vicinity of their place of work for operational
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reasons. Applications for rural workers dwellings will be tested against national planning
policy on agricultural, forestry and other occupational dwellings as set out in Annex A of
Planning Policy Statement 7 – Sustainable Development in Rural Areas (ODPM, 2004).

3.30 The size of rural worker's dwellings will be restricted in accordance with the County
Land Agent's advice. Currently a limit of approximately 140m² applies.

3.31 Where a rural workers dwelling is permitted, the Council will impose an occupancy
condition or require a planning obligation to tie the occupation of the dwelling to the
established enterprise.

Removal of occupancy conditions

3.32 Isolated housing developments in the countryside may exceptionally be justified for
accommodation required for a person working on a rural enterprise (see above). The
occupancy of such dwellings is controlled by occupancy conditions or planning obligations.
The removal of such occupancy conditions, where they apparently have outlived their
usefulness, is based on a sequential test of the demand for occupational dwellings on the
rural enterprise itself, any rural enterprise in the area and the need for affordable housing
in the local area. In this context, the local area normally means the parish within which the
dwelling is located and the adjoining parishes.

3.33 In cases where local need for affordable housing is in evidence, the original
occupancy condition will be modified to restrict the future occupancy of the dwelling to
local persons in need of an affordable dwelling. The Council may furthermore require a
planning obligation to secure such future occupancy in perpetuity.

Policy DM15 – Removal of Occupancy Conditions

1. The removal of occupancy conditions relating to essential rural dwellings will be
permitted, provided a suitable sequential test has been undertaken, in the order
shown below, to the satisfaction of the Council, demonstrating that:

a. there is no longer an essential rural need for the dwelling on the rural
enterprise itself;

b. there is no need for an essential rural dwelling on any rural enterprise
in the local area, as established by a reasonable and sustained attempt
to market the property, at a price that reflects the occupancy condition;
and

c. there is no established local need for an affordable dwelling.
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Rejected options:

1. Not to include affordable housing in the sequential test - Rejected because the policy
provides an additional opportunity to assist in the delivery of affordable housing for
rural communities where there is a demonstrated need, supporting the sustainability
of the rural community.

2. Not to include a requirement to subdivide dwelling over 140 sq metres floor area -
Rejected because the requirement provides and additional opportunity to help meet
a need for affordable housing in the countryside.

Replacement dwellings in the countryside

3.34 Proposals for the replacement of existing dwellings in the countryside may be
submitted for properties that have reached the end of their natural lives and are not suitable
for improvement or alteration. Proposals to replace existing dwellings in the countryside
will be assessed on the justification for the proposal as well as on issues such as scale,
design, position and visual impact of the proposed new building. The new dwelling should
normally be built on or close to the foundations, unless a more suitable, less visually
obtrusive position within the residential curtilage is available.

3.35 Caravans, mobile homes or chalets are temporary structures, capable of being
moved, after which the land on which they rest can be restored to its original use. Proposals
for the replacement of such temporary structures will be resisted, unless the structure has
an established and continuing lawful residential use.

Policy DM16 – Replacement dwellings in the countryside

Outside the development boundaries the replacement of an existing dwelling will be
permitted, on a one for one basis and where the following criteria are met :

a. the original dwelling has an established and continuing lawful residential use;
b. the replacement dwelling is proposed on the same footprint as the original dwelling,

unless an alternative location within the curtilage would result in overriding design
benefits in accordance with Policies DM 3 and 4;

c. the size of the replacement dwelling does not exceed the volume of the existing
dwelling, plus its remaining permitted development allowance for extensions,
unless justified by overriding design benefits in accordance with Policies DM 3
and 4;

d. the replacement dwelling is in keeping with its surroundings and there is no
increased visual impact on the countryside; and

e. in the case of buildings of traditional design, the Council is satisfied that the
dwelling cannot be retained through renovation or improvement.
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Rejected options:

1. Not to include criterion requiring the existing dwelling to have an established residential
use - Rejected because omission of this criterion would result in further proliferation
of isolated permanent residences in the countryside.

2. Not to include criterion restricting the size of the replacement dwelling relative to the
size of the existing dwelling - Rejected because this requirement will ensure that a
range of rural properties is maintained, thus sustaining the diversity of housing stock
in the countryside.

Sites for Gypsies and Travellers

3.36 The policy relating to sites for gypsies and travellers has been developed to accord
with Policy CS 1 of the Core Strategy and to achieve the following objectives:

Objectives

To facilitate appropriate provision for gypsies and travellers.
To have regard to Circular 01/06.
To ensure sites are located in sustainable locations.
To ensure the size of sites is appropriate in the context of the local community.

3.37 Appropriate provision is required to address the needs of gypsies and travellers.
Circular 01/06 - Planning for Gypsy and Traveller Caravan Sites (ODPM, 2006) - requires
local authorities to assess gypsy and traveller accommodation needs in their area and
requires local planning authorities to include a criteria-based policy in the LDF to assess
gypsy and traveller sites which are proposed to meet future or unexpected demand.

3.38 There currently is no provision for gypsy and traveller accommodation in the district.
A recent county-wide assessment of this accommodation need (Fordham, 2006) reveals
that in North Cornwall there is no current need for a permanent site, whilst some transit
site provision is required.

3.39 The specific locational criteria in this policy reflect the special circumstances relating
to the gypsy and traveller community. The criteria will be used to assist in site selection
and to consider planning applications for new gypsy and traveller sites in the district, both
residential and transit sites, in combination with information from the most up to date local
and regional housing needs assessments.
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Information Box

Gypsies and Travellers

The definition of gypsies and travellers for the purpose of this document is that used
in Circular 01/06 (ODPM):

Persons of nomadic habit of life whatever their race or origin, including such
persons who on grounds of their own or their family’s or dependants’ educational
or health needs or old age have ceased to travel temporarily or permanently, but
excluding members of an organised group of travelling show people or circus
people travelling together as such.

Policy DM17 – Gypsy and Travellers Sites

Proposals for sites to accommodate gypsies and travellers will be permitted, provided
that the following criteria are met:

a. the provision will meet an identified need;
b. the site is accessible to shops, schools and other community facilities and places

of work on foot, cycle or by public transport;
c. access to the site will not cause traffic congestion;
d. for transit sites, easy access to a primary or county route is available
e. the site includes sufficient space for parking and manoeuvring of all vehicles

reasonably associated with the occupiers of the site;
f. adequate water supply, power, drainage, sewage disposal and waste disposal

facilities are provided;
g. the size of the site is appropriate in relation to the size of nearby settlements to

allow integration with the local community; and
h. a defined, safe children’s play area is included.

Rejected option:

1. None considered as the policy is in accordance with national and emerging regional
planning policy.

B.4 Local Economy

4.1 The policies relating to the local economy have been developed to accord with
Policies CS 5 and 6 of the Core Strategy, complement the Council’s Economic Strategy
and Tourism Strategy and seek to achieve the following objectives:
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Objectives

To ensure that sufficient land is available to accommodate changing employment
needs and to allow for sustainable economic growth within the district.
To retain existing and allow for appropriate new quality development and improvement
of existing employment sites.
To achieve new employment sites primarily in towns. Outside towns employment sites
should be well related to settlements, at a scale appropriate to its location and the
need of the local community.
To provide employment land in sustainable locations, well related to the location of
future employees.
To provide for sustainable rural employment opportunities, including provision for
rural diversification and genuine farm diversification.
To ensure that a range of sites is available of varying size and type, including provision
for home working and live-work units.
To encourage the improvement of existing tourism facilities and the development of
new quality provision in sustainable locations, whilst protecting North Cornwall’s
environment.
To retain and improve existing hotel accommodation.

Employment development

4.2 People in North Cornwall experience a low economic prosperity with an average
income that is considerably lower than the average English income. On average longer
hours are worked in the district than in England and Cornwall as a whole. This reflects the
fact that a relatively large proportion of people in the district are employed in occupations
that traditionally pay less well, such as hotel staff, agricultural workers and craft related
occupations (NCDC, 2006), whilst only a small proportion of residents are in better paid
occupations, as compared to Cornwall overall and England. Cornwall’s overall low prosperity
is internationally recognised and has resulted in its Objective One status, with subsequent
eligibility for the Convergence Programme.

4.3 This Council is committed to enabling well paid quality employment within the district
to help raise the overall prosperity of its residents. It attaches much importance to creating
a supportive climate for businesses, to enable them to grow and develop in a sustainable
manner, and to improve skills and widen the economic base of the district. In accordance
with national, regional and local sustainability objectives however, the growth of businesses
in this predominantly rural district needs to be in accessible and sustainable locations, to
avoid traffic generation and other pressures on the environment. This means that major
economic development should be focussed on towns, where it is most accessible to the
population. In the rural area economic development should concentrate on providing a
wider range of smaller businesses in or very close to villages and on appropriate rural and
farm diversification. Home-working and live-work units can also reduce the need to travel
and may successfully support the rural economy.

44

Generic Development Management Policies - Preferred options : October 2007



4.4 The Council’s Spatial Strategy underlines the importance of safeguarding suitable
existing employment sites and making adequate, quality provision for the accommodation
of modern business needs, to secure well paid quality jobs. The provision of high quality
employment premises forms an important prerequisite for the provision of quality, well
paid jobs. The quality of proposals for employment development will be assessed against
the type and quality of jobs enabled by the development and the design policies in this
document.

4.5 TheCouncil’s Employment Land Assessment (NCDC, 2005), highlights the importance
of protecting existing employment areas and delivering an appropriate mix of new sites to
meet employment land requirements.

Information Box

Employment Land Assessment

The Employment Land Assessment’s main recommendations in relation to the
Development Management policies document:

the employment development policy should retain a clause enabling established
businesses to expand onto adjoining land, not allocated for business use
the policy should allow, as an exception, the relocation of established local
businesses or higher value new businesses onto land adjoining or close to the
development boundaries of the six towns, subject to existing provision being
inadequate in qualitative or quantitative terms
the inclusion of a policy to encourage and assist small businesses, based on the
strength of the current culture of small businesses in the district.

4.6 The employment land study concurs with the results of the Issues and Options
consultation of the LDF, which found strong support for allowing small scale workshops,
in principle, within or on the edge of villages. Small business premises in this context are
units of up to 75 m2 gross floor area.

4.7 This approach to employment land is reflected in Policy CS 5, which sets out the
LDF’s strategic approach to economic development. The following policy provides more
detail to assess proposals for employment development.

4.8 Although new employment development is generally restricted to existing and allocated
employment sites within development boundaries, appropriate extensions of buildings or
existing uses, small sites close to development boundaries and the conversion of
appropriate rural buildings, in some exceptional circumstances new employment
development may be allowed elsewhere. The exceptional circumstances must be justified
on grounds of overriding benefits resulting from the development for the local economy
and community, supported by an appropriate business plan.
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4.9 The Council may require a business plan to accompany the application for an
employment proposal, to allow an assessment of the viability and future prospect of the
development.

Policy DM18 - Employment Development

1. Proposals for employment development in Use Classes B1, B2 or B8 will be
permitted in accordance with Policy CS 5 on:

a. existing and allocated employment land and other suitable sites within
the development boundaries;

b. land adjacent to an established employment site, where the
development cannot be satisfactorily accommodated on existing or
allocated employment land;

c. new employment sites of an appropriate scale, adjacent or well related
and in close proximity to the development boundary of a town or village,
where the Council is satisfied that there is an insufficient supply of
sites in the area and the development cannot be accommodated within
the development boundary.

2. In exceptional circumstances small scale proposals for employment development
will be permitted in other locations, justified by overriding reasons of sustainability
importance and supported by an appropriate business case, demonstrating
support to the rural economy.

3. In addition, proposals must comply with the following criteria:

a. existing buildings are used wherever possible, thereby reducing the
need for new buildings; and

b. the proposal does not result in the loss of land protected or allocated
for other uses.

Rejected options:

1. Not to allow small new employment sites in or close to towns or villages - Rejected
because well-located small new employment sites can help create a sustainable and
diverse rural economy and their exclusion from the policy would miss an opportunity
to provide the necessary flexibility to address unforeseen needs for small employment
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units. Additionally a strong support was expressed during the Issues and Options
consultation of the LDF for allowing small scale workshops, in principle, within or on
the edge of villages.

2. Not to allow, in exceptional circumstances, small scale employment development
elsewhere - Rejected because not to allow small scale employment development in
such circumstances would miss an occasional opportunity to support the rural
economy, where the economic and social benefits would outweigh the harm of
additional development in the countryside.

Loss of employment land

4.10 The loss of employment sites within named settlements, whether in existing
employment use or land allocated for employment in the LDF, could negatively impact on
achieving LDF objectives that seek to ensure an appropriate provision of employment land
to meet the employment needs in the district. Protecting the existing employment land
resource reduces the need to allocate additional employment land, avoids new investment
in infrastructure and retains the value of previous infrastructure investment.

4.11 However, in the light of national and regional planning guidance regarding the
preferred re-use of brownfield land for mixed-use developments and housing it is necessary
to provide criteria against which development proposals other than for economic
development would be assessed. To continue support for maximum employment potential
of each site a sequential approach is taken to the redevelopment of existing employment
sites, where re-development of the site for non-employment development is only allowed
if it can be demonstrated that firstly employment based redevelopment, including
development such as training facilities, crèches and other service facilities, and secondly
mixed-use development, generating some employment, is not viable.

4.12 The Council will require evidence of comprehensive and appropriate marketing to
be submitted with the application, including evidence of the site having been offered for
purchase to the Council and the Regional Development Agency and details of offers made
for the site. Appropriate marketing includes marketing at a reasonable price or rent, with
appropriate conditions attached, for at least 12 months prior to the application submission
at each stage of the sequential approach.

4.13 In the context of the loss of employment land policy, the term ‘local’ normally relates
to the parish and adjoining parishes.

Policy DM19 – Loss of Employment Land

Proposals resulting in the loss of existing employment sites and premises within
settlements identified in the Core Strategy will only be permitted where all the following
criteria are met:
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a. there are sufficient employment sites available in the local area in terms of quality
and quantity to provide opportunities for local employment uses;

b. it can be conclusively demonstrated through appropriate marketing that the site
no longer provides a realistic prospect for employment uses, taking into account
size, location and market demand;

c. a sequential test has been applied to the redevelopment of the site, to the
satisfaction of the Council, based on the following order of preference:

i. employment based redevelopment
ii. mixed use including employment generating redevelopment
iii. non-employment generating redevelopment;

d. existing neighbouring uses are not restricted by the introduction of new uses and
the new use will not be harmed by the existing neighbouring uses.

Rejected Option:

1. To prevent any loss of employment land to other uses - Rejected because it is
considered that the preferred policy reflects a careful balance between the importance
to protect existing sites and the possible need to develop sites that are shown to be
no longer viable, for other uses.

Mixed use

4.14 National planning policy promotes mixed use as a form of development that helps
create sustainable communities by improving accessibility, reducing the need to travel
and creating more vibrant places (Planning Policy Statement 1, ODPM, 2004).

Information Box

What is mixed use development

Mixed-use development is development that contains more than one type of use in a
building or on one site. This means that a combination of residential, retail, industrial,
office, community use or other uses are present in one building or group of buildings.

4.15 In North Cornwall’s rural area where travel distances can be significant, working
from home provides an important alternative to working from an employment site whilst
supporting the rural economy, and the advent of broadband and other technologies has
improved the prospects for home-working still further. This Council acknowledges that
working from home forms an important element of the rural economy, a view endorsed by
the draft RSS which states that it is important for new homes to be built with live/work
space to enable home working. Although not all forms of working from home would need
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planning permission, there is a demand for dedicated live-work units to provide the
infrastructure for some types of home working (Live-Work Network, 2006). Criteria to
assess proposals for live-work units are incorporated within the mixed use policy.

Policy DM20 – Mixed Use

Proposals for mixed use developments, including live-work units will be permitted,
provided that all the following criteria are met:

a. the site is located within a settlement boundary, or involves the conversion of
redundant rural buildings in accordance with Policy DM 24;

b. the scale and nature of the proposed uses do not significantly adversely affect
the existing neighbouring uses;

c. the proposed uses do not conflict with and restrict each other;
d. mixed use proposals including housing units provide affordable units at the ratio

and thresholds applying to housing development, and future affordability is secured
by planning obligation;

e. in live-work proposals a minimum of 30% of the floor area is allocated for work
space, unless exceptional circumstances justify a lower work space/housing ratio;
and

f. the mix of uses is secured by condition or planning obligation.

Rejected options:

1. Not to include a mixed use policy in the document. - Rejected because the preferred
option reflects national planning policy.

2. Not to include live-work units in the policy. - Rejected because inclusion is appropriate
to local circumstances, where live-work developments can provide an opportunity for
sustainable economic development in the rural area.

3. To allow mixed use development outside development boundaries, other than as part
of the conversion of a rural building. - Rejected because there is no evidence to justify
extending the policy provision beyond the development boundaries, other than for
the conversion of existing rural buildings.

4. To adopt a lower minimum workspace/housing ratio. - Rejected because it is
considered that a lower ratio would require special justification, as it may result in use
of the development contrary to the aims and intentions of this mixed use policy.

5. To adopt a higher minimum workspace/housing ratio. - Rejected because this would
exclude genuine live work uses that require relatively small work floor areas
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Farm Diversification

4.16 The policy relating to farm diversification has been developed to accord with Policy
CS 5 and to achieve the following objectives:

Objectives

To assist the agricultural economy by supporting opportunities for farm diversification
To ensure that schemes are appropriate to the location and the scale of the existing
farm, in terms of scale, design, impact on the environment and traffic generation.
To ensure that proposals considered under this policy are genuine farm diversification
proposals, that help ensure the future viability of the existing farm enterprise, whilst
allowing the original farm enterprise to continue.

4.17 PPS 7 requires Local Planning Authorities to be supportive of well-conceived farm
diversification schemes and to develop criteria against which proposals should be assessed.

4.18 Farm diversification can sustain and enhance the viability of farm enterprises and
have increasingly become an essential element of numerous farm enterprises, during
recent years of declining agricultural incomes.

4.19 Farm diversification, by its very nature can cover a wide range of elements, from
tourism accommodation to small scale food processing and alternative crops. Diversification
schemes must be capable of supporting the farm economy in the long term and be
compatible with the main farming activities of the farm business.

4.20 Farm diversification activities occasionally become very successful, requiring an
expansion of this element of the farm business. Where expansion of the farm diversification
part of the farm business is no longer compatible with and ancillary to the original farm
business, the diversified enterprise will be regarded as a rural enterprise and relocation
of this part of the business to a named settlement may be required.

4.21 The Council expects an appropriate farm diversification plan to be submitted with
the proposal, which must set out the short and long term business plan of the existing
farm business and explain how in functional and financial terms the proposal will support
the long-term viability of the farm business.

4.22 Development must have regard to and be informed by the character of the landscape,
with Areas of Outstanding Natural Beauty receiving the highest degree of protection.

Policy DM21 Farm Diversification

Proposals for farm diversification schemes will be permitted where the proposal
satisfies all the following criteria:

a. they will reinforce the viability of the existing farm business;
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b. they are compatible with and ancillary to the existing farm business in scale and
operational terms;

c. existing buildings are used wherever possible, thereby reducing the need for new
buildings;

d. any new buildings are sited close to existing buildings and can be satisfactorily
assimilated into the surrounding countryside having regard to form, bulk, design,
landform and landscaping;

e. they do not result in an unacceptable increase in traffic on approach roads; and
f. the development is tied to the original farm business by way of a planning

obligation.

Rejected option:

1. None considered as the policy helps facilitate well conceived proposals for genuine
farm proposals in accordance with national guidance and as supported during the
Issues and Options stage of the LDF.

Sustainable Tourism

4.23 The policies relating to sustainable tourism have been developed to accord with
Policy CS 6 of the Core Strategy and to achieve the following objectives:

Objectives

To achieve tourist development that meets the needs of the visitor, the local community
and the local environment.
To improve the quality of existing provision of tourist services and facilities in the
district
To support the development of appropriate tourist development in sustainable locations
To support the tourist industry through excellent environmental stewardship, both in
settlements and in the countryside

4.24 Tourism is important for North Cornwall. It safeguards existing services and facilities,
generates new jobs and provides a major contribution to the rural economy. Tourism
development can however also seriously compromise the quality of the environmental
assets, which form an important economic driver for the district, as well as the quality of
life of existing communities.

4.25 The tourism strategy for the SouthWest region as set out in the document ”Towards
2015” (South West RA, 2005), addresses these issues and seeks to drive up the quality
of the tourism offer, develop tourism that is in balance with the assets and communities
on which it depends (sustainable tourism) and create superior destinations across the
South West.
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4.26 The draft RSS endorses this approach and contains tourism policies that seek to
drive up the quality and variety of tourism destinations and promote the development of
sustainable tourism in the region.

4.27 The current North Cornwall’s Tourism Strategy seeks to develop sustainable tourism
and retain and enhance the district’s position as a quality year-round holiday destination.

4.28 The Core Strategy reflects the above approaches and seeks a careful balance
between quality provision of tourism development, the protection of environmental assets
and addressing the needs of local communities.

4.29 The tourism policies in this document accord with the regional, county and district
approach to tourism and aim to achieve sustainable tourism, where the needs of the visitor
and the needs of the local community and local environment are well balanced, whilst
enhancing the quality of the tourism offer.

4.30 This Council has undertaken a Tourism Sector Study (2007), the relevant conclusions
of which are shown in the information box below.

Information Box

The Tourism Sector Study

The Tourism Sector Study’s main recommendations in relation to the tourism planning
policy and implementation:

A new policy considering the loss of serviced accommodation, underpinned by
a toolkit to help evaluate the information provided with applications;
A database of existing tourist accommodation sites in the district, against which
proposals for new tourist accommodation can be assessed in terms of need and
adaptation of existing sites;
Requirement of applicants for conversions of barns into holiday accommodation,
to provide up-front information regarding the future marketability of the holiday
units;
Review of holiday conditions to ensure appropriate use of holiday units;
Prevention of erosion of current stock of camping and caravan sites through
change to static caravans and lodge buildings; and
Retention of the policy framework regarding visitor centres and tourist attractions.

4.31 The policy recommendations have been taken account of in the formulation of the
tourism policies whilst implementation of the recommendations for the development of a
toolkit, best practice/procedural note and database to aid sound planning decisions is
being considered.
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Tourist attractions:

4.32 The policy relating to tourist attractions has been developed to accord with Policy
CS 6 of the Core Strategy and to achieve the following specific objectives:

Objectives

To ensure tourist attractions are situated in sustainable locations, whilst supporting
the rural economy:

Major attractions:

New - within towns or in locations that are easily accessible from towns
Existing –support for improvement of facilities, possibly allowing expansion,
subject to location and environmental impacts

Minor and medium sized attractions:

New - in sustainable locations, within towns or villages or within easy reach
of them
Existing – support for improvement, possibly allowing expansion, subject
to location and environmental impacts

To ensure that tourist facilities are well planned, economically sound and based on
an evidenced need.

4.33 Tourist attractions can add considerable value to the total tourism offer in North
Cornwall as they reduce reliance on natural assets and can form a focus for a wider range
of visitors. Applications for tourist attractions will however need to be carefully considered
in relation to their impact on the natural assets of the district, on traffic patterns and on
local communities. Issues such as scale of the development and market demand are
important considerations for assessing new proposals for tourist attractions.

4.34 Planning applications for new or upgrading of existing tourist attractions will be
tested against national government policy regarding tourist and visitor facilities as set out
in Planning Policy Statement 7 (ODPM, 2004), paragraph 35, and the Good Practice Guide
on Planning for Tourism (DCLG, 2006), particularly chapter 3. Reflecting local
circumstances and pressures for new and the expansion/upgrading of existing tourist
attractions, the policy below will additionally be used to assess planning applications for
tourist attraction development.

4.35 The extension of existing sites will be resisted, as piecemeal extensions have in
the past resulted in undesirable ‘creep’ of development into the countryside. Extensions
to existing sites are not permitted, unless justified by social, economic and environmental
benefits of overriding significance.
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4.36 Proposals for new and the upgrading of existing tourist attractions are expected to
be accompanied by a market demand assessments as well as a business plan for the
proposal. This will enable an appraisal of the long term viability of the proposed
development and is aimed to prevent the provision of unnecessary, unviable development.

Information Box

Examples of tourist attractions:

Major- Crealy, Lanhydrock, Tintagel Castle.
Medium/minor- Pencarrow, Brocklands, Bodmin and Wenford Railway, Tintagel
Old Post Office, Boscastle Pottery.

Policy DM22 – Tourist Attractions

Proposals for quality new or upgrading of existing tourist attractions will be permitted
provided all the following criteria are met:

a. the development is in a sustainable location which is easily accessible via a range
of transport modes, including suitable access to public transport;

b. major new attractions must be within towns or easily accessible from towns;
c. upgrading of existing sites is confined within the curtilage of the site, unless

justified by reasons of overriding sustainability benefits;
d. access to the site does not cause traffic congestion; and
e. the proposal is shown to be economically viable and based on a demonstrable

market demand.

Rejected option:

1. Not to include a tourist attractions policy - Rejected because local circumstances in
the district requires a policy providing detail in addition to national planning policy,
reflecting local pressures for tourist attractions and the size, rural nature and scenic
beauty of the district.

Tourist accommodation

4.37 The policy relating to tourist accommodation has been developed to accord with
Policies CS 3 and 6 of the Core Strategy and to achieve the following specific objectives:

Objectives

Self catering accommodation:
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New –restricted to quality development in towns and villages and the quality
conversion of buildings that merit conservation
Existing –support for improvement and possibly expansion, subject to their
location, environmental impacts and a proven demand
Existing touring camping/caravan sites - restrict their development into
permanent static caravan/chalet sites

Serviced accommodation:
New –in sustainable locations, subject to quality and environmental impacts
Existing – support for genuine improvements, subject to their location.
Hotels –restrict loss of existing hotels

4.38 More than a third of all visitor expenditure in North Cornwall is spent on tourist
accommodation (NCDC, 2001). North Cornwall has an extensive stock of self catering
accommodation, including camping and caravan sites, a large offering of guesthouses
and bed-and-breakfasts and a diminishing number of hotels.

4.39 Taking into account the current high level of overnight tourist accommodation
provision in the district (4976 bed spaces in serviced accommodation, 1785 self catering
units and 4270 touring pitches (Scott Wilson 2007)) and considering the impact that tourist
development can have on the environment, it is important that new proposals for tourist
accommodation are based on a demonstrable need and that tourist accommodation is
located in the least environmentally sensitive areas.

4.40 The conversion of redundant rural buildings in sustainable locations can offer a
suitable opportunity to provide small scale tourist accommodation, especially as a farm
diversification proposal, as supported by Planning Policy Statement 7.

4.41 This Council aims to increase opportunities to maximise the provision of affordable
housing. The provision of affordable housing as a component part of tourist accommodation
development, either on the site or elsewhere, presents a suitable opportunity which is in
accordance with the Council’s aim to balance the needs of the visitor with the needs of
the local community. Affordable housing provision will be sought as a constituent part of
development proposals for self catering for tourist accommodation, where the
accommodation is not part of and managed on an existing holiday complex, in accordance
with Policy CS 3. Affordable housing provision will not be sought for self catering
accommodation that forms part of a genuine farm diversification scheme, in accordance
with Policy DM 24, nor for touring camping-caravan sites. Where the site is located within
the development boundary of a town or village, affordable housing may be required on
site, outside the development boundary the affordable housing provision will normally be
required in the form of a contribution towards affordable dwellings elsewhere.
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4.42 Serviced accommodation in general and hotels in particular are especially valuable
for the local economy in terms of jobs and visitor spending and help to sustain local
communities. The current trend of converting hotels for other uses is therefore detrimental
to the sustainability of local communities. The conversion of hotels (xiii) to other uses should
therefore be restricted throughout the district.

4.43 Proposals for new holiday accommodation should be accompanied by evidence of
need for the proposed accommodation, including confirmation that the accommodation
cannot be provide through the adaptation of existing tourist accommodation in the locality.

4.44 Wherever holiday units are permitted, the Council will impose conditions to ensure
their appropriate use, including conditions limiting the length of stay by individual occupants.

Policy DM23 – Tourist Accommodation

1. Proposals for new or extensions to existing tourist accommodation will be permitted
within or on the edge of the development boundaries of towns and villages,
provided that in the case of self catering accommodation, affordable housing is
proposed as a component part of the development, normally required on site, in
accordance with Policy CS 5.

2. Proposals for new or extensions of existing tourist accommodation in other
locations will only be permitted where the proposal:

a. involves the conversion of redundant buildings to tourist
accommodation and does not conflict with Policy DM 24; or

b. is part of a farm diversification scheme and does not conflict with Policy
DM 21; or

c. is for other tourist accommodation development and meets all the
following criteria:

i. the development will meet a demonstrable need for the
proposed accommodation, unlikely to be met through the
adaptation of existing tourist accommodation in the locality;

ii. proposals for self catering holiday accommodation, not part
of an existing holiday complex, include the provision of
affordable housing, normally sought as an off-site
contribution, in accordance with Policy CS 3; and

iii. the development is in a sustainable location which is easily
accessible via a range of transport modes, including suitable
access to public transport.

xiii The definition of a hotel as used by this Council for the purpose of this policy: hotels and other guest accommodation, of ten
paying bedrooms or more, providing lodgings and usually meals and other services to travellers and other paying guests.
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3. The loss of existing touring camping-caravan sites to permanent static
caravan/chalet development will not be permitted, unless the Council is satisfied
that:

a. there are sufficient touring sites available in the local area in terms of
quality and quantity to satisfy demand;

b. the facility is no longer viable; and
c. the criteria under Clause 2 are met.

4. The loss of hotels to any other use will not be permitted, unless it can be
conclusively demonstrated that the facility is no longer economically viable, as
established by a reasonable and sustained attempt to market the business.

Rejected options:

1. Not to include the loss of hotels in the policy - Rejected because hotels provide a
significant contribution to the local economy and excluding this element from the policy
would result in a missed opportunity to support the local economy. This element of
the policy is furthermore in accordance with the findings of the Tourism Sector Study.

2. Not to include the loss of existing touring camping-caravan sites to permanent static
caravan/chalet development in the policy - Rejected because the visual impact arising
from the development would change from temporary and transient to a permanent
all-year-round visual impact. This element of the policy is furthermore in accordance
with the findings of the Tourism Sector Study.

3. Not to require affordable housing provision as part of proposals for self catering tourism
development, as set out in the policy. - Rejected because this requirement is in
accordance with Core Policy 4.

4. To have a generally less restrictive policy - Rejected because a less restrictive policy
would not reflect local pressure for new tourist accommodation and be contrary to
national and emerging regional planning guidance.

Conversion and re-use of existing rural buildings

4.45 The policy relating to the conversion and re-use of existing rural buildings has been
developed to accord with Policies CS 3, 5 and 6 of the Core Strategy and to achieve the
following specific objectives:

Objectives

To ensure that the conversion of redundant rural buildings benefits the economic and
social needs of the area.
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To encourage the conversion for economic uses, other than self catering holiday
accommodation.
To encourage the conversion for affordable housing, in sustainable locations
To allow the conversion of rural buildings to self catering holiday units, only where
there is a proven need and it has been shown that no other economic use or use for
affordable housing is viable.
To restrict the conversion of rural buildings to open market housing.
To protect the character of the building and the area by restricting conversion and
re-use of rural buildings to proposals that can be achieved without significant extension,
re-building, alteration or the use of surrounding land.
To ensure that buildings proposed for tourism accommodation and housing conversion
are redundant and merit conservation, justified on architectural or historic merit.

4.46 Changes in farming practice and other rural activities have resulted in a substantial
number of rural buildings in the district that are no longer required or suitable for their
original use. Although a proportion of these have over recent years been converted, chiefly
to housing use, there still remains a considerable number of redundant rural buildings in
the district, which presents an important potential resource for meeting local need for
business premises and affordable housing in the rural area.

4.47 Planning Policy Statement 7 – Sustainable development in Rural Areas (ODPM,
2004) requires local planning authorities to set out their policy criteria for permitting the
conversion and re-use of buildings in the countryside, taking account of:

The impact of the development on the landscape and wildlife
Local economic and social needs and opportunities
Settlement patterns and accessibility to services
The suitability of the building for re-use
The historic and/or architectural merit of the building

4.48 Location is an important consideration in decisions regarding the re-use of rural
buildings. PPS7 states as a key principle that accessibility should be a fundamental
consideration in all development decisions and guides development in the rural area to
sustainable locations (key principle III). It expresses support for the re-use of appropriately
located buildings, where this would meet sustainability objectives. The conversion of rural
buildings in locations remote from local community facilities may be in conflict with
sustainability objectives and therefore be unacceptable.

4.49 During the Issues and Options stage of the LDF, strong support was expressed for
the re-use of redundant rural buildings for employment uses as a priority, followed by
affordable housing. Conversion to tourism uses was given a lower priority and conversion
of rural buildings to unrestricted housing received the lowest priority. This order of priority
is reflected in the policy which firstly seeks re-use for economic uses, followed by affordable
housing, then by tourism accommodation, with unrestricted housing accommodation only
to be considered if it forms part of a mixed use proposal and where it is demonstrated to
the satisfaction of the Council that higher priority uses are not viable. Development
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proposals relying on cross-subsidy between open market housing, affordable housing
and/or tourism and employment uses will be assessed on the extent of different uses
proposed and on the objectives of the policy for the conversion and re-use of rural buildings.

4.50 The re-use of existing buildings meets sustainability criteria relating to the prudent
use of resources, reducing the need for new buildings. However, only buildings of suitable
construction will be considered for re-use, as extensive rebuilding or alteration of the
original building would negate the benefits of using an existing building and would negatively
impact on the character of the building and its setting. Buildings that do not merit
conservation, based on their architectural and historic value will only be considered for
re-use or conversion for employment uses or affordable housing, in accordance with the
priorities of uses as expressed in the policy. Large modern agricultural buildings are
however unlikely to be acceptable for conversion and can often be taken down and re-used
elsewhere relatively easily. Such buildings are very unlikely to comply with clause 1 of
Policy 26.

4.51 Where a conversion to tourist accommodation is proposed, the need for the
development, as well as the provision for affordable housing will be considered in
accordance with Policy DM 24.

4.52 Proposals for the conversion of existing rural buildings require the submission of a
bat and barn owl survey and structural survey with the application and normally a
contaminated land survey, which may in the first instance consist of a desk top study. An
analysis of the viability of the proposed use and the viability or otherwise of the rejected
end-uses will be required to be submitted also.

Policy DM24 – Conversion and Re-use of Rural Buildings

1. The change of use or conversion of rural buildings to employment uses, will be
permitted where:

a. the building is capable of conversion without the need for significant
extension, alteration or rebuilding;

b. the form, bulk and design of the building is in keeping with its
surroundings and does not adversely affect the character of the area;
and

c. the proposed works and ancillary activities would not have an adverse
impact on the character and appearance of the building or its setting.

2. Proposals for conversion of rural buildings to affordable housing will be permitted
where they comply with the criteria in Clause 1 and:

a. the change of use or conversion to employment uses is not viable
b. the development, including its size, type and tenure meets an

established local need;
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c. the building is redundant and merits conservation, justified on
architectural or historical grounds; and

d. the housing will remain affordable in perpetuity, as secured by planning
obligation.

3. Proposals for the conversion of rural buildings to self-catering tourist
accommodation will be permitted where they comply with Clause 1 and it can be
demonstrated that:

a. the change of use or conversion to employment uses or to affordable
housing is not viable;

b. there is a proven market demand for the proposed development;
c. the building is redundant and merits conservation, justified on

architectural or historical grounds; and
d. the scheme provides affordable housing as a component part of the

proposal in accordance with Policy CS 3.

4. For groups of buildings or larger buildings, proposals for conversion to housing
will only be permitted where they comply with Clause 1 and:

a. the change of use or conversion to employment uses, affordable
housing or self-catering tourism accommodation is not viable;

b. the housing forms a component part of a proposal for mixed use
development, including the provision of affordable housing, in
accordance with Policy DM 23;

c. the building is redundant and merits conservation, justified on
architectural or historical grounds; and

Rejected options:

1. Not to include affordable housing in the policy - Rejected because the policy provides
an additional opportunity to assist in the delivery of affordable housing for rural
communities where there is a demonstrated need, supporting the sustainability of the
rural community.

2. To adopt a different order of priorities for re-use of rural building - Rejected because
the policy accords with national planning guidance and with the priorities expressed
during the consultation on Issues and Options for the LDF.

3. To include the option of unrestricted open market housing in the policy - Rejected
because rural buildings generally form an important resource for the achievement of
sustainable rural communities, offering opportunities for local employment provision
and needs-based affordable housing. To allow the conversion of these buildings to
unrestricted open market housing would undermine the opportunity to maximise the
sustained benefits to the community that these buildings can provide.
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B.5 Services and facilities

5.1 This section is concerned with commercial, recreation and community services and
facilities and should be read in conjunction with Policies CS 5 and 7 of the Core Strategy.

Retail development

5.2 The policy relating to primary commercial areas and retail development have been
developed to accord with Policy CS 6 and to achieve the following objectives:

Objectives

To protect existing retail businesses where appropriate.
To encourage new retail development in sustainable locations, of a scale appropriate
to its location.
To encourage a full range of retail facilities in each town, thereby enhancing and
protecting their viability and vitality.
To maintain and increase appropriate shopping facilities in villages, to serve the need
of the local residents.

5.3 Planning Policy Statement 6 (PPS 6) – Positive Planning for Town Centres (ODPM,
2005) seeks to promote the vitality and viability of town centres by focusing development
in town centres and encouraging a wide range of services in centres in a quality, accessible
environment.

5.4 Information on town centres and retail is provided in the North Cornwall Town Centre
and Retail Study (NCDC, 2005), as updated in 2007, which highlight the importance of
protecting existing retail provision, whilst securing additional town centre diversity.

Information Box

North Cornwall Retail Study (2007 update)

The main conclusions of the North Cornwall Retail Study (2007 update) with regard
to the six towns (based on questionnaires and estimated trading figures):

Bodmin respondents would like to gain a broad mix of retailers in accessible locations.
If current trends continue, there will be a need for additional comparison (non-food)
floor space and no need for additional convenience outlets by 2026.

Launceston respondents would like to have more of the cheaper non-food shops. If
current trends continue, there will be a need for additional comparison (non-food) floor
space and no need for additional convenience outlets by 2026.
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Bude respondents would like to expand retail provision to cater for a broad mix of
residents and visitors. If current trends continue, there will be no need for additional
convenience outlets and little need for additional comparison (non-food) floor space
by 2026.

Wadebridge respondents would like a more diverse quality non-food offer. If current
trends continue, there will be capacity for additional convenience outlets and little
need for additional comparison (non-food) floor space by 2026.

Camelford respondents would like to gain further non-food outlets. If current trends
continue, no further outlets will however be required by 2026.

Padstow respondents would like to havemore convenience and comparison (non-food)
outlets. If current trends continue, there will be capacity for additional convenience
outlets and little need for additional comparison (non-food) floor space by 2026.

The study however also finds that a large amount of expenditure is lost to retail centres
outside the district. Increased retail investment in the district towns may counter this
leakage of expenditure and enhance the viability and vitality of the towns.

5.5 Primary Commercial Areas are identified in the towns of Bodmin, Launceston,
Wadebridge, Bude, Camelford and Padstow, as shown on the proposals map, which form
the heart of their shopping centres and contain the main concentrations of shops. Within
the towns new retail development should be located and existing retail development
retained within these areas, thus enhancing the vitality and vibrancy of the town centre.

5.6 Proposals for retail development within and outside Primary Commercial Retail Areas,
with the exception of proposals for retail development in villages, will be assessed against
national planning policy as set out in PPS 6, in particular paragraphs 3.3 to 3.32. A
sequential approach will be adopted with regard to retail development, where all options
in the centre should be examined before less central sites are considered. Larger retail
developments outside the Primary Commercial Area may detract significantly from the
vitality of the town centre as they may draw people away from the centre as well as lead
to an increase in the need to travel. Such developments must therefore be justified by an
assessment of quantitative and qualitative need of the proposal. Proposals within Bodmin
town centre should furthermore take account of the Bodmin Town Centre Framework Plan
(NCDC/GVA Grimley, 2007)

5.7 Proposals for development other than A1 retail may detract from the vitality and
vibrancy of the town centre, for instance the increase in A2 financial services in town
centres has adversely affected town centre vitality over recent years. Similarly the

62

Generic Development Management Policies - Preferred options : October 2007



conversion from shops into housing development has a negative effect on the vitality of
the town centre. Such uses should therefore be located on the upper floors within the
Primary Commercial Area, wherever possible.

Policy DM25 –Retail Development in Town Centres

Proposals for new and extensions to existing retail, office, leisure, public service and
housing development will be permitted in the Primary Commercial Areas shown on
the Proposals Map insets, provided they:

a. protect and enhance the vitality and viability of the area;
b. non-retail proposals are located on the upper floors, wherever practicable; and
c. protect and where possible enhance the amenity of the area in terms of smell,

noise and litter.

Rejected option:

1. None considered as the policy reflects national planning policy as well as the outcome
of the Issues and Options consultation of the LDF where strong support was expressed
for maintaining vibrant town centres through mixed uses, including re-use of upper
floors above shops and where half the respondents supported the consolidation and
reinforcement of the town centre function within the Primary Commercial Areas.

5.8 Retail facilities in villages and in neighbourhood centres in the larger towns provide
for daily shopping needs, in close proximity to the customers. The loss of these retail
facilities through alternative development proposals will therefore not be permitted where
this would be detrimental to the local population and to the vitality of the local centre.

5.9 New retail proposals in local centres would add to their vitality provided the proposals
relate to the needs of the local population, are in an easily accessible location and do not
detract from the character of the area.

Policy DM26 – Retail Development in Villages and Residential Neighbourhoods

1. In villages and residential neighbourhoods in towns, development proposals
resulting in the loss of shops will not be permitted where the level of easily
accessible convenience shopping services available to the local community would
be significantly harmed.

2. New local convenience shopping facilities will be permitted in residential
neighbourhoods in towns and in or on the edge of villages where:

a. the scale of the facility is related to the needs of the locality; and
b. they are conveniently accessible to potential users.
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Rejected option:

1. None considered as the policy reflects national planning policy as well as the outcome
of the Issues and Options consultation of the LDF which in relation to village shops
revealed strong support for the retention of existing shopping facilities and for allowing
appropriate new facilities.

5.10 Retail development in the countryside may be appropriate where it supports the
rural economy and accords with general sustainability principles. Garden centres require
special consideration as, in contrast to farm shops and garden nurseries, they normally
sell goods additional to those produced on site, are large scale and attract large numbers
of customers/visitors. In accordance with the principles as set out in PPS7 (in particular
key principle iii) new garden centres should therefore be located on the edge of settlements
as named in the Core Strategy; existing garden centres should not be extended significantly
where they are located away from such settlements.

Policy DM27 – Retail Development in the Countryside

1. In the countryside, proposals for new or extensions to specialist retail
developments such as garden nurseries will be permitted only where:

a. the site is in an easily and safely accessible location which minimises
the use of the private car;

b. the scale and design of the development, including associated facilities
and activities do not adversely affect the character of the countryside
or local amenities; and

c. the development would not undermine the viability of nearby
settlements.

2. New garden centres will only be permitted within or adjacent to settlements as
identified in the Core Strategy.

Rejected option:

1. To allow new garden centres elsewhere in the countryside - Rejected because garden
centres tend to sell a wide range of goods and attract large numbers of customers,
which is inappropriate and unsustainable in locations away from centres of population,
and contrary to the aims and intentions of Policy CS1.
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Community facilities

5.11 Community facilities include community services such as education, social services,
health care and facilities such as village halls, public houses, places of worship, sport and
leisure facilities, public open spaces, allotments and public car parks.

5.12 The policy relating to community facilities has been developed to accord with Policy
CS 7 of the Core Strategy and to achieve the following objectives:

Objectives

To encourage the enhancement of existing community facilities.
To resist the loss of existing community facilities.
To encourage provision of new facilities where needed, in sustainable locations.

5.13 Community facilities are essential to the quality of life of residents of the district and
are key to social and cultural inclusion.

5.14 The provision and retention of a wide range of services cannot be guaranteed by
the planning system alone as a number of other bodies and agencies are involved in
decisions concerning community service provision. However, appropriate planning policy
will facilitate the provision, improvement and retention of appropriate services.

5.15 The provision of adequate sport and recreation facilities and other important
community facilities such as village halls can similarly be facilitated through the inclusion
of a robust policy in combination with an audit of the level of existing and required facilities.
Such an audit has been undertaken in North Cornwall in the form of a Community Facilities
Survey (NCDC, 2006). The survey provides the evidence base on existing community
facilities and the need for improvements and new facilities in the district.

5.16 Community facilities by their very nature should be easily accessible by the
community it serves and should therefore be located in sustainable locations, within or
immediately adjacent to villages and towns, in accordance with national and regional
sustainability objectives and Policy CS 1.

5.17 The loss of community facilities can mean the difference between a vibrant,
sustainable community and a dormant, unsustainable community, especially in communities
not well served by public transport. The retention of community facilities is therefore
important and only where it is demonstrated that the facility is no longer suitable and an
over-provision of the facility exists in the area, will the loss of community facilities through
change of use or re-development be permitted.

Policy DM28 – Community Facilities

1. Development proposals for sport, recreation and other community facilities will
be permitted where:
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a. the proposal is for a new facility where an identified need for this facility
is demonstrated, or for the enhancement of an existing facility; and

b. the facility is in a location that is easily accessible via a range of
transport modes, including access on foot, bicycle and public transport

2. Proposals that would result in the loss of an existing sport, recreation and/or
community facility will only be permitted where:

a. alternative provision of at least equivalent sport, recreation and/or other
community benefit is provided as part of the scheme or through
financial contributions as agreed with the Council; or

b. the existing facility is demonstrated to be of low quality and value and
there is an over-provision of this type of facility in the area.

Rejected option:

1. None considered as the policy accords with national guidance and the emerging
Regional Spatial Strategy and with the views expressed during the consultation of
the Issues and Options stage of the LDF.
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C Implementation and Monitoring

0.1 In accordance with the requirements of the Planning and Compulsory Purchase Act
2004 the Council will prepare an Annual Monitoring Report. The report will be submitted
to the Secretary of State towards the end of each calendar year. The Annual Monitoring
Report will include an assessment of the extent to which national targets and strategic
objectives and policies in this and other development plan documents are being achieved.

0.2 Indicators have been developed which provide a consistent basis for monitoring the
performance of the development management policies against the spatial objectives. A
number of indicators identified are linked to national policy instead of policies in this
document. This is the case for issues that are comprehensively dealt with by national
policy, ruling out the need for a local policy. The indicators are set out in the following
table.

0.3 The indicators will provide the basis for identifying where the generic development
management policies DPD needs to be strengthened, maintained or revised. At this stage
the document sets out the preferred options for policy direction; results of continuing
monitoring and consultation on this document will be reflected, where appropriate, in the
submission version and eventually the adopted generic development management policies
DPD. This document is accompanied by a formal Sustainability Appraisal report, considering
the social, environmental and economic effects of the strategy and policies, particularly
with regard to measuring the contribution towards achieving sustainable development.

0.4 The Annual Monitoring Report will also include an assessment of local development
document preparation against milestones and timescales set out in the Local Development
Scheme. The Local Development Scheme will be annually monitored, assessing changes
and progress that has taken place each year between 1st April and 31st March.

TargetPartner/implementation
organisations

IndicatorDevelopment
Management Policy

1a. Reduce
incidence of

District Council,
County Council,

Change through
development in

DM1 Landscape

development in
protected landscape
1b. No major
development in the
undeveloped AONB

AONB Unit, Natural
England

protected
landscapes by type
(Local Indicator)
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TargetPartner/implementation
organisations

IndicatorDevelopment
Management Policy

2. No net loss per
type of habitat and
species in:

(i) areas designated
for biodiversity
and/or geo-diversity
value

District Council,
Natural England

Changes in areas
and populations of
biodiversity
importance, including

(i) change in priority
habitats and species
(by type)

DM2Biodiversity and
geo-diversity

(ii) elsewhere(ii) change in areas
designated for their
intrinsic
environmental value
including sites of
international,
national, regional,
sub regional or local
significance

(Core Indicator: 3a)

N/ADistrict Council,
County Council:
Archaeology Unit

N/AArchaeology:
implementation of
national policy as set
out in PPG16 will be
sought

No loss of qualityDistrict Council,
English Heritage,
private sector

The quality of the
district’s listed
buildings and
conservation areas
(Local Indicator: 3d)

Listed buildings and
conservation areas:
implementation of
national policy as set
out in PPG15 will be
sought

None approvedDistrict Council,
Environment Agency

Amount of
development allowed

DM3 Flood risk and
sustainable drainage

in the floodplain
contrary to advice
from the
Environment Agency
(Core Indicator: 3b)

None approvedDistrict Council,
private sector

Amount of
development allowed

DM4 Design of new
development:
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TargetPartner/implementation
organisations

IndicatorDevelopment
Management Policy

general design,
amenity, landscaping
and waste facilities

without waste
facilities (unless not
appropriate)
(Local Indicator)

None approvedDistrict Council,
private sector

Amount of
development allowed

DM5 Design of new
development:

where NCDC openaccess, parking and
open space space standards

have not been met
(Local Indicator)

N/A

.

District Council,
Environment Agency

Air quality

(Contextual
Indicator: 3f)

Pollution:
implementation of
national policy as set
out in PPS23 will be
sought .

River quality
N/A

(Contextual
Indicator: 3g)

N/ADistrict Council,
private sector,

Renewable energy
installed by type
(Core Indicator: 4f)

DM6 Renewable
energy development

Cornwall Sustainable
Energy Partnership

N/ADistrict Council,
private sector

Renewable energy
installed as part of
new development
(Core Indicator: 4f)

DM7 Renewable
energy in new
development

N/ANumber of buildings
allowed that attain

DM8 Efficient use of
resources

very good BREEAM
rating or level 1 of
Code for Sustainable
Homes
(Local Indicator)

N/ADistrict Council,
County Council:

Number of major
developments that

DM9 Transport
assessments and
green travel plans highways

department
have a Green Travel
Plan agreed and
implemented
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TargetPartner/implementation
organisations

IndicatorDevelopment
Management Policy

[Local Indicator]

N/ANumber of dwelling
completions by type
and size

[Local Indicator]

DM10 Location and
mix of housing
development

Household
composition

[Contextual Indicator:
1f]

Household tenure

[Contextual indicator:
1g]

Majority in (ii)
Average density of
developments to
exceed 30 dph

District Council,
Private sector

Percentage of new
dwellings completed
at:

(i) less than 30
dwellings per hectare

DM11 Housing
density

everywhere and to
exceed 40 dph
across Housing
Market Area(ii) between 30 and

50 dwellings per
hectare

(iii) over 50 dwellings
per hectare

[Core Indicator: 1c]

N/ADistrict Council,
private sector

N/ADM12 Local needs
housing

1. 35% of all
residential

District Council,
SWRDA, private
sector

Affordable housing
completions
[Core Indicator: 1d]

DM13 Affordable
housing

development
2006-2026;
equivalent to 130
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TargetPartner/implementation
organisations

IndicatorDevelopment
Management Policy

affordable dwellings
per annum.
2. 50% of new
housing on qualifying
sites to be
affordable.

N/AAffordable housing
completions as part

DM14 Exception
sites for affordable
housing of a rural exception

site
[Local Indicator:
1d(i)]

N/AAffordable dwellings
achieved as result of

DM15 Removal of
occupancy
conditions lifting of occupancy

condition
[Local Indicator:
1d(ii)]

N/AN/ADM16 Replacement
dwellings in the
countryside

N/ADistrict Council,
Housing

Number and type of
G&T sites allowed
[Local Indicator]

DM17 Gypsy and
travellers sites

Associations, private
sector

3.25 ha per annum

.

District Council,
private sector

Amount of floor
space developed for
employment by type

[Core Indicator: 2a]

DM18 Employment
development

.

N/AAmount of floor
space developed for
employment by type,
in employment or
regeneration areas

.

.

[Core Indicator: 2b]
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TargetPartner/implementation
organisations

IndicatorDevelopment
Management Policy

NoneAmount of
employment land lost

DM19 Loss of
employment land

to residential
development
[Core Indicator: 2f]

N/ADistrict Council,
private sector

Number of mixed
use developments

DM20 Mixed use

allowed by type,
including affordable
live-work units

(i) within
development
boundaries

(ii) as conversion of
rural building

[Local Indicator]

Increase in rural
based economic

Number and type of
rural diversification
scheme permitted
[Local Indicator: 2g]

DM21 Farm
diversification

activity (base date
2006).

N/ANet gain/loss of
tourist attractions
[Local Indicator]

DM22 Tourist
attractions

1. Increase in range
of tourist
accommodation.

2. No increase in
overall
accommodation
capacity.

District Council,
private sector

Net gain/loss of
tourist
accommodation by
type (base date
2006).
[Local Indicator]

DM23 Tourist
accommodation

3. Reduce loss of
existing
touring-caravan sites

72

Generic Development Management Policies - Preferred options : October 2007



TargetPartner/implementation
organisations

IndicatorDevelopment
Management Policy

to permanent static
caravan/chalet
development .

4. No loss of hotels
to other uses.

Majority to
employment use and

Number of rural
[Local Indicator]

DM24 Conversion
and re-use of rural
buildings affordable housing.

None to unrestricted
market housing that
is not part of mixed
use development.

Increase in
commercial and

District Council,
private sector

Amount of completed
retail, office and

DM25 Retail
development in town
centres leisure activity inleisure developments

each Primary
Commercial Area.

.

in and adjacent to
Primary Commercial
Areas.

[Local Indicator]
.

Amount of retail units
lost to residential use
in Primary
Commercial Areas

No net loss of the

.

.[Core Indicator: 4d]

N/A

.

Amount of completed
retail developments
in villages and

DM26 Retail
development in
villages and

residential
neighbourhoods

[Local Indicator]

residential
neighbourhoods .

None

.Amount of retail units
lost in villages and
residential
neighbourhoods

.
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TargetPartner/implementation
organisations

IndicatorDevelopment
Management Policy

[Local Indicator]

N/AAmount of completed
retail developments
in the countryside
[Local Indicator]

DM27 Retail
development in the
countryside

N/A

.

District Council,
parish/town councils,
community groups,
private sector

Amount of new
community facilities
completed by type.

Local Indicator:

DM28 Community
facilities

.

NoneNet loss of
community facilities
by type .

[Local Indicator]

Table C.1 Generic Development Management Policies - key indicators
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D Sustainability Appraisal

a. Local Authorities are required to undertake a sustainability appraisal during the
preparation of Local Development Documents. The requirement is to ensure that
sustainable development is at the heart of decisions at every stage of plan making
and is an integral part of the process. The Generic Development Management Policies
DPD has been subject to a Sustainability Appraisal, to examine the social,
environmental and economic effect of the strategy, to ensure that sustainable
development will be the outcome.

b. The Sustainability Appraisal incorporates the requirements of the Strategic
Environmental Assessment in accordance with European UK legislation.

c. The Sustainability Appraisal is an iterative, on going process and is integral to the
preparation of the Generic Development Management Policies DPD. The Appraisal,
in accordance with its stated purpose has considered the effects of the emerging
strategy on the environment and other aspects of sustainability. The findings and
recommendations of the Sustainability Appraisal have been considered and
incorporated into the development plan document.
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E Appendix

Appendix

Annex A - List of development management policies in this document

Environment

Policy DM 1 - Landscape

Policy DM 2 - Biodiversity and geodiversity

Policy DM 3 - Flood risk and sustainable drainage

Policy DM 4 - Design of new development: general design, amenity, landscaping and
waste facilities

Policy DM 5 - Design of new development: access, parking and open space

Renewable Energy, Efficient Use of Resources and Green Travel

Policy DM 6 - Renewable energy development

Policy DM 7 - Renewable energy in new development

Policy DM 8 - Efficient use of resources

Policy DM 9 - Transport assessments and green travel plans

Housing

Policy DM 10 - Location and mix of housing development

Policy DM 11 - Housing density

Policy DM 12 - Local needs housing

Policy DM 13 - Affordable housing

Policy DM 14 - Exception sites for affordable housing

Policy DM 15 - Removal of occupancy conditions

Policy DM 16 - Replacement dwellings in the countryside

Policy DM 17 - Gypsy and travellers sites
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Local Economy

Policy DM 18 - Employment development

Policy DM 19 - Loss of employment sites

Policy DM 20 - Mixed use

Policy DM 21 - Farm diversification

Policy DM 22 - Tourist attractions

Policy DM 23 - Tourist accommodation

Policy DM 24 - Conversion and re-use of rural buildings

Services and facilities

Policy DM 25 - Retail development in town centres

Policy DM 26 - Retail development in villages and residential neighbourhoods

Policy DM 27 - Retail development in the countryside

Policy DM 28 - Community facilities
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Annex B - Correlation between Core Policies and Development
Management Policies

CS Policy TitleCorresponding CS
Policy

DM PolicyDM Policy Title

Sustainable
Development

Core Policy 1DM 1Landscape

Sustainable
Development

Core Policy 1DM 2Biodiversity and
Geodiversity

Sustainable
Development

Core Policy 1DM 3Flood risk and
sustainable
development

Sustainable
Development

Core Policy 1DM 4Design of new
development:
general design,
amenity, landscaping
and waste facilities

Sustainable
Development

Core Policy 1DM 5Design of new
development access,
parking and open
space

Sustainable
Development

Core Policy 1DM 6Renewable energy
development

Sustainable
Development

Core Policy 1DM 7Renewable energy
development in new
development

Sustainable
Development

Core Policy 1DM 8Efficient use of
resources

Sustainable
Development

CS 1DM 9Transport
assessments and
green travel plans

Sustainable
Development &
Spatial Strategy

CS 1 & 8-14DM 10Location and mix of
housing
development

Sustainable
Development

CS 1DM 11Housing Density
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CS Policy TitleCorresponding CS
Policy

DM PolicyDM Policy Title

Spatial Strategy
Padstow & village
development

CS 13 & 14DM 12Local needs housing

Affordable housingCS 3DM 13Affordable housing

Affordable housingCS 3DM 14Exception sites for
affordable housing

Affordable housingCS 3DM 15Removal of
occupancy
conditions

Sustainable
Development

CS 1DM 16Replacement
dwellings in the
countryside

Sustainable
Development

CS 1DM 17Gypsy and travellers
sites

Economic
Development

CS 5DM 18Employment
development

Economic
Development

CS 5DM 19Loss of employment
land

Economic
Development

CS 5DM 20Mixed use

Economic
Development

CS 5DM 21Farm diversification

Economic
Development &
Tourism

CS 5 & 6DM 22Tourist Attractions

Affordable housing,
Economic

CS 3, 5 & 6DM 23Tourist
accommodation

Development &
Tourism

Affordable housing,
Economic

CS 3, 5 & 6DM 24Conversion and
re-use of rural
buildings Development &

Tourism

Economic
Development

CS 5DM 25Retail development
in town centres
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CS Policy TitleCorresponding CS
Policy

DM PolicyDM Policy Title

Economic
Development

CS 5DM 26Retail development
in villages and
residential
neighbourhoods

Economic
Development

CS 5DM 27Retail development
in the countryside

Community
Infrastructure

CS 7DM 28Community facilities

Table E.1 Table showing main correlation between Core Policies and Developmet Management Policies
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F Glossary

Glossary

Affordable housing as defined by PPS3 is:
non-market housing, which can include

Affordable housing

social-rented housing and intermediate
housing, provided to specified eligible
households whose needs are not met by
the market. Affordable housing should:

Meet the needs of eligible households
including availability at a cost low
enough for them to afford, determined
with regard to local incomes and house
prices.
Include provision for the home to
remain at an affordable price for future
eligible households or, if these
restrictions are lifted, for the subsidy to
be recycled for alternative affordable
housing provision.

Social rented housing is rented housing
owned and managed by local authorities
and registered social landlords for which
guideline target rents are determined
through the national rent regime. It may also
include rented housing owned or managed
by other persons and provided under
equivalent rental arrangements to the
above, as agreed with the local authority or
with the Housing Corporation as a condition
of grant.

Intermediate affordable housing is housing
at prices and rents above those of social
rent but below market prices or rents and
which meet the criteria set out above. These
can include shared equity products (e.g.
Homebuy), other low cost homes for sale
and intermediate rent.
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Glossary

A positive element or elements that
contribute to the overall character or
enjoyment of an area.

Amenity

A subsidiary or secondary use or operation
closely associated with the main use of a
building or piece of land

Ancillary use

Site identified on the proposals map for
development.

Allocations

A report on our performance in keeping to
the documents making up the local

Annual Monitoring Report

development framework. It includes a
review of the local development scheme’s
timetable and monitors the success of
policies in development plan documents.

Area designated solely for its landscape
qualities (including landform and geology,

Area of Outstanding Natural Beauty

biodiversity and historic features), for the
purpose of conserving and enhancing its
natural beauty.

The whole variety of life on earth. It includes
all species of plants and animals, their

Biodiversity

genetic variation and the ecosystems of
which they are a part.

Previously developed which is or was
occupied by a permanent structure,

Brownfield land

including the curtilage of the developed land
and any associated fixed surface
infrastructure.

Legal uses of property are defined as use
classes. A change of use within the same

Change of Use

use class under the ‘Use Classes Order’
does not require planning permission; a
change to a different use class normally
does.

A national standard for the sustainable
design and construction of new homes. It

Code for Sustainable Homes

comprises a star rating system that shows
the sustainability of a new home as a
complete package.
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Glossary

A local housing need for a “sole private
residence” is determined to be achieved
subject to the following qualification:

Community/Local housing need

persons who have been ordinarily
resident in the parish or an adjoining
parish for the past three years or for a
continuous period of five years at some
time in the past;
persons who have been in full-time
permanent employment for three years
in the parish or adjoining parish, who
need to live closer to their work; or
persons who can demonstrate an
immediate family connection to the
locality; in that the persons mother
father, son or daughter has been
ordinarily resident in the parish or an
adjoining parish for the past 5 years
and where a caring dependent
relationship can be established.

A document, which promotes the economic,
social and environmental wellbeing of our

Community Strategy

areas and helps us to make sure any
development can be provided and
maintained in the long term without
damaging the environment or wasting
natural resources. Copies of the Cornwall
and the North Cornwall community
strategies are on the websites at
www.cornwall.gov.uk and www.ncdc.gov.uk.

This sets out the main elements of the
planning framework for the area. It sets out

Core Strategy

a vision and aims for the area, and a
number of main policies. All other
development plan documents must keep to
the Core Strategy.

The area normally within the boundaries of
a property surrounding the main building
and used in connection with it.

Curtilage

Spatial planning document prepared by the
local planning authority that is subject to an

Development Plan Document
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Glossary

independent public examination. They can
cover a range of issues, and will set out the
main spatial strategy, policies and proposals
of the Council.

A site, which is developed for affordable
housing where there is a normal
presumption against housing development.

Exception Site

The variety of rocks, minerals, fossils (the
geology), together with the variety of soils,

Geodiversity

natural processes and landforms (the
geomorphology) found within a particular
area.

An area of natural or semi-natural habitat
providing easy access for species of plants
and animals to move from place to place.

Green corridor

A study into the long term housing demand,
supply and needs of a market area. A

Housing Market Assessment

market area can be defined, as the
geographic area within which the majority
of households move.

A report which encourages people in the
local community to become involved at an

Issues and options report

early stage in the local development
framework process, by asking for comments
on a range of important issues affecting
development and land use.

The term given to the range of local
development documents (see below) that

Local Development Framework

provides the framework for the planning
strategy for the area.

A collective term for services such as roads,
electricity, sewerage, water, education and
health facilities.

Infrastructure

Local development documents are those
documents that together make up the local

Local Development Documents

development framework. They include
development plan documents,
supplementary planning documents and
this statement of community involvement.
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Glossary

This is the plan, covering a three-year
period, for producing all documents, which

Local Development Scheme

make up the local development framework.
It identifies each local development
document, stating which will be
development plan documents and which
will be supplementary planning documents,
and sets a timetable for preparing each.

Measures requested/carried out in order to
limit the damage by a particular
development or activity.

Mitigation measures

A document covering the social, economic
and environmental issues relevant to the

Parish Plan

local community. It should bring together
the views and needs of the whole
community.

Limitation or requirement attached to a
planning permission by the planning
authority when it is granted.

Planning condition

Legal agreements between a planning
authority and a developer, or undertakings

Planning obligations

offered unilaterally by a developer, that
ensure that certain extra works related to a
development are undertaken.

Statements of Government policy on a
range of issues- to be replaced by Planning
Policy Statements.

Planning Policy Guidance

A report, which sets out policy, issues,
including alternative approaches (where
appropriate), for all the main issues

Preferred Options Report

A statutory document setting out regional
spatial strategy and policies.

Regional Spatial Strategy

The area beyond the development
boundaries of the Bodmin, Launceston,

Rural area

Bude, Wadebridge, Camelford and
Padstow.

A planning principle that seeks to identify,
allocate or develop certain types or

Sequential approach
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Glossary

locations of land use before others. For
example, previously developed sites before
greenfield sites, or town centre retail sites
before out of town sites.

Positive action taken to include all sectors
of society in planning and other
decision-making.

Social inclusion

Extending beyond land use planning to
bring together policies for the development

Spatial Planning

and use of land with other polices and
programmes which influence the nature of
places and how they function.

A local development document, which
provides extra advice and information about
a specific policy or proposal.

Sustainability Appraisal

Sustainable communities’ meet the diverse
needs of existing and future residents, their
children and other users, contribute to a

Sustainable communities

high quality of life and provide opportunity
and choice. They achieve this in ways that
make effective use of natural resources,
enhance the environment, promote social
cohesion and strengthen economic
prosperity (source: The Egan Review: skills
for sustainable communities, ODPM, April
2004).

In broad terms this means development that
meets the needs of the present without

Sustainable Development

compromising the ability of future generation
s to meet their own needs.

Benefits of a social, economic and/or
environmental nature that are of great

Sustainability Importance
(reasons of overriding sustainability
importance) importance for the local or wider community

in the weighing up of the impacts arising
from a development.

The physical features of an area, such as
hills and valleys.

Topography

Overnight accommodation for tourists
including hotels, guesthouses, Bed and

Tourist accommodation
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Glossary

Breakfasts, holiday cottages, static
caravans, touring sites and group
accommodation.

A group of land use categories defined by
the Use Classes Order and within which

Use Class

permitted development rights may be
exercised.

In terms of retailing, vitality is the capacity
of a centre to grow or to develop its level of

Vitality and Viability

commercial activity. Viability is the capacity
of a centre to achieve the commercial
success necessary to sustain the existence
of the centre.

Table F.1 Glossary
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