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Foreword

A Framework for Penwith 

Penwith District Council has prepared this Preferred Options paper for consultation as part 
of the Penwith Local Development Framework. The consultation period for this document 
will run from Thursday 7th February to Tuesday 25th March 2008.

It follows on from consultation undertaken on the Issues & Options during February and 
March of 2007. 

The Core Strategy is the first Development Plan Document to be prepared by Penwith 
District Council. It is a key document in the Local Development Framework (LDF) and will 
set out the planning strategy and objectives for the future development of the District over 
the next 20 years. 

To make your views on the document known please complete a representation form and 
return it to:

Policy Team
Sustainable Development & Improvement
Penwith District Council
Council Offices
St Clare
Penzance
Cornwall
TR18 3QW

You can get a representation form by phoning:  (01736) 336554.

Alternatively  you  can  download  a  representations  form  from  the  Council's  website  - 
www.penwith.gov.uk   or email the Policy Team – policyteam@penwith.gov.uk

To include your views at this stage, we need to hear from you by 5pm on Tuesday 25th 

March 2008.

Please note that comments made at this stage cannot be treated as confidential, 
and will be made available for public inspection before and after the document has 
been submitted to the Secretary of State.

Our adopted  Statement of Community Involvement (SCI) sets out our commitment to 
keeping you informed on the  progress on the Local Development Framework, including 
how your feedback will shape our thinking. As part of this, we will produce a summary of 
the feedback we receive from this stage of consultation and explain how it will feed into the 
next stage of developing the Core Strategy for Penwith.





1. Introduction

1.1 In September 2004 a new planning system was brought into effect through the  
introduction of the Planning and Compulsory Purchase Act. 

1.2 A  Regional  Spatial Strategy  (RSS) is  being  produced  by  the  South  West  
Regional Assembly which will replace the existing Regional Planning Guidance  
(RPG10) and the Cornwall Structure Plan, while at the District level the  Local  
Development Framework (LDF) will replace the Penwith Local Plan. 

1.3 The Local Development Framework for Penwith will be made up of a number of 
development plan documents (DPDs).  The  Core Strategy is the first  of these  
documents which includes:

➔ Objectives to guide change in the District over the next 20 years.

➔ A development strategy for the towns, villages and countryside to direct 
where new development will go.

➔ Policies that  will  help  to  achieve  the  vision  and  the  overall  strategy  for 
Penwith.

All other documents in the LDF will have to conform with the Core Strategy and 
therefore it is important that we get this document right.

1.4 The preparation of the LDF involves working with the people of Penwith, as well as 
organisations that are active in the District, to provide a joined up approach to  
managing change in Penwith over the next 20 years.

1.5 One of the main tasks for the LDF is to direct where new development will go.  
However, it will go beyond a narrow land use focus and set out a more detailed 
strategy for delivering social, economic and environmental objectives that relate to 
the use of land. It is a plan for Penwith that affects the nature of our area, as a 
place to live, work and socialise. In doing so it will take account of other strategies 
and plans that have an impact on land use in the District.

Preparing the Core Strategy

1.6 There will be one further stage where responses will be sought from the public on 
the content of the Core Strategy. This will be the Submission Document which will 
be sent to the Secretary of State for approval later in the year.

1.7 The full programme for the preparation stages of the Core Strategy  and the other 
documents which make up the LDF is set out in the Local Development Scheme 
which is also available on the Penwith website  www.penwith.gov.uk
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2. Spatial Portrait of Penwith District

Environment 

2.1 Located at the far end of the Cornwall  peninsula,  Penwith is the westernmost  
District in mainland England and borders the District of Kerrier. Geographically  
Penwith is the smallest District in Cornwall covering an area of approximately 117 
square miles.  Running from Godrevy Point in the east to Lands End in the west, 
the District is approximately 17 miles in length and about 5 miles across at its  
widest  point,  and is  surrounded on three  sides  by approximately  53 miles of  
coastline. 

2.2 Penwith is distinctly divided into two 
geological  areas,  the  Granite  
Uplands and the Lowland Country  
Killas. The Uplands form an arc of  
gently rounded hills with occasional 
weather  exposed  rocky  outcrops  
(carns) encompassing an area from 
Trencrom Hill  (165m AOD)  in  the  
east,  to Trendine Hill  (247m AOD)  
and  Watch  Croft  (252m  AOD)  in  
west,  where  it  descends  to  the  
south  west,  terminating  at  
Chapel  Carn  Brea  (196m  AOD)  
overlooking  Sennen.  This  spinal  
ridge forms the main watershed of the District, feeding streams in all directions.  

2.3 The remainder of the District incorporates lowland country killas. Killas are soft  
rocks almost entirely comprised of slate which throughout Cornwall occupy the low 
lying land below the granite intrusions.

2.4 Penwith features a rugged coastline with many fine beaches which make the area 
a  renowned  holiday  destination.  The  coastline  is  one  of  the  District's  most  
important features  with approximately 34 miles of the length having been awarded 
the national designation of Heritage Coast. 

2.5 Much of the District (over 46%) falls within Area of Outstanding Natural Beauty  
(AONB) designations and there are also 19 designated Sites of Special Scientific 
Interest  (SSSI).  Advances  in  hard  rock  mining  and  engineering  technologies  
during the 18th and 19th centuries transformed the landscape and economy of  
Cornwall. Distinctive physical remains of derelict mine workings are apparent in  
the landscape today. In recognition of this  mining heritage, World Heritage Site 
status was granted in 2006 for the Cornwall and West Devon mining landscape. 
Three distinct areas within Penwith form part of the overall site; these are at Hayle, 
St. Just and its surrounding settlements, and at Goldsithney and its surrounding 
settlements.

2.6 The District is served by the A30 trunk road to access the M5 and motorway  
network at Exeter and is served by frequent high speed train links to London and 
cross-country services to Wales, Midlands, the North of England and Scotland. 
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Population 

2.7 At the time of the last census (2001) Penwith had a population of 63,012.  Penwith 
is largely a rural District with a low population density of 2.07 people per hectare. 
The District  is comprised of 18 wards, however, just under half the population live 
in the main urban centres of Penzance, Hayle and St. Ives.

2.8 In mid 2004 population growth was estimated to have risen to 64,209 (an increase 
of  1.9%  since  the  2001  census).  Population  growth  in  Penwith  is  currently  
estimated to be just under the national rate of growth, with a 4.5% rise (2,900  
people) expected over the next 10 years linked mainly with inward migration from 
outside the County.  

2.9 The average age of the population in Penwith at the time of the 2001 Census was 
higher than the national average at 43.1yrs. The proportion of people of retirement 
age was 24% compared with 18% nationally, and trends indicate that the number 
of elderly persons is rising steadily.  

2.10 In the 2001 Census, 9.2% of the total population of Penwith identified themselves 
as Cornish, significantly higher than the overall figure of 6.8% for Cornwall and the 
Isles of Scilly. There are also different groups of travellers in Cornwall, including 
Romany gypsies, Irish travellers and New Travellers.

Towns and Villages

2.11 The town of  Penzance, situated in Mounts Bay, has a population in excess of  
14,000,  and is  the largest  population  centre  in  the District.   Penzance is  the  
principal administrative and shopping centre of Penwith, serving the surrounding 
communities of Newlyn, Mousehole, Paul, Heamoor and Gulval.  It is considered 
to be one of the most important historic towns in the County, and is the only place 
in  Cornwall  to  feature a promenade.  The town is  the focal  point  of  the local  
transport  network,  offering rail,  coach and sea travel  (with regular  freight  and  
passenger links to the Isles of Scilly by sea and air).  

2.12 The neighbouring fishing port of Newlyn has a population of 3,700. The fish catch 
brought into Newlyn harbour annually is the biggest in England and Wales and a 
regeneration programme for the harbour has recently been completed. Newlyn is 
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also  world-renowned  as  an  artists  colony,  having  been  the  birthplace  of  the  
influential 'Newlyn School' of artists in the early 1880's.

2.13 The town of St. Ives has a population of approximately 7,000, with a further 3,000 
people living in the adjacent settlement of Carbis Bay. St. Ives and Carbis Bay are 
very popular tourist resorts with several sandy beaches. St. Ives town centre is  
characterised by narrow cobbled streets and traditional granite cottages leading  
towards the harbour. It is a world famous centre for art with many studios and  
galleries, and is home to the Tate St. Ives which opened in 1993.  Due to its  
location and size, St. Ives suffers from transport and accessibility issues especially 
during the summer months. There is, however, a very successful branchline which 
links St. Ives to the main railway network (described as one of the most scenic  
railway routes in Britain).

2.14 The town of  Hayle has a population of approximately 8,000.  Hayle lies in the  
crescent of St. Ives Bay and is surrounded by three miles of beach and sand  
dunes,  making  much  of  the  periphery  of  the  town  ecologically  sensitive.  In  
addition, the Hayle estuary is a haven to many migratory birds,  including rare  
species. Hayle harbour and its environs suffer from dereliction at present, and are 
key sites for regeneration proposals which could bring jobs, housing and increased 
prosperity  to  the  area.  Much  work  has  already  taken  place  within  the  town.  
Projects  completed  or  actively  underway to  date include the refurbishment  of  
historic  buildings  at  Harvey's  Foundry,  the  Hayle  Townscape  Initiative,  
streetscaping at Copperhouse and the new Hayle Skate Bowl. Areas of the town 
are also covered by the World Heritage Site designation for its mining landscape. 
Being  a  linear  town,  Hayle  suffers  from  having  no  distinct  town  centre  and  
therefore has no focal point. Rather, it is served by two separate shopping cores, 
based around the town's industrial heritage. Hayle lies on the A30 trunk road and 
also has a mainline railway station, although few trains stop there at present, with 
most  trains  stopping  at  nearby  St.  Erth  which  connects  to  the  St.  Ives  
branchline. 

2.15 The town of St. Just is the main centre within the more remote western part of the 
District, which was once an important mining area. St. Just town centre provides a 
valuable range of  facilities and services to  the residents of  the town and the  
surrounding villages and rural areas, although it does rely on Penzance for many 
of its services.  The internationally important tin mine at Geevor, sits at the heart of 
the St. Just Mining District which is a constituent part of the Cornwall and West  
Devon Mining Landscape World Heritage Site. The town itself has a population of 
about 2,000, with a further 2,500 in the outlying villages and rural  areas.
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2.16 The town of  Marazion,  in Mounts Bay,  is an ancient market town which also  
serves as the gateway to the world famous St. Michael's Mount. Access to the  
Mount is by way of a causeway at low tide and by ferry boat at  other times.  
Marazion has a population of  approximately 1,500.

2.17 Much  of  the  rest  of  the  District  is  made  up  of  fishing  and  mining  villages,  
churchtown settlements, dispersed rural hamlets and farmsteads.

2.18 A serious issue for many of Penwith's rural  settlements is the lack of  modern  
infrastructure and services and the high cost of housing on the open market.

Transportation and Access to Services  

2.19 Given the predominantly rural nature of Penwith, access to services such as work, 
healthcare, education and shopping is an important and challenging issue.

2.20 Improving accessibility in Cornwall  is a key theme of the Cornwall  Community  
Strategy as well as being central to the transport strategy of the the Cornwall Local 
Transport Plan. 

2.21 The majority of bus services are operated by First and provide a broad range of 
regular links to and from Penzance which includes buses to Helston, St. Ives and  
St. Just.  In addition there are hourly services from both St. Ives and Penzance to 
Camborne, Redruth and Truro. First Group have reported congestion problems in 
some areas, which are contributing to the late running of  buses. However, on  
some rural routes services are at an extremely low level, particularly during the  
winter timetable period. 

2.22 The mainline  railway connects Penzance through to London Paddington. The  
railway stations in  Penwith  along the mainline are at  Penzance,  St.  Erth  and  
Hayle.  The St. Ives branchline connects St. Ives, Carbis Bay and Lelant with the 
mainline at St. Erth. In 2004 the Strategic Rail Authority designated the St. Ives 
Branchline as a pilot scheme for Community Railway status.

2.23 The Penwith 2025 Vision outlines the community's desire  to retain and protect the 
Penzance to Paddington train service (including the overnight sleeper service) and 
to ensure that the St. Ives branchline is a thriving community railway.   
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2.24 The safeguarding of the Isles of Scilly sea link is a key priority outlined in the 
Cornwall Local Transport Plan 2006-11, which comprises harbour improvements 
and a new passenger terminal at Penzance along with a combined freight and  
passenger vessel to replace the two existing vessels which are coming to the end 
of their economic lives. 

2.25 Penzance heliport is the base for helicopter flights to the Isles of Scilly as well as 
scenic flights.  There is also a civil airport at Lands End Aerodrome at St. Just  
which also offers scenic flights and flights to the Isles of Scilly.  

2.26 The development of cycle friendly infrastructure is a top priority to increase cycle 
use as part of the Local Transport Plan. The Cornish Way, the Cornish section of 
the National Cycle Network, was officially opened in 2001.  Around 300km of on-
road and off-road routes have been delivered. In Penwith one of the most popular 
stretches for leisure activity is the off road section linking Marazion Station House 
to Penzance Railway Station.  

Health and Deprivation

2.27 There are high levels of deprivation in the District, with 43.3% of the population in 
the most deprived national category.  In 2005 the average wage for a full-time  
worker  in  Penwith  was  26% lower  than  the  national  average.  Two  areas  of  
Penwith are ranked in the 10% most health deprived areas nationally, and 81% of 
all Penwith Wards were in the 20% most health deprived English Wards.

2.28 From the 2001 Census, 39% of Penwith households consisted of one or more  
persons  with  limiting  long-term  illness.  This  is  considerably  higher  than  the  
national average of 33%.  

2.29 The Office of National Statistics (ONS) predicts that the South West will continue 
to  reflect  a  demographic  profile  with  an  ageing  population  until  2021,  with  a  
significant increase in the proportion of residents over retirement age.  This will  
have implications for health services, housing and service provision.

  
2.30 The Cornwall and Isles of Scilly Primary Care Trust operate community hospitals 

within Penwith. These include Edward Hain Community Hospital at St. Ives and 
Poltair  Hospital  at  Madron,  near  Penzance.  There  are  two  Accident  and  
Emergency Departments in Cornwall, one at Treliske in Truro and one at West  
Cornwall Hospital in Penzance.  

2.31 The Royal Cornwall Hospitals NHS Trust manage the West Cornwall Hospital in 
Penzance which is the subject of a major investment programme. However, the 
future role and capacity of the hospital continues to be an important issue for the 
District as the hospital's Accident and Emergency Department is under threat of  
closure. The Trust also manage St. Michael's Hospital at Hayle which is also under 
threat of complete closure.

2.32 There  are  11  NHS  doctors'  surgeries  operating  in  Penwith;  10  NHS  dentist  
surgeries and 1 NHS orthodontist practice. 
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Crime and Safety

2.33 In 2004/05 crime rates in Penwith were higher than average for the county –  
notably  criminal  damage,  violent  crime,  domestic  burglary  and drug offences.  
Crime is principally concentrated in the main population centres of Penzance and 
St.  Ives,  with  Penzance  particularly  being  considered  unsafe.  Per  head  of  
population, Penzance has the highest number of problematic substance misusers 
in Cornwall, and this number appears to be increasing. 

Employment 

2.34 Penwith's working age population is approximately 37,200. Of  this population  
26,700 people are economically  active (74.2% of  the working age population  
compared to the regional average of 80.8% and the national average of 78.3%). 
The current unemployment rate of 5.8% is one of the highest rates in the UK, and 
well above the regional average of 3.6%.  

2.35 Unemployment is particularly high in Penzance & Newlyn, St. Just & Pendeen, St. 
Ives and Hayle.  The area of Treneere in Penzance has more than three times the 
national rate of unemployment in the economically active population.

2.36 The number of self-employed workers is far higher in Penwith than the regional or 
national  averages.  Higher  levels  of  self-employment  were  apparent  in  more  
remote areas, where there were also high percentages of people working at home. 
This underlines the need for people in isolated communities to find alternatives to 
traditional employment. 

2.37 The economy of Penwith is characterised by a high number of small and medium 
enterprises  (SMEs)  of  between 10 and 200 employees,  but  more typically  of  
micro-businesses with less than 5 employees.  

2.38 Since 1981 employment in the service sector has increased whilst manufacturing, 
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fishing and construction have continued to decline.   In 2004, 87.3% of all positions 
in Penwith were in the service sector (which includes hotels, restaurants, tourism, 
finance  and  public  administration).  The  service  sector  is  very  reliant  on  the  
buoyant tourism industry, especially in the summer months and there is a marked 
seasonal fluctuation in unemployment levels.

2.39 Cornwall supports a high proportion of transient international seasonal workers.  
There are believed to be in excess of  3,000  in West Cornwall  (Penwith and  
Kerrier)  rising to 4,000  during the peak season.  The majority of  international  
workers are from Poland and Lithuania (80%) with the remaining 20% from other 
Eastern European countries.

Tourism

2.40 Tourism plays a major part in Penwith's economy. It is estimated that Penwith  
receives over 790,000 staying visitors and approximately 2.8 million day visitors  
per year during a season which now extends far beyond the summer months.  

2.41 Penwith's tourism industry is almost entirely dependent on the wealth and diversity 
of the District in terms of its landscape, archaeology, ecology, culture and artistic 
traditions. The beaches provide recreational facilities such as swimming, surfing, 
sailing and diving, and are a significant attraction for tourists as well as being an 
excellent resource for local residents.   Surveys conducted with visitors to Cornwall 
indicate  that  between  75%  to  85%  chose  to  visit  the  area  because  of  its  
outstanding environment.

2.42 Tourism makes a substantial contribution to the District in terms of injecting money 
into the local economy and creating job opportunities. The hotels and catering  
sector alone constitutes 11.6% of the economy in Penwith. Tourism expenditure in 
Penwith totals approximately £230 million per year. Tourism can help sustain other 
sectors  of  the  local  economy and support  services  and facilities  which  might  
otherwise be considered marginal. Tourism is now the single largest employment 
sector;  however,  the  industry  brings  with  it  problems of  low wages,  insecure  
employment patterns and seasonality. 

2.43 The increased population during the peak holiday season places a strain on local 
resources and services, such as health facilities,  water supplies and the road  
network. In addition, the industry can bring pressure for intrusive and inappropriate 
development, including holiday accommodation and visitor attractions, which have 
important implications for Penwith's fragile environment.
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3. The Context for the Local Development Framework

3.1 Some principles are already set out in national and regional policy guidance which 
the Penwith Local Development Framework will need to be consistent with. 

3.2 At the national level this guidance includes Planning Policy Guidance (PPG) which 
is gradually being replaced by Planning Policy Statements (PPS). These are a  
series of documents which set out the Government's objectives and policies for  
creating sustainable communities.

The Draft South West Regional Spatial Strategy (RSS)

3.3 At the regional level is the South West Regional Spatial Strategy (RSS) which is 
also currently in preparation. Consultation on the draft RSS took place during the 
summer of 2006 and an Examination in Public began on 17th April 2007 to hear 
representations made on the draft document. The Examination Panel Report was 
published on 10th January 2008, and sets out the changes recommended to be 
made to the RSS before its adoption later in 2008.

3.4 Most of the new development in the South West will go to the biggest cities and 
towns where there are better   transport links and good levels of  facilities and  
services to support larger populations. These cities and towns are identified in the 
Regional Spatial Strategy as Strategically Significant Cities and Towns (SSCTs). 
There  are  three  SSCTs  identified  in  Cornwall,  these  are  at  
Camborne/Pool/Redruth,  Falmouth/Penryn  and  Truro.  Penzance  was  not  
recognised as an SSCT in the draft RSS, instead it was recognised as 'significant 
at a local level' under Development Policy B, which states  in  the  text  “These  
towns are places where locally significant scales of development should focus in  
future,  with  the bulk  of  district  housing provision outside the SSCTs made in  
them.”  The towns of Hayle and St. Ives also fall within Development Policy B, and 
along  with  Penzance  should  share  the  future  housing  distribution  within  the  
District.

3.5 The South West Regional Spatial Strategy also sets the number of houses the  
Penwith  Local  Development  Framework  will  need to  deliver  over  the next  20  
years. For the period 2006 to 2026, the draft Regional Spatial Strategy had set a
requirement for 240 homes to be built each year in Penwith, or a total of 4,800  
homes by 2026. However, the Panel Report has stated that the District is capable 
of accommodating more housing growth and has revised these figures to 7,800 
homes by 2026, or 390 per annum. These figures are for the District as a whole, 
with no breakdown by town or settlement, although the towns identified in Policy B 
should accommodate the most growth.

3.6 The revision  of  the  target  from 4,800 homes to  7,800  is  far  higher  than the  
Council  had  anticipated,  given  the  figures  recorded  for  completions  of  new  
dwellings in the District over recent years (an annual average of 275 dwellings  
over the past 6 years). Therefore, the Core Strategy will need to contain robust  
planning  policies  about  the  location  of  development  in  order  to  ensure  that  
development occurs in  the most  sustainable locations,  and not  on an  ad-hoc  
unplanned basis. The Development Strategy options presented in Section 5 of this 
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document are therefore based on delivering this amount of housing up to 2026 in 
the main towns and villages of Penwith. 

3.7 Until  the  Regional  Spatial  Strategy  has  been  adopted,  Regional  Planning  
Guidance 10 and the Cornwall Structure Plan remain statutory development plan 
documents. Therefore, the policies in the Penwith Local Development Framework 
have to be in general conformity with these documents as well as with national  
planning policy. 

The Penwith Community Strategy (Vision 2025)

3.8 The Penwith Community Strategy (Vision 2025) was prepared by the Council in  
conjunction with the Local Strategic Partnership (West Cornwall Together) which is 
made up of public, private and voluntary organisations.

3.9 The Community  Strategy sets  out  the main issues for  Penwith  and what  the  
Council  intends  to  do  to  improve  the  social,  economic  and  environmental  
circumstances in the District.

3.10 The Penwith Vision 2025  sets the context for everything that is happening at the 
local level and will act as a framework for all key strategic plans for the area. It  
takes into account both regional and national priorities, and balances these with 
local concerns. 

3.11 The aim of the Vision 2025 is to provide greater cohesion and coherence at the 
local level, and ensure that all public sector, business, voluntary and community 
bodies  (whose  activities  and  efforts  affect  the  local  community)  are  working  
towards common goals.   

3.12 Community strategies (visions) are vital in providing the basis for new funding  
initiatives,  in  developing  future  strategies,  and  in  guiding  and  enhancing  the  
partnership work of agencies. 

3.13 The LDF documents, and in particular the Core Strategy, will build on the Penwith 
Vision 2025 and will  provide solutions  to  the Vision Objectives which have a  
spatial or land use element.

3.14 The Penwith Community Strategy can be found at: www.penwith.gov.uk

PENWITH VISION STATEMENT 

The long term vision for Penwith is to have a 
prosperous, vibrant economy, with 

employment opportunities for all. Our 
communities will be safe, strong and healthy 
with sufficient housing to meet all our needs. 
Our unique environment and culture will be 

protected and enhanced for the benefit of the 
community and our visitors.
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3.15 Extra work has been undertaken on the long term Vision Statement, in conjunction 
with West Cornwall Together, the Local Strategic Partnership. This has enabled a 
more 'spatial' approach to be taken to the vision, setting locally significant 
criteria for the District. 

Spatial Vision

3.16 The long-term vision is for Penwith to be a place where people can flourish within 
prosperous, healthy, safe and inclusive communities. We will support the growth of 
the District up to 2026 with a mix of housing, jobs and services to meet the needs 
of the market towns and the rural communities.  This will be achieved in ways that 
will minimise impacts on the global environment. The three main towns will be  
thriving, accessible and vibrant focal points of activity, and connectivity to the rest 
of the County and the UK will be improved. All parts of the rural community will  
have decent  access  to  jobs  and services  providing  for  everyday  needs.  This  
growth will be embraced in a sustainable manner and development requirements 
will  be  balanced  with  the  need  to  promote,  protect  and  enhance  Penwith’s  
distinctive countryside, coastline, built heritage, environmental assets and culture. 
Penwith will have a complementary and sustainable mix of appropriate uses and 
high quality, well designed and accessible buildings and open spaces, together  
with new and improved local facilities and services to support diverse residential 
and business communities.  This will be achieved by;

• ensuring that development is directed to sustainable locations; 
• providing a range of housing types that are affordable and meet the needs of 

all residents; 
• providing  high  quality  employment  land  to  encourage  innovation  and  to 

secure a range of new job opportunities; 
• providing,  managing  and  maintaining  infrastructure  such  as 

telecommunications, utilities and transport networks that are integrated and 
that support the needs of local residents, businesses and visitors; 

• seeking to secure significant community benefits and infrastructure provision 
in association with major development proposals; 

• seeking  to  realise  a  much  greater  security  of  energy  supply  through 
encouraging  a  low  carbon  economy  and  development  of  decentralised 
energy projects.
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Penzance & Newlyn

3.17 Penzance  will  continue  to  be  the  principal  market  town  for  Penwith  and  will  
represent a significant resource for the District's residents in terms of shopping,  
health  facilities,  quality  employment  opportunities,  and  higher  education.  The  
superior quality and particular distinctiveness of Penzance's historic environment, 
unique townscape and landscape will  continue to  be recognised and all  new  
development  will  achieve  a  comparable  quality  and  character.  By  2026  the  
Penzance and Newlyn harbour areas will have undergone significant regeneration 
and they will provide an important economic and tourism role whilst still conserving 
their maritime heritage.  Penzance harbour, promenade and transport interchange 
areas will be well connected to the main shopping area. The important role of the 
promenade as a civic amenity space and as a link between Penzance and Newlyn 
will  have been recognised and enhanced. The community will  have worked in  
partnership with private and public sector agencies to ensure the promenade's  
unique cultural, heritage and recreational value has been maximised.  The vibrant 
town centre will contain a wide range of shops, services, restaurants, cafes, bars 
and a diverse range of recreational/entertainment facilities to serve residents and 
the tourism economy. Although the towns of Penzance and Newlyn will continue 
to be attractive areas for inward migration, by 2026 this will have been balanced 
with the development of  more homes to provide for  local  need.  We will  have  
encouraged  economic  growth,  particularly  in  the  food  processing,  creative  
industries and commercial  sectors through having developed the infrastructure  
required for local and incoming firms to set up and expand. Traffic management 
solutions, including increasing priority for pedestrians and cyclists, will mean that 
congestion and parking problems will no longer be significant issues for the town.  

St. Ives & Carbis Bay

3.18 St. Ives will continue to be a main town in Penwith and a major tourist destination. 
By 2026 the town will be an exemplar model for sustainable tourism.  Transport  
solutions will have been found, including the provision of park and ride, to alleviate 
the current major issue of traffic congestion within the town. St. Ives will have been 
protected  from  significant  levels  of  development  whilst  still  allowing  for  
development  which  will  improve  the  quality  of  life  for  local  residents.  The  
importance of the creative industries and its contribution to the local economy will 
continue to be recognised and enhanced and suitable small-scale employment  
space will  have been  provided to help sustain and grow this sector.  Younger  
people will have been encouraged to continue to reside in the area through the 
provision  of  high  quality  education  and  training  opportunities  and  affordable  
housing to meet their needs.  

Hayle

3.19 By 2026 the redevelopment of Hayle will  have helped revitalise this distinctive  
waterside town, which is rich in culture and has strong focal points.  It will have 
capitalised on its unique location, character and urban form by acting as a focus 
for  carefully  managed  growth  in  housing,  employment,  shopping,  leisure  and  
tourism, together with the infrastructure that is required to enable and serve it.  
Wave Hub will have provided the impetus for the burgeoning environmental and 
renewable technologies sector and associated service industries.  Links into Hayle 
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from the surrounding area and between the harbour area and the two key centres 
of  Foundry  and  Copperhouse will  have  been  improved,  ensuring  better  
accessibility and functionality together with the successful integration of new areas 
of  development,  whilst  also resulting in a reduction in traffic  congestion along  
principal routes through the town.  Hayle's transformation will have encouraged  
new investment and innovative development, whilst also respecting the town's  
heritage and traditions together with the natural environment of its settings and  
surroundings. Over the next 20 years Hayle will see significant growth and this will 
be carefully managed to ensure the environmentally sensitive landscape character 
of the northern coast, including the Towans and the estuary, is not compromised.

St. Just

3.20 Whilst St. Just will rely on the main centre of Penzance for some of its services, 
the town will continue to provide a valuable range of shops and services to the  
residents of the town and the surrounding villages and rural areas and will be the 
most important centre within the more remote western part of Penwith.  The town 
will provide a much needed regular market providing local food and services to its 
residents and the wider rural area.  St. Just will be a local centre of excellence for 
sustainable  and  less  seasonal  tourism.  World  Heritage  Site  Status  will  have  
boosted the local economy within the town and surrounding areas through the  
provision of sympathetic development, and will have allowed the town to provide a 
strong  cultural/heritage,  educational  and  tourism  role.  New  development  will  
support small-scale economic activity, extend the range of services available, and 
promote self-containment of the town. Growth will be carefully managed to ensure 
it  provides for local housing, community and employment needs, including the  
provision of  affordable business premises such as small  industrial  workshops,  
start-up units  and live/work  units.  The connectivity  of  the town to the smaller  
surrounding villages will have been improved through the provision of an extended 
community bus service running between the villages, and to the larger centres  
through an enhanced public transport system.  Young people will be engaged with 
their local area and the town will provide safe and stimulating places to play and 
socialise.
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Marazion, the Villages and Rural areas

3.21 In these areas, we will undertake planned and carefully managed growth to ensure 
that sufficient jobs and homes are provided for local people.  In particular, the town 
of Marazion will continue to provide a valuable range of small shops and services 
to  its  residents  and  the  surrounding  villages,  and  will  therefore  provide  a  
complementary role to Penzance.  The tourist  asset  of  the town,  especially in  
relation to St. Michael's Mount, will continue to be valued and form an important
part of the local economy, the aim being to increase visitor spend and quality of 
the visitor experience, whilst carefully managing growth, to ensure it provides for 
local housing, community and employment needs. In the identified villages (see 
pages 44 to 49),  the aim will  be to support  the current level  of  services, and  
promote the provision of additional services, in order to ensure the rural areas  
remain self- sufficient. The town of Marazion, the villages and rural areas will be 
linked  to  the  main  towns  and  service  centres  through  more  public  transport  
services than currently exist. We will encourage a more diverse rural economy  
through  the  provision  of  live  work  units,  where  needed,  to  support  micro-
businesses, and through supporting agriculture and secondary farm diversification 
where this will  help  retain  working farms.  The character  of  Marazion and our  
villages will be maintained and levels of growth will be restricted.

PROVISO:  THE SPATIAL VISION FOR PENWITH IS BASED ON THE PENWITH COMMUNITY 
STRATEGY AND THE PREFERRED DEVELOPMENT STRATEGY OPTIONS (See Section 5).  
SHOULD WE FIND,  THROUGH THIS PREFERRED OPTIONS CONSULTATION EXERCISE,  
THAT SOME OF THE ALTERNATIVE OPTIONS OFFERED WITHIN THIS DOCUMENT  ARE  
VIEWED  TO  BE  BETTER  OPTIONS  FOR  THE  DISTRICT,  THE  SPATIAL  VISION  WILL  
CHANGE ACCORDINGLY.
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Penwith Vision Outcomes

3.22 The long term outcomes of the Penwith Vision are:

1. Jobs; a prosperous area with job opportunities for all
2. Housing; an area that has sufficient quality housing for  all our community 
needs
3.  Safe,  Strong Communities; an area that  supports  safe,  empowered and 
thriving communities
4. Health; a place where people are healthy and active
5. Learning; an area that provides learning opportunities for all
6. Environment; a community that values and protects its distinctive landscape 
and environment
7. Culture and Heritage; a community that protects, enhances and celebrates 
its culture and heritage and is recognised internationally
8. Resources; a community that makes best use of its resources

3.23 Within  all  of  the  eight  long  term  outcomes  is  a  cross-cutting  commitment  to  
contribute to the achievement of sustainable development both locally and 
globally. 

3.24 Each  outcome  and  objective  from  the  Vision  has  been  examined  to  identify  
whether or not there was a spatial element to it which could be delivered through 
the Local  Development Framework. We have then taken these outcomes and  
objectives  to  formulate  the  Core  Strategy  Objectives which  will  guide  
development in the District over the next 20 years.
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4. The Core Strategy Objectives

4.1 The Core Strategy will set out the development objectives for Penwith over the  
next 20 years.  This means setting out an approach to dealing with the major  
issues we need to tackle, identifying the qualities of the District we would like to 
see retained, and ensuring we secure the benefits of new development.

4.2 In developing the objectives and policies in the Core Strategy, it is important that 
they are positive and properly reflect the specific circumstances in Penwith. Only 
then can they really be effective in guiding change.

4.3 As a starting point we built upon the set of 8 outcomes identified in the Community 
Strategy and produced a set of draft objectives for comment at the Issues and  
Options stage of consultation based on these 8 themes. We have now refined the 
draft objectives through analysing the comments received from the consultation  
and  by  way  of  a  Sustainability  Appraisal.  (For  more  information  on  the  
Sustainability Appraisal process please see Section 8.)

4.4 These objectives are positive and far-reaching but they also need to be realistic. 
We  recognise  that  in  practice  there  may  be  conflict  between  some  of  the  
objectives, but the policies within the Local Development Framework will provide 
further  guidance  on  how these  conflicts  can  be  managed, and  the  Council's  
Sustainable Development and Improvement Officers will assess all proposals for 
development  on  their  sustainability  in  terms  of  longevity  and  impact  both  
environmentally and socially.

4.5 The amended objectives are:

Vision Outcome 1. Jobs - a prosperous area with job opportunities for all

Core Strategy Objective 1a:- 
To sustain and enhance the vital roles of our towns, which will contain a wide  
range  of  employment,  retail,  housing,  community  facilities  and  cultural  
opportunities; and to sustain the viability of the smaller rural settlements through 
the provision of jobs, services and appropriately scaled housing development.

Core Strategy Objective 1b:- 
To facilitate sustainable employment initiatives that strengthen and broaden the  
local economy through the provision of suitable employment sites and premises 
that can raise business productivity; and to promote the development of both new 
and  emerging  technologies  as  well  as  high  value   manufacturing,  the  visitor  
economy and creative industries.

Core Strategy Objective 1c:- 
To facilitate the provision of employment land in areas that can be accessed by 
rural and/or the most deprived areas, with an emphasis on re-using buildings and 
land of low bio/geo diversity value and to promote well  designed, high quality  
economic and retail development.
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Core Strategy Objective 1d:- 
To continue to support tourism as a vital part of our local economy and to support 
a prosperous working countryside and coastal  zone, with an emphasis on the  
creation of better paid and more permanent employment opportunities.

Vision Outcome 2. Housing - an area that has sufficient quality housing for 
all our community needs

Core Strategy Objective 2a:-
To meet the needs of the local community as a whole in terms of general market, 
affordable and special needs housing. 

Core Strategy Objective 2b:-
To provide affordable housing of a size, type and tenure that is required to meet 
local needs.

Core Strategy Objective 2c:- 
To build safe, well designed, energy efficient homes for life.

Vision Outcome 3. Safe, strong communities - an area that supports safe,  
empowered and thriving communities 

Core Strategy Objective 3a:- 

To recognise and support the different roles of our towns, key villages, and smaller 
rural  settlements  by  the  provision  of  jobs,  services  and  community  facilities  
appropriate to their needs.

Core Strategy Objective 3b:- 
To endeavour to create sustainable communities across the District where people 
have access to employment, housing, shops, healthcare, education, recreation,  
sport and leisure opportunities and community facilities.

Core Strategy Objective 3c:- 
To  ensure  that  the  location  of  development  maximises  existing  or  proposed  
infrastructure provision and accessibility to services and community facilities.

Core Strategy Objective 3d:-
To create well designed environments which are safe and accessible for all. 

Vision Outcome 4. Health - a place where people are healthy and active

Core Strategy Objective 4a:-
To seek the development of additional health care facilities to support all our towns 
and villages; and to resist any loss of existing facilities unless alternative provision 
can be secured within the catchment area.

Core Strategy Objective 4b:-
To provide access to safe, well designed recreational facilities for all residents,  
especially the young.
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Vision Outcome 5. Learning - an area that provides learning opportunities  
for all

Core Strategy Objective 5a:-
To support schools and colleges in the district to enhance their existing facilities 
and to provide new facilities as required, including recreation and sports facilities.

Core Strategy Objective 5b:-
To encourage life-long learning and further education opportunities for all.

Vision Outcome 6. Environment -  a community that values and protects its 
distinctive landscape and environment

Core Strategy Objective 6a:- 

To protect and enhance our environmental assets, our urban green space, our  
countryside and our bio/geodiversity.

Core Strategy Objective 6b:- 
To ensure that development is of a scale and design that is in keeping with the 
special character and qualities of the District and its specific location.

Core Strategy Objective 6c:-
To ensure new development and associated infrastructure is able to withstand  
anticipated climate change effects.

Vision  Outcome  7.  Culture  and  Heritage  -  a  community  that  protects,  
enhances  and  celebrates  its  culture  and  heritage  and  is  recognised  
internationally

Core Strategy Objective 7a:- 
To protect and enhance our built heritage and landscapes. 

Core Strategy Objective 7b:- 
To encourage  sustainable  tourism development  that  is  based  on  the  natural  
attractions and cultural  heritage of the district  in appropriate locations;  and to  
support the enhancement of existing tourism developments.

Vision Outcome 8. Resources -  a community that makes best use of its  
resources

Core Strategy Objective 8a:- 
To minimise our impact on climate change by minimising energy consumption and 
resource  use,  establishing  sustainable  travel  patterns  and  renewable  energy  
developments and by promoting recycling initiatives.

Core Strategy Objective 8b:- 
To seek the provision of improved facilities for public transport users, cyclists and 
pedestrians; and to promote park and ride as a sustainable transport solution.

Core Strategy Preferred Options 27



Core Strategy Objective 8c:- 
To seek major development in the most accessible locations, thus reducing the 
need to travel, especially by car.

Core Strategy Objective 8d:- 
To ensure that development does not have an adverse effect on air, water and soil 
qualities.

Core Strategy Objective 8e:- 
To ensure that development does not have an adverse impact on the best and 
most versatile agricultural land. 

Core Strategy Objective 8f:- 
To promote the re-use of previously developed land of low biodiversity value. 

Overarching Objective 

Core Strategy Objective 9a:- 
To ensure that the local community is fully engaged in the planning process, in line 
with the standards adopted in The Statement of Community Involvement.
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5. The Development Strategy for Penwith 

5.1 Defining the Development Strategy is one of the most important tasks for the Core 
Strategy. The Development Strategy will set out the future roles of our towns and 
villages, and how change should be managed in these areas.

5.2 The  Strategy looks at the District in 3 sections – 

➢ the main towns of Penzance / Newlyn, Hayle and St. Ives / Carbis Bay;

➢ the smaller towns and the larger villages;

➢ and the smaller villages and rural areas.

5.3 Some of the main pieces of evidence that have been used to form a view on future 
development requirements and the long term development strategy for the District 
include:

➢ Local strategies and outcomes of community planning (such as the Market 
and  Coastal  Towns Initiatives  (MCTi)  for  Hayle,  Penzance,  St.  Ives,  and 
Lands End, Parish Plans, and community planning group plans). 

➢ 2001 Census information, population projections and changing age structure 
of the population

➢ The Draft Strategic Flood Risk Assessment (SFRA).
➢ The  Draft  Report  of  the  Strategic  Housing  Land  Availability  Assessment 

(SHLAA) 2007
➢ The Draft Employment Land Review
➢ The Small Towns and Villages Community Facilities Assessment, 2007
➢ The Employment Space Strategic Assessment (ESSA)
➢ The current and future balance between the number of people and jobs
➢ The emerging West Cornwall Housing Market Assessment (HMA)
➢ Affordable housing needs survey and Homeseekers Register 
➢ Environmental  constraints  (including  landscape  character)  and  the 

implications of development beyond the current development limits
➢ Access to schools, health facilities, shops, jobs, leisure and cultural facilities 

and public transport
➢ Inter-relationships  between  settlements,  including  shopping  patterns  and 

travel to work patterns
➢ Existing development proposals  for  housing,  shops and employment,  and 

future  development  needs  for  new  schools,  health  facilities,  town  centre 
improvements  –  the  potential  Hayle  harbour  redevelopment  being  a 
particular case of note 

➢ The Sustainability Appraisal 

5.4 We recognise the importance of the Local Development Framework in setting out 
the future roles of settlements and identifying the main areas of change in the  
District. We have stated in the Local Development Scheme that we will produce 
Area Action Plans for Penzance & Newlyn, Hayle and  St. Ives & Carbis Bay  
which will seek to allocate sites for housing and employment growth as well as the 
community  facilities  and  services  and  other  infrastructure  that  is  required  to  
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support it. There will also be a Rural Area Action Plan to cover the remainder of 
the District. These Action Plans will be guided by the levels of growth which the 
Development Strategy sets out.

Infrastructure

5.5 Once the Preferred Options for  the Development Strategy have been chosen,  
some  significant  infrastructure  projects  will  need  to  be  agreed.  Without  
infrastructure projects, new developments will not be able to operate efficiently and 
opportunities will have been lost to maximise improvements to the district. 

5.6 Infrastructure needs fall into 3 broad categories:

● Strategic infrastructure which is needed to enable the district to function - 
i.e. transport and utilities.

● Service infrastructure which is needed to meet the day-to-day needs of the 
population – i.e. schools, healthcare and community facilities.

● Transformational  infrastructure to help change the area and make it  a 
better place –  i.e. improvements to the public realm and open space.

5.7 At the strategic level some progress has already been made in identifying key  
infrastructure  requirements  to  support  the  delivery  of  growth.  However,  the  
evidence and knowledge base in some areas, particularly in terms of service  
infrastructure  requirements  such  as  education  and  healthcare,  is  less  well  
developed at present as this is dependent on the outcomes of the Development 
Strategy. 

5.8 Infrastructure requirements will be looked at in further detail through the various 
Area Action Plans, where specific sites will be allocated for a number of different 
uses.  It  will  be  important,  therefore,  for  the  Council  to  work  alongside  the  
organisations and agencies involved in infrastructure and service provision as the 
Local Development Framework documents progress, in order to fully understand 
the key infrastructure and service requirements and, subsequently, how they can 
be funded to meet future growth requirements.

5.9 The Convergence Programme for Cornwall and the Isles of Scilly will succeed the
current  Objective  One  Programme.  Funding  is  allocated  for  2007-13,  with
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investment coming from the European Regional Development Fund (ERDF) and
European Social Fund (ESF). This will be supplemented by match-funding from
public and private sectors. Penzance and Hayle have both been identified as key 
towns within the Convergence Programme.

5.10 As part of the Local Development Framework, the Council is intending to prepare 
a Supplementary Planning Document on  Planning Obligations. (See Section  
6.10.)  This will provide information and guidance on the Council's requirements,  
including for financial contributions from developers to assist in the delivery of  
necessary  infrastructure  and  facilities.  In  this  respect,  in  October  2007,  the  
Government announced its decision to introduce a statutory 'planning charge' to 
build on the current Section 106 approach. Corresponding legislation for  the plan-
based tariff, now termed the 'Community Infrastructure Levy', is included in the  
Planning Bill  which was presented to Parliament  on 27 November 2007.  It  is  
anticipated that the levy will provide a means of securing local infrastructure based
on an understanding of need, developed in partnership between local planning  
authorities, development interests, infrastructure providers and local communities, 
expressed in the Local Development Framework. 

Alternative Options

5.11 The alternative option is to not include an Infrastructure policy within the Core  
Strategy, but this could lead to development progressing without the necessary  
infrastructure requirements being in place from the outset. This is not considered 
to be a sustainable approach to take, and is not in line with national and regional 
policy guidance which set out the context within which the Core Strategy must be 
prepared, or the recent Planning Reform Bill which promotes the implementation 
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PREFERRED OPTION DS1: Infrastructure

It is proposed that an Infrastructure policy within the Core Strategy will state that:

➢ The release of land for development will be dependent on the availability of 
sufficient capacity in the existing local infrastructure to meet the additional 
requirements  arising from new development,  or  there should be suitable 
arrangements in place for the improvement of the infrastructure, services 
and community facilities made necessary by development. 

➢ Where there is a need for extra capacity this must be provided in step with 
the  development.  Arrangements  for  provision  or  improvements  to  the 
required standards will be  secured by planning obligations or conditions, to 
ensure  necessary  local  infrastructure  capacity  is  available  prior  to 
development occupation.

➢ This  will  relate  not  only  to  works  such  as  roads  and  utilities  which  are 
fundamental to enable new development to proceed, but also to facilities 
and  services  including  education,  healthcare,  leisure  facilities  and  open 
space to a required standard to meet community needs.

(See also Proposed Policy CS25: Planning Obligations)



of a Community  Infrastructure Levy. However,  suggestions for  additions and/or
alterations to the policy wording are encouraged.

LINKS

Issues & Options Stage Questions 37 & 38

Core Strategy Objectives 1a, 3a, 3b, 3c, 4a, 4b, 5a, 6c, 8b, 8c

PPG / PPS PPS1 'Delivering Sustainable Development'

RSS (Draft) Policy SD2 “Climate Change”
Policy SD4 “Sustainable Communities”
2.4 Resources and Infrastructure Availability

Structure Plan Policy 15 “Implementation, Monitoring and Review”

Penwith Local Plan Objective 8
Policy CS-1

Community Strategy 
(Penwith Vision 2025)

Sections 1.1, 3.1, 4.1, 5.2 & 8.1
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The Development Strategy for the Main Towns

5.12 The  three  main  towns  of  Penzance,  St.  Ives  and  Hayle,  together  with  their  
respective parishes,  account  for  about  half  of  the District's  total  population of  
approximately 63,000. The remainder of the population is spread throughout the 
district,  most notably in St. Just, Pendeen, Goldsithney, Marazion, Madron, St.  
Erth, Connor Downs, St. Buryan, Ludgvan and Crowlas.

5.13 National planning guidance states that development should occur in locations that 
are accessible.   The need to travel  should be reduced, and the use of public  
transport, walking and cycling encouraged to reduce dependence on the private 
car.  The main towns are where the majority  of  jobs,  shops and services  are  
concentrated  and  they  are  therefore  the  most  accessible  places  to  live.  It  is  
considered  that  Penzance/Newlyn  and  Hayle  will  continue  to  be  the  most  
appropriate places to locate larger scale development or land uses that draw a lot 
of people, such as concentrations of shops, large employment sites, leisure  and 
community  facilities.  Most  of  the  job  growth  will  be  in  these  two  towns  and  
therefore this is where most of the additional population should be directed.  

5.14 Whilst St. Ives is considered as one of the main towns (and under the existing  
Penwith  Local  Plan  has  effectively  shared  the  bulk  of  development  with  
Penzance, Newlyn and Hayle to date), it now clearly has capacity problems which 
will  be discussed further under the section on “The Future Role of  St. Ives &  
Carbis Bay”.

5.15 It  is  also acknowledged that  some of  the villages which  are located  in  close  
proximity to Penzance and Hayle are also closely related to them in terms of some 
of the functions provided. For example, Long Rock includes a significant area of 
employment land which serves the wider area of Penzance, and likewise the St. 
Erth industrial park serves Hayle. The extent of development over the years has 
also blurred the distinction between Penzance and adjacent settlements such as 
Heamoor,  which  contains  one  of  the  main  secondary  schools  serving  the  
Penzance locality. Consequently the Preferred Options for development seek to 
clarify which villages should be regarded as having a complementary role to the 
future development of Penzance & Newlyn and Hayle.      

5.16 The following option provided in the Issues and Options Document received the 
greatest amount of support in terms of the volume of responses:- 

CONCENTRATE ALL MAJOR DEVELOPMENT IN THE TWO MAIN TOWNS OF 
PENZANCE/NEWLYN AND HAYLE - EITHER FAIRLY EQUALLY BETWEEN  
THEM OR CONCENTRATING MORE DEVELOPMENT IN ONE OF THEM. 

WITH  RECOGNITION  OF  THE  POTENTIAL  OF  THE  NEIGHBOURING  
SETTLEMENTS  OF  LONG  ROCK  AND  ST.  ERTH  IN  SUPPORTING  THE  
DEVELOPMENT OF PENZANCE AND HAYLE RESPECTIVELY.  

WITH ST. IVES ONLY ACCOMMODATING AFFORDABLE / LOCAL NEEDS  
HOUSING AND APPROPRIATE EMPLOYMENT RELATED DEVELOPMENT.     

Core Strategy Preferred Options 33



5.17 Thus,  the  potential  roles  of  Penzance &  Newlyn,  Hayle  and  St.  Ives  will  be  
discussed in relation to this Preferred Development Strategy, together with other 
options,  to  weigh  up  the  development  potential  of  the  towns  against  any  
environmental or other constraints.  However, it should be noted that any future 
major development in the towns should be complementary to their individual roles 
and functions as identified previously in the Vision section.

5.18 The  total  development  quota  for  the  District  up  to  2026,  as  set  by  the  
Regional  Spatial  Strategy  Panel's  Report,  is  for  7,800  dwellings.  The  
Preferred Options for  the main towns equate to 6,175 dwellings over 20  
years, with a further 1,625 dwellings reserved for the smaller towns and  
identified villages. 
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The Future Roles of Penzance & Newlyn

5.19 Penzance is the largest settlement in Penwith, with a population of approximately 
22,000 people living either in the town itself,  or in the wider Penzance parish,  
which  includes  Newlyn,  Mousehole,  Paul,  Heamoor  and  Gulval.  Penzance  is  
within 15 kms of both St. Ives and Hayle and is conveniently located to serve the 
wider rural area to Lands End. 

5.20 The Indices of Deprivation 2004 show that of the 15 Lower Super Output Areas 
(SOAs) in Penzance, 6 fall  within the worst  20% Lower SOAs in England. Of  
these,  3  are  in  Penzance East  ward  and  one  in  each  of  Penzance Central,  
Penzance  South  and  Gulval  &  Heamoor  wards.  This  is  the  second  greatest  
number of deprived areas of all the main towns in Cornwall.

5.21 Penzance is  a  principal  administrative  centre  with  a  focus  for  tourism,  retail,  
recreation and entertainment which currently provide 9,769 employee jobs in the 
town. In addition 2,212 Penzance residents are self-employed, working mainly in 
the sectors of fishing, construction and agriculture.

5.22 Forecasts show that Other  Business Services,  Computer Services,  Education,  
Health and Retail are expected to lead employment growth over the next 20 years. 
In addition,  leisure and recreation, as well as tourism relating to water, may be 
key  areas for  job  creation.  Employment  in  the Penwith  Travel  To Work  Area  
(TTWA) is expected to rise by between 4,700 (18%) and 5,800 (22%) over the 20 
year  period,  which  is  much  faster  than  the  regional  forecast.  Supporting  this  
employment growth by providing suitable sites will be one of the challenges of the 
Local Development Framework.

5.23 The neighbouring port  of  Newlyn,  with  a  population of  3,700,  is an important  
employment centre in its own right. Newlyn is the most valuable fishing port in  
England  and  Wales,  with  a  fishing  fleet  of  143  vessels.  Whilst  Newlyn  has  
historically  been  a  separate  settlement  from  Penzance,  its  relationship  is  
complementary, and as such it is considered appropriate to assess Penzance and 
Newlyn together for spatial planning purposes, albeit that it will be important that 
they retain their individual identities. 
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5.24 As Long Rock, Heamoor and Eastern Green are seen as complementary to 
Penzance,  they are included within the Options for  Penzance & Newlyn,  
albeit that Long Rock may be sought to provide employment space rather  
than  any  significant  housing  provision,  whereas  Heamoor  and  Eastern  
Green may be more suitable to provide a mix of development uses.  

5.25 In the context of the overall housing provision for Penwith and taking account of 
future job prospects, the Preferred Option is for up to 1,625 new homes to be built 
in Penzance & Newlyn over the next 20 years. However, 472 dwellings already 
have planning permission for development as of April 2007, so there would only be 
a further 1,153 dwellings required to accommodate the target growth. On housing 
development sites within the towns the Council will seek a minimum affordable  
element of 50% in line with proposed Policy CS11: Affordable Housing. 

5.26 This approach will take advantage of all brownfield potential within the towns, but 
at the same time, will inevitably mean allocating land on greenfield sites for longer 
term housing and/or employment development.

5.27 The development of 1,625 dwellings is comparable to the housing development  
rate which has been achieved over the past 10 years in Penzance. The proposed 
approach also takes into account that most development opportunities remaining 
within Penzance town itself are mainly small-scale sites. There are also limited  
opportunities for housing growth in the surrounding settlements of Long Rock and 
Eastern Green, although there may be more scope for development at  Newlyn  
and Heamoor, albeit these opportunities could be at greenfield locations.

5.28 With Penzance being the main service centre for Penwith, and currently the most 
accessible location by means of public transport, a balanced approach to future 
housing and employment development is necessary to support new job creation 
without significantly increasing commuting levels. The figure of 3.4ha additional  
employment space is taken from the Employment Land Review which is discussed 
in more detail in Section 6.5 Economy and Employment. 

5.29 The role of the Development Strategy is to underpin the hierarchy of settlements 
within the District and to enable growth of development and opportunities in line 
with the aspirations of the Community Strategy and in the most sustainable and 
accessible  locations.  The Penzance  &  Newlyn  Area Action  Plan  will  allocate  
specific sites for development in accordance with this Development Strategy and 
also  the vision for Penzance as defined in Section 3.
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Potential  development  sites  will  be  identified  and  allocated  through  the  Penzance  & 
Newlyn Area Action Plan,  the initial  Issues & Options paper for  which is available for 
consultation  until  29th February  2008.  The  Action  Plan  will  also  aim  to  create  a 
development boundary around the settlements.

PREFERRED OPTION DS2: Penzance & Newlyn

Development of up to 1,625 new homes over 20 years and an additional 3.4ha of 
employment space.



The Future Role of Hayle 

Background

5.30 Hayle, with a population of about 8,000, is located on the north Cornish coast.  
Hayle lies on the A30 trunk road and includes a mainline railway station though 
unfortunately, stopping trains, at present, are infrequent at Hayle, with most trains 
stopping at nearby St. Erth which connects to the St. Ives branchline . 

5.31 Hayle is internationally recognised as a town with a history of dependence on  
mining related manufacturing, and to a lesser extent fishing. From the mid 18th 
century Hayle played a key role in Cornwall's industrial revolution as it developed 
into one of its  main industrial  ports,  serving surrounding mines and becoming  
home to  the  Cornish  Copper  Company  and  two  of  the  counties  largest  iron  
foundries. The mining related manufacturing has long since gone but the material 
significance of the remaining industrial archaeology has put Hayle on the map as 
part of the World Heritage Site.

5.32 The rival Copperhouse Foundry and Harvey's Foundry were largely responsible for 
the expansion  of  Hayle during the 19th century,  when the twin settlements  of  
Copperhouse and Foundry developed side by side, connected by the harbour and 
quays. Later residential and civic development in the Penpol area connected the 
two settlements, creating a single distinctive 'linear' settlement form with no central 
focus, which whilst being a character of the town, also creates challenges in terms 
of  making  the  retail  experience  attractive  with  regard  to  sustainable  linked  
shopping. Whilst the retail  offer is good, the dispersed nature of the provision  
contributes to high retail leakage to other towns.

5.33 The town has suffered from decline, and the harbour now only supports a small  
fishing fleet. Some small-scale industrial activities continue, but the town is no  
longer  an  important  industrial  centre. However,  Hayle  is  currently  witnessing  
significant investment that is hoped will act as a catalyst to the wider regeneration 
of the shopping centre.  These include the West Cornwall Retail Park, and also the 
proposed scheme to redevelop Hayle Harbour, which has the potential to provide 
some degree of focus to the town, serving as an anchor attraction.  
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5.34 With the construction of the new West Cornwall Retail Park to the west of Hayle, 
the town now boasts  significant national retailers including M&S, Next and Boots. 
The town also has supermarket provision as well as a range of smaller shops,  
spread between the Copperhouse and Foundry centres. 

5.35 The town has a range of facilities, including a town hall, community hospital, health 
centre,  primary  and  secondary  schools,  community  centre,  day  care  centre,  
library, and town hall, as well as an outdoor swimming pool, and football, rugby 
and cricket grounds. Generally, however, there are relatively few community and 
leisure facilities, and those that exist are dispersed. 

5.36 Hayle  has  recently  been  the  focus  of  a  number  of  regeneration  initiatives,  
including: a phased programme of refurbishment and new employment space at 
Harvey's Foundry; the Hayle Townscape initiative which includes workspace and 
affordable housing at Foundry Farm, public realm works, and grants to owners of 
historic buildings; streetscaping at Copperhouse; and the new Hayle Skate Bowl.

5.37 Through the Market and Coastal Towns Initiative, the community-led strategic plan 
for  the  area  (Hayle  Area  Plan  2005-25)  has  identified  key  economic  issues,  
including the need for redevelopment of the harbour, a shortage of good quality 
jobs, and the need for infrastructure to encourage existing companies to expand, 
new companies to be formed and companies to relocate to the area. In particular 
there is a need to increase the supply of suitable sites and premises, workforce 
skills and training, support for business and the promotion of the area as a place to 
do business.

5.38 Since  the  1980s  Hayle  harbour  has  been  the  focus  of  several  projects  and  
schemes aimed at regenerating the area and economy.  In 2004 ING Real Estate 
took over control  of  Hayle harbour as well  as other land within the immediate  
vicinity.  A  'masterplan'  for  the  harbour  area  is  currently  being  developed  by  
architects, with an application for planning permission  expected to be submitted 
early  in  2008.  It  is  anticipated  that  the  scheme  will  include:  residential  
development (general market and affordable housing); retail units; business and 
industrial  units;  marina;  hotel;  public  buildings;  and  community  and  leisure  
facilities. The redevelopment of the harbour area is seen as being key to the future 
of Hayle and a significant factor in future regeneration of the town.

5.39 In addition the Wave Hub, a renewable wave energy project promoted by the RDA 
off the Hayle Coastline, also has the opportunity to present Hayle with a vibrant 
economic  future  by creating 100 jobs directly  and up to  a  further  450 jobs  
indirectly by 2010 and 700 jobs by 2020. This corresponds to an increase in Gross 
Value Added (GVA) of £27 million. The strongest factor influencing the magnitude 
of  these impacts is  whether  the wave energy device developers  manufacture  
locally.

5.40 The St. Erth industrial park is seen as complementary to the role of Hayle as an 
employment provider. In addition, there are over 9 hectares of land in the vicinity 
of the St. Erth industrial park which were allocated through the Penwith Local Plan 
for industrial use, but which have so far not been developed. These sites will be 
revisited  through  the  Hayle  Area  Action  Plan  process  to  see  if  they  are  still  
appropriate locations for future employment provision.
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5.41 The Preferred Option is to develop 3,250 new homes in Hayle over the next 20 
years. On housing development sites within the town the Council  will  seek a  
minimum affordable element of 50% in line with proposed Policy CS11: Affordable 
Housing. 

5.42 At the time of drafting this Preferred Options Document it is predicted that around 
1,000 dwellings will be proposed as part of the planning application for the Hayle 
Harbour  redevelopment,  which  includes  a  combination  of  brownfield  and  
greenfield land. The potential of the harbour area as well as additional / alternative 
brownfield and greenfield sites will be assessed through the Hayle Area Action  
Plan.

5.43 The redevelopment of Hayle Harbour is considered to be crucial to the towns  
future, and it  is recognised that the scale of the project,  and the considerable  
constraints  such  a  development  presents,  will  require  a  significant  degree of  
enabling development i.e. development that will bring significant profit, which can 
be  used  to  subsidise  the  unprofitable,  though  highly  desirable  works  of  the  
scheme,  such  as  the  renovation  of  the  harbour  walls  and  flood  mitigation  
measures.

5.44 Development of 3,250 houses over 20 years is acknowledged to be far higher  
than the current average building rate, but the overall intention is to accommodate 
the anticipated increase in the workforce, to support the growing local economy 
and to increase the possible draw for shops and services in the town centre. New 
development  will  also  bring  investment  to  the  area  for  new  infrastructure,  
affordable housing, and contributions towards education, health and open space.  

5.45 This level of development will inevitably give rise to a need for a percentage of  
these homes to be developed on greenfield land on the edge of the town. Given 
the environmentally sensitive landscape character of the northern coast, including 
the Towans, any greenfield development is likely to be located on land to the south 
of the town which has development potential without impinging on any national  
designations or locally important landscapes. 
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PREFERRED OPTION DS3: Hayle

Development of up to 3,250 new homes over 20 years and an additional  6.8ha 
employment space.

Potential development sites will be identified and allocated through the Hayle Area Action 
Plan,  the initial Issues & Options paper for which is available for consultation until 29th 

February 2008. The Action Plan will also aim to create a development boundary around 
the town.



The Future Roles of St. Ives & Carbis Bay

5.46 Whilst St. Ives is considered as one of the main towns (and under the existing  
Penwith  Local  Plan  has  effectively  shared  the  bulk  of  development  with  
Penzance, Newlyn and Hayle to date),  the potential  for  future growth  is  now  
recognised as near capacity, with the availability of developable sites restricted  
due to environmental and natural landscape constraints.  The town is significantly 
constrained by the north coastline, and the existing built up areas border attractive 
countryside including parts of the Area of Outstanding Natural  Beauty.

5.47 In addition, the town is an extremely popular holiday destination and attracts a  
considerable  number  of  tourists.  The  popularity  of  the  town  as  a  resort  has  
resulted in an extended holiday season, with an increase in all year round visits 
as well as a Summer peak. The consequences of this is that the town, and the 
main road serving the town, are prone to frequent traffic congestion and the town's 
car parks are often full to capacity. The volume of traffic has a significant impact 
not only on the town of St. Ives, but also  on Carbis Bay and Lelant which straddle 
the A3074.   

5.48 In view of these constraints, the Local  Transport Plan 2006-11 seeks to provide a 
new  park  and  ride  facility  at  St.  Erth  Station,  and  the  District  Council,  in  
partnership with the County Council, are considering ways in which the traffic can 
be  managed  to  provide  some  mitigation  against  the  current  impacts.  These  
proposals, however, seek to manage an existing problem only, as opposed to  
releasing  capacity  for  additional  traffic.  Consequently,  whilst  St.  Ives  is  
acknowledged as a main centre, it is not considered suitable to accommodate a 
significant amount of new development. St. Ives does have specific issues, not  
least the need for affordable housing, and therefore the Preferred Option outlined 
below seeks to protect the town from significant levels of new development, whilst 
still  allowing for the development which will  improve the quality of life for local  
residents such as affordable housing and local employment opportunities.   
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5.49 Development of 1,300 additional homes in St. Ives and Carbis Bay is higher than 
at  first  anticipated.  However,  there  were  already  388  units  with  planning  
permission as of April 2007, leaving a remaining total of 912 units  up to 2026.

5.50 This results from the Core Strategy Issues & Options consultation which took  
place in 2007 showed that Penzance and Hayle should share the majority of the 
housing  growth,  with  St.  Ives  catering  mainly  for  affordable  housing  due  to  
capacity problems. However, since the rise in housing numbers allocated by the 
RSS, it is inevitable that St. Ives will have to share some of this increase with the 
other  towns.  The  Preferred  Option  sees  Hayle  and  Penzance  taking  the  
highest percentage of growth, but allocates 16% of the overall housing growth to 
St. Ives & Carbis Bay, of which a minimum affordable element of 50% will  be  
expected,  in  line with  proposed policy  CS11:  Affordable Housing.  Due to  the  
aforementioned capacity problems within St. Ives town itself, it may be that sites at 
Carbis Bay are sought to accommodate much of the remaining allocation.

5.51 St. Ives will still be  considered as a main town within the District by 2026, and as 
such, additional employment, retail and community facilities will be a priority for  
sustaining  the  town's  economic  viability.  This  Preferred  Option  will  allow  for  
employment sites and live-work units within or on the edge of the town and will  
take advantage of all brownfield potential for regeneration.
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PREFERRED OPTION DS4: St. Ives & Carbis Bay

Development of up to 1,300 new homes over 20 years and an additional 2.73ha of 
employment space.

Potential development sites will be identified and allocated through the St. Ives & Carbis 
Bay Area Action Plan, work on which should commence in 2008.  The Action Plan will 
also aim to create a development boundary around the settlements.



Alternative ways of delivering the Development Strategy for the main  
towns

5.52 There are obviously several different ways of delivering the Development Strategy 
for the main towns. However, each town cannot be viewed in isolation as a higher 
or lower development target in one town will have a knock-on effect on the amount 
of development required from other locations. An initial Sustainability Appraisal on 
the Preferred Options outlined above, when measured against a range of other  
options, has shown that the Preferred Options approach would appear to be the 
most sustainable choice. 

5.53 The Regional Spatial Strategy has allocated 7,800 new dwellings to the Penwith 
district by 2026. The options outlined here total 6,175. This is because we have 
reserved 1,625 homes from the RSS target to be allocated to the smaller towns 
and villages, so a difference in the quota allowed there would also have a knock-
on effect on the quota allowed for the main towns. However, it should be noted 
that of the 1,625 reserved for the rural areas 520 already have planning consent.

5.54 Some of the alternative options considered include:-

5.55 This  option,  which  allows  less  growth  in  Penzance  and  St.  Ives,  whilst  
concentrating growth in Hayle, would remove some of the constraints highlighted 
earlier for these two towns.  In addition, Hayle has the capacity to accommodate 
this amount of growth through the redevelopment of the harbour and/or through 
the  development of greenfield sites on the edge of the town. However, it should 
be  acknowledged  that  Camborne/Pool/Redruth  is  identified  as  a  Strategically  
Significant City or Town (SSCT) in the Regional Spatial Strategy, and, given its  
proximity to Hayle, it may not be appropriate to go with the maximum growth rate 
as this could lead to more out-commuting to the larger SSCT growth area.  

5.56 If St. Ives received a lower growth scenario it may be an option to request that all 
the remaining allocation are reserved for affordable housing, due to the fact that 
almost 400 dwellings are already committed with planning permission, and that  
very few of these are for the affordable sector. 

42 Core Strategy Preferred Options

ALTERNATIVE OPTION 1 – Higher Growth of Hayle

Penzance / Newlyn  -  Development of up to 1,300 new homes over 20 years  and an 
additional 2.72ha of employment space

combined with

Hayle -  Development of up to 3,900 new homes over 20 years and an additional 
8.17ha of employment space

combined with

St. Ives & Carbis Bay -  Development  of  up to 975 new homes over 20 years, of 
which all the remaining allowance should be affordable,  with an additional 2.04ha 
of employment space.



5.57 This scenario sees a fairly even split between the towns of Penzance and Hayle. 
However,  this  level  of  growth for  Penzance is  not  considered to  be the most  
sustainable solution considering the small-scale opportunities available within the 
actual town itself. This would inevitably mean that more greenfield sites would  
need to be allocated on the edge of surrounding settlements, to meet the longer-
term development  requirements, which would lead to dispersal of development  
away from the town's core. 

5.58 It is also a requirement within the Regional Spatial Strategy that at least 50% of 
new development should be located  on brownfield  (i.e.  previously  developed)  
sites. To achieve the brownfield target, a high housing figure for Penzance could 
lead to further intensification of development within the built-up area. However,  
from earlier consultation comments it is clear that many residents of Penzance  
have been particularly concerned about the intensification of garden plots and the 
subdivision of larger properties into small flats. They are also concerned about the 
character of the town being eroded by substantial infill development. 

5.59 This option would, however, help to alleviate potential development pressure on 
greenfield sites in and adjacent to Hayle, but given the economic opportunities  
which could be achieved in Hayle, setting a lower growth option would not achieve 
the same rate of developer contributions towards infrastructure as the Preferred 
Option.

5.60 Proposals for other alternative options will be considered, if they are in line 
with the RSS quota of 7,800 dwellings for the District, and take into account 
the views of the community as expressed through the Issues & Options  
consultation.  Any  alternative  options  also  need  to  be  considered   
sustainable and achievable.
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ALTERNATIVE OPTION 2 – Parity of growth between Penzance & Hayle

Penzance / Newlyn  -  Development of up to 2,440 new homes over 20 years and an 
additional 5.1ha of employment space

combined with

Hayle -  Development of up to 2,600 new homes over 20 years and an additional 
5.44 ha of employment space

combined with

St. Ives & Carbis Bay -  Development  of  up to 1,135 new homes over 20 years, 
with an additional 2.39ha of employment space



The Development Strategy For The Smaller Towns and Larger Villages

5.61 Some villages  in  Penwith  provide  a  range of  services  and  small  amounts  of  
employment  for  their  own  population  and  the  outlying  area.  Retaining  rural  
services and employment is critical to supporting the vitality of rural areas and  
promoting  accessibility  to  everyday  needs.  Encouraging  small  amounts  of  
employment in villages could form a key part of the framework. The Strategy is  
informed  by  the  Penwith  Small  Towns  and  Villages  Community  Facilities  
Assessment, which was undertaken during March 2007. 

5.62 National and regional planning policy seeks to focus most development in market 
towns and local service centres that are well served by public transport and other 
facilities. The draft Regional Spatial Strategy for the South West states that small 
amounts of development in villages will be appropriate where it supports small  
scale economic activity, extends the range of services, promotes self containment, 
strengthens local communities and helps to support key services.

5.63 The Preferred Options below are therefore consistent with national and regional  
policy in focusing most new development into the  main towns, whilst at the same 
time maintaining the population in the rural areas, in order to support the services 
and facilities that currently exist.  

5.64 With regard to the potential roles for the smaller towns and the larger villages,  
consultation on the Issues and Options document indicated that the majority of  
respondents favoured some further development, whilst the option for no further 
development was very poorly supported. The only significant question which arose 
was whether or not future growth should be restricted to affordable housing only, 
or be widened to include market housing as well. The Preferred Option outlined 
below, in conjunction with Proposed Policy CS11: Affordable Housing, seeks to  
provide a balanced approach, whereby a minimum 50% of new development is  
based upon affordable requirements,  but  with an allowance for  further  market  
development to ensure that the wider community needs are also met. 
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The Future Roles of St. Just, Marazion and the Larger Villages

5.65 As  part  of  the  Issues  and  Options  consultation  we  asked  people  what  they  
considered were the 3 main facilities needed to make a  sustainable village. The 
top 3 answers were (in order of preference) a shop, a bus route and a post office. 
We then gave the option to give an additional 3 facilities which would be desirable. 
The results for this came out as a primary school, a village hall and a pub. All of 
the  identified  villages  listed  in  the  Preferred  Option  below  contain  the  top  3  
facilities,  and  they  either  contain,  or  have  good  access  to,  the  additional  3  
supported facilities.

5.66 The Local Development Framework will seek to protect these level of services as 
a minimum in the designated villages, and will encourage additional facilities in  
these locations, appropriate to their scale. 

5.67 The town of St. Just is the main centre within the more remote western part of the 
District, which was once an important mining area. The town has a population of 
about 2,000 with a further 2,500 in the outlying villages and rural  areas.  The  
allowance of small  scale housing and employment development is considered  
essential to ensure the continuing viability of the town, but the town is somewhat 
constrained in  its  potential  to  deliver  larger  schemes.  The town also  forms a  
constituent  part  of  the  Cornwall  and  West  Devon  Mining  Landscape  World  
Heritage Site.

5.68 St. Just town centre provides a valuable range of facilities and services to the  
residents of the town and the surrounding villages and rural areas, although it  
does rely on Penzance for many of its services. There is a good range of shops, 
pubs,  and a post  office and library within  the town centre  along with  several  
leisure facilities.  There is also a primary school and a secondary school which  
serves the needs of the wider rural area.

5.69 Marazion is an ancient market  town which also serves as the gateway to St.  
Michael's Mount which is, undoubtedly, the most famous tourist destination within 
the District.  The town itself has a resident population of approximately 1,500 and 
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contains a range of shops, services, community and leisure facilities, along with 
tourist  accommodation,  restaurants  and  bars.  Marazion  is  flanked  inland  by  
Marazion Marsh, an internationally designated conservation site which attracts  
thousands of migratory starlings each year. The setting of Marazion is therefore an 
important issue when considering future growth scenarios for the town.

5.70 This approach will enable small amounts of development in St. Just and Marazion, 
along with the villages which contain a reasonable level of services. This will also 
locate additional homes in places where there is the prospect of meeting people's 
day-to-day needs. It is also noted that the promotion of community cohesion is one 
of the key outcomes of the Penwith Community Strategy (Vision 2025). 

5.71 The proposed policy direction is to seek a minimum affordable element of 50% on 
housing schemes within these settlements in  line with  proposed policy CS11:  
Affordable Housing. However, we  will also seek to include a rural exceptions site 
policy, (see Proposed Policy CS12) whereby planning consent may be granted on 
sites adjoining rural settlements, for 100% affordable housing provision to meet an 
identified housing need within the settlement. The policy will apply to all the towns 
and villages listed in the Preferred Option as they will  be the most sustainable  
locations for additional rural development.

46 Core Strategy Preferred Options

PREFERRED OPTION DS5: Smaller Towns and Larger Villages

Further  housing development  will  be permitted  on sites up to 0.2ha within the 
towns of St. Just and Marazion and the larger villages.

This  Option includes the villages of  Pendeen,  Goldsithney,  Connor  Downs,  St. 
Erth, Madron, Gulval (Trevarrack), Crowlas, Ludgvan (Lower Quarter), St. Buryan, 
Sennen* and Mousehole. 

Appropriate employment sites within or on the edge of these settlements will also 
be  encouraged.  The  Preferred  Options  allows  for  an  additional  3.4ha  of 
employment space to be located in rural areas.  

*Sennen  includes  Churchtown,  Mayon  and  Sennen  Cove.  The  exact  development 
boundary will  be examined and confirmed during production of the Rural Area Action 
Plan.

Potential development sites will be identified and allocated through the Rural Area Action 
Plan, work on which should commence in 2008. The Action Plan will also aim to create 
development boundaries around the settlements. 



Alternative  ways  of  delivering  the  Development  Strategy  for  the  
smaller towns and larger villages

5.72 The  only  realistic  alternative  to  the  Preferred  Option  may  be  to  consider  the  
development of affordable housing only in St. Just, Marazion and the larger villages. 
The response from the Issues & Options consultation was split 50/50 between the 
Preferred Option and the Alternative Option. However, given the scale of services 
available in these identified settlements, this approach has been discounted, as  
some provision of  open market  development will  help to enable the affordable  
provision, and help to maintain the level of services available.

Core Strategy Preferred Options 47

ALTERNATIVE OPTION – Affordable housing only

Affordable housing development only will be permitted in the towns of St. Just and 
Marazion and the larger villages of Pendeen, Goldsithney, Connor Downs, St. Erth, 
Madron, Crowlas, Ludgvan (Lower Quarter), St. Buryan, Sennen* and Mousehole. 
Appropriate employment sites within or on the edge of these settlements will also 
be  encouraged.  The  Alternative  Options  allows  for  an  additional  3.4ha  of 
employment space to be located in rural areas.  

*Sennen  includes  Churchtown,  Mayon  and  Sennen  Cove.  The  exact  development 
boundary will be examined and confirmed during production of the Rural Area Action Plan.



The Development Strategy for the Smaller Villages and Rural Areas

5.73 Penwith  contains  many  smaller  villages,  which  may  have  very  low  levels  of  
services or no services at all. The Core Strategy will need to provide a framework 
for  development  in  these  settlements,  setting  out  whether  any  change  is  
appropriate.

5.74 With regard to the potential role for the smaller villages, results from the  Issues 
and Options  consultation  show that  the majority  of  respondents  favour  some  
further development.  The Preferred Option, therefore, is to allow some further  
small-scale development in the villages identified, provided that it is related to an 
identified local housing need which cannot be met elsewhere.

5.75 This option  will also seek to retain the current level of community facilities and will 
encourage additional facilities in these locations, appropriate to their scale.

5.76 Most of the possible sites will be identified through the Rural Area Action Plan and 
allocated  for  either  housing  or  employment  use.  Rural  exceptions  sites  on  
greenfield land may also be a possibility, if there is an identified need which would 
not  be  met  otherwise.  However,  sequential  testing  will  prefer  additional  
development to be located in the main towns, or the smaller towns and larger  
villages,  where  there  are  supporting  services,  facilities  and  other  community  
infrastructure, in preference to the smaller villages.
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PREFERRED OPTION DS6: Smaller Villages

New development restricted to affordable housing and local employment needs 
only will be permitted on small infill sites of up to 0.1ha in the smaller villages of 
Carnhell Green, Lelant, Nancledra, Paul, Phillack, Porthcurno, Reawla, Rosudgeon, 
St. Levan, Trewellard & Wall subject to an identified housing or employment need.



Alternative ways of delivering the development strategy for the smaller 
villages

5.77 Given  that  the  Issues  &  Options  consultation  showed  that  the  majority  of  
respondents preferred to allow some affordable housing and employment growth 
within the smaller villages, the only sustainable Alternative Option to the Preferred 
Option is to allocate any potential housing and employment sites through the Rural 
Area Action Plan. 

5.78 There are pros and cons to this approach – on the positive side it would allow for a 
planned approach to further development in each settlement, and would ensure 
that  development  occurred  in  the most  sustainable  location  for  each.  On the  
negative side, it would restrict opportunity in later years on redevelopment sites or 
other sites which become available at a later date. Also this approach would delay 
any  certainty  on  development  opportunities  until  the  Action  Plan  has  been  
adopted.

Other Rural Settlements

5.79 Given the need to focus development into the most sustainable locations, various 
rural settlements within the District have been highlighted as not being suitable for 
any  additional  housing  development,  other  than  the  possible  conversion  of   
existing buildings.

5.80 The list has been informed by the  Penwith Small Towns and Villages Community 
Facilities Assessment, which has highlighted that there are no significant levels of 
services in these areas at present. The list may be reviewed in the future if this 
ceases to be the case.

Core Strategy Preferred Options 49

ALTERNATIVE OPTION – Allocated Sites 

Affordable  housing  and  employment  development  will  only  be  permitted  on 
identified sites allocated through the Rural Area Action Plan.

PREFERRED OPTION DS7: Rural Settlements

Proposals for housing development, other than the conversion of suitable existing 
buildings, will not be permitted in the following settlements:-

Angarrack,  Canonstown,  Gulval  Churchtown,  Gwinear  Churchtown,  Gwithian 
Churchtown,  Halsetown,  Lamorna,  Ludgvan  Churchtown,  Newbridge,  Perran 
Downs,  Perranuthnoe,  Relubbus,  Sancreed Churchtown,  St.  Hilary Churchtown, 
Towednack, Treen and Zennor Churchtown.

Employment opportunities in these locations will be assessed against Proposed 
Policy CS18: Employment in Rural Areas.

No further housing development will be permitted in other rural locations within 
the District unless there is an essential need for a person working in agriculture or 
forestry to live at the proposed location.



Alternative Options

5.81 There is no sustainable alternative to the above policy direction,  although the  
Council is willing to review the list of settlements identified.
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Distribution of Preferred Options Housing Supply Counting Constrained Supply 

Parish Core Strategy 
Target

Commitments
      2006/07

Built U/C P.P.

Distribution of 
Supply 
Discounting 
Commitment 

Distribution 
of Supply 
including 
8% 
Discount 

Hayle Area Action Plan Area

Hayle & Phillack 3,250 23 56 47 3,124 3,128 (+4)

Penzance/Newlyn Area Action Plan Area

Penzance 1,625 86 91 295 1,153 1,175 (+22)

St Ives/Carbis Bay Area Action Plan Area

St Ives 1,300 55 135 198 912 928 (+16)

Rural Area Action Plan

Rem Hayle Parish

Rem Penzance P

Rem St Ives P

Gwinear/Gwithian

St Just

Perranuthnoe

Ludgvan

St Erth

Madron

St Buryan

St Hilary

Towednack

Sennen

Marazion

Paul

Sancreed

St Levan

Zennor

Morvah

St Michael's 
Mount

1,625

2 4 4

5 8 5

30 38 12

8 16 58

16 19 40

28 5 15

10 9 6

1 7 6

2 25 4

4 7 9

1 2 5

1 - 17

14 4 8

4 3 25

- - -

- 5 5

2 2 14

- - -

- 4 1

- - -

1,105 1,125 (+20)

Penwith 7,800 293 439 774 6,294  6,356 (+62)
Source:  Desk top survey for SHLAA
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Strategic Housing Land Availability Assessment (SHLAA)

The 15 Year Housing Supply Requirement (Extract from draft SHLAA)

The RSS is required by PPS3 to apportion dwelling provision for the region over 
a period of time to allow local authorities to develop plans in their respective 
LDFs  to plan for 15 years supply of the relevant 20 year development plan 
period.   The SHLAA is to provide evidence of identified land supply for this 15 
year period in three 5 year phasing blocks.

The  first  5  year  supply  from  2006-2011  are  to  be  specific  identified  sites 
considered to be 'developable and deliverable'.  Developable in that the sites 
should be of a suitable location for housing and deliverable in that they present 
a reasonable prospect of being delivered in the time frame of the  first phase. 
The sites put forward for the first five year supply should be:  

● available (available now);  
● suitable (suitable now for sustainable mixed communities use);  
● achievable (deliverable in time frame of first phase).

PPS3 also  requires  the  SHLAA to  identify  specific  deliverable  sites  of  land 
supply  for  the  second  phase  covering  for  years  6-10  of  the  plan  period 
(2011-2016).   These  sites  should  follow  the  criteria  of  being  suitable  and 
achievable  as  described  above  and,  once  identified,  made  available  in 
preparation for the commencement of the second phase.

For the third phase covering years 11-15 of the plan period (2016-2021), PPS3 
anticipates that  if  identified specific  deliverable sites cannot yet  be identified 
then at least broad areas of growth should be.

The only requirement in PPS3 for local authorities to identify available land for 
the last five years (years 16-20) of the development plan period (2022-2026) 
which  falls  outside  of  the  remit  of  the  15  years  supply  is  mentioned  by 
implication and not specifics.  Paragraph 55 bullet point 2 states in the context 
of  delivery  of  land supply  for  phases  2  and  3  that  local  authorities  should: 
Identify those sites which are critical to the delivery of the housing strategy over 
the plan period.  That is the identification of sites over the 20 year period of the 
development plan period.  Paragraph 57 also makes reference to this period in 
relation to maintaining a continuous five year housing trajectory

Once identified,  the supply of land should be managed in a way that 
ensures that a continuous five year supply of deliverable sites is 
maintained  i.e. at least enough sites to deliver the housing 
requirements over the next five years of the housing trajectory.

Core Strategy Preferred Options 53

The housing distribution figures have been informed by the draft Strategic Housing Land 
Availability  Assessment,  which  is  available  to  download  from  our  website 
www.penwith.gov.uk  or, alternatively, a printed copy can be requested by telephoning the 
Policy Team on 01736 336554. The final report will be published in Spring 2008.



Demonstration 5 Year Supply of Deliverable Sites

For  the  5  year  period  2007-2012  Penwith  currently  has  provision  for  1,780  
dwellings which translates to 4.5 years supply (1,780 divided by 390 dwellings per 
year as required by the  RSS Panel's Report target for  the district).   This total  
comprises as at April 2007:  439 under construction;  712 with planning permission 
(which includes 8% discount for non take up as required by paragraph 8 of PPS3);  
and 629 on existing unfulfilled allocated sites (allocated in the Penwith Local Plan). 
However, these existing allocated sites will be reviewed through the Core Strategy 
and the Area Action Plans, to see if they are still   appropriate. The Area Action  
Plans will  then seek to allocate sufficient  sites to fulfil  the requirements of  the  
Development Strategy. SHLAA guidance states that “Sufficient sites outside existing 
settlement boundaries should be included to enable the authority to be as confident 
as possible that enough developable sites will be identified to meet the housing  
target, and to provide for the genuine consideration of alternatives as part of the  
plan-making process.”

    
Penwith Completions Delivery Rate  1st April 2001 - 31st March 2007 by previously 
developed land (PDL) or greenfield Land (G)
Area 2001-02 2002-03 2003-04 2004-05 2005-06 2006-07 Total

PDL G PDL G PDL G PDL G PDL G PDL G PDL G

Penzance 93 18 83 10 101 20 118 17 101 26 117 22 613 113

Hayle 15 23 13 21 36 18 51 15 80 1 36 0 231 78

St Ives 42 17 75 43 50 9 72 1 79 1 86 0 404 71

St Just 13 7 19 4 13 1 23 4 21 3 20 12 109 31

Subtotal 163 65 190 78 200 48 264 37 281 31 259 34 1357 293

Total 228 268 248 301 312 293 1650
Source: Penwith Housing Surveys 

The  above  table  shows  that  the  annual  average  delivery  rate  of  completions  
over the previous 6 years stands at 275 dpa.  The contribution rate of previously  
developed  windfall  sites  to  the  supply  and  location  of  housing  completions  is  
abnormally high in Penwith. However, under PPS3 guidance, windfall contributions 
should not be counted in the first 10 years of the development plan period.

Housing Supply Number of Dwellings

Development Plan Target 2006 -2026 7,800

Completions 2006 - 2007 293

Under Construction 2006-2007 439

Commitments (minus 8% discount 
allowance for expired permissions)

712

Total target to achieve discounting housing 
supply from 2006 -2007

6,356

Source:  Penwith Housing Survey 2006
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6. CORE STRATEGY POLICIES

6.1 Sustainable Development

6.1.1 Sustainable Development is the core principle underpinning planning. Therefore  
the proposed Sustainable Development policy is the foremost policy within the  
Core Strategy as it  deals with the cross-cutting spatial  development principles  
which  will  apply  regardless  of  the  particular  form  of  development  being  
considered. 

6.1.2 The Sustainability  Appraisal  process has helped to ensure that  all  the social,  
economic  and  environmental  objectives  have  been  and  will  continue  to  be  
addressed throughout the development of the Core Strategy policies.

6.1.3 The  LDF  must  contribute  to  the  achievement  of  sustainable  development 
(Planning & Compulsory Purchase Act 2004, S.39). This is a process which aims 
to enable all people throughout the world to satisfy their basic needs and enjoy a 
better quality of life, without compromising the quality of life of future generations 
(Securing our Future, DEFRA 2005).

6.1.4 Some of the key requirements of sustainable communities are:

 Active,  inclusive  and  safe -  with  a  strong  local  culture  and  shared 
community activities.

 Well  run -  with  effective  and  inclusive  participation,  representation  and 
leadership.

 Environmentally  sensitive -  providing  places  for  people  to  live  that  are 
considerate of the environment.

 Well designed and built - featuring a quality built and natural environment.

 Well connected - with good transport services and communications linking 
people to jobs, schools, health and other services.

 Thriving - with a flourishing and diverse local economy.

 Well served - with public, private, community and voluntary services that are 
appropriate to people's needs and accessible to all.

 Fair for everyone - including those in other communities, now and in the 
future. 
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Penwith  Vision  2025  Outcome:  “The  Cross-Cutting  Commitment  – 
Sustainable Development”



6.1.5 The  Core  Strategy  Objectives  discussed  in  the  preceding  section  and  the  
proposed  policy  CS1:  Sustainable  Development  Principles,  will  enable  the  
requirement for Sustainable Development to be managed in the Penwith District  
over the Core Strategy plan period.

 

Alternative Options

6.1.6 The range of alternative options is constrained by national and  regional policies. 
These set out the context within which the Core Strategy must be prepared, and 
with  which  it  must  be  in  general  conformity.  The  promotion  of  sustainable  
development is required by legislation. However,  suggestions for additions and/or 
alterations to the policy wording are encouraged.
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PREFERRED OPTION CS1: Sustainable Development Principles

It is proposed that policies in the Core Strategy will:

➢ Require that all development proposals should contribute to the pursuit of 
sustainable development.

➢ Set  out  sustainable  development  criteria  in  line  with  the  Core  Strategy 
Objectives, that will  be used to appraise, monitor and refine development 
proposals  and  measure  their  contribution  towards  our  local  sustainable 
development goals, including:

➔ to minimise the need to travel, and to encourage any journeys that remain 
necessary to be possible by a variety of transport modes;

➔ to contribute  towards the creation of locally distinctive, safe, healthy and 
vibrant communities  and to be appropriate for the settlement in terms of 
scale and location;

➔ to promote sustainable economic development and growth;
➔ to promote safe and inclusive communities by reducing social inequalities 

and  disadvantages  through  improving  health,  economic  and  social 
wellbeing;

➔ to make appropriate provision of services, facilities and infrastructure;
➔ to make efficient use of land, (including the remediation of contaminated 

land) buildings, and infrastructure and to resist the irreversible loss of the 
best and most versatile agricultural land of grade 1, 2, and 3a classification;

➔ to be constructed and operated using a minimum amount of non-renewable 
resources, minimising the generation of waste and prudent use of water;

➔ to be adaptable, accessible and designed to a high standard consistent with 
Proposed Policy CS24: Design of New Development;

➔ to conserve and enhance biodiversity and to have no detrimental effect on 
the District’s environmental and heritage resources;

➔ to contribute towards reducing the causes and impacts of climate change 
consistent  with  Proposed  Policy  CS2:  Climate  Change  and  Development 
Design.



Climate Change

6.1.7 The Government believes that climate change is the greatest long-term challenge 
facing the world today. The Core Strategy will  contain policies which together  
make a full contribution to  delivering  the  Government's  Climate  Change  
Programme and energy policies, and in doing so contribute to global sustainability. 
This will be achieved through policies which;

➢ enable the provision of new homes, jobs, services and infrastructure in the 
places where people live and work;

➢ secure the highest viable standards of resource and energy efficiency and 
reduction in carbon emissions;

➢ secure the fullest possible use of sustainable transport for moving freight, 
public transport, cycling and walking; and overall reduce the need to travel, 
especially by car;

➢ secure new development and shape places resilient to the effects of climate 
change in ways consistent with social cohesion and inclusion; and

➢ sustain  biodiversity  and  recognise  that  the  distribution  of  species  and 
habitats will be affected by climate change.

6.1.8 Penwith has recently adopted  a Climate Change Strategy to raise awareness of 
climatic issues. The Council is keen to ensure that all policies promote sustainable 
development  which  enhances  the  environment  and  minimises  the  impact  of  
climate change.  The Local  Development Framework (LDF) is also required to  
ensure policies reduce the effects of climate change, by meeting particular targets 
set at regional and national level.

6.1.9 Recent scientific evidence has pointed with increasing clarity to the unprecedented 
global threat that climate change poses to lifestyles, the built environment, the  
sustainability of communities, economies, social equity and ecosystems. Planning 
can only be one of many elements in an effective response, but it does have an 
important role to play, mostly in the way that it shapes future communities, their 
emissions, their use of resources and their vulnerability to the impacts of climate 
change.   Planning  also  has  a  part  to  play  in  incentivising  markets  for  new  
technologies and practices that will reduce emissions of greenhouse gases and 
reduce vulnerability to climate change impacts.

6.1.10 The draft South West Regional Spatial Strategy requires all local authorities to  
demonstrate how they intend to contribute towards the required 60% cut in carbon 
dioxide emissions by 2050 and how they intend to identify and respond to the  
potential  impacts of  climate change in their  area.   Planning policies can help  
reduce carbon  dioxide  emissions  through  requiring  energy  efficiency  and  low  
energy design in both new development and refurbishment.  The construction of 
energy-efficient homes will not only reduce carbon dioxide emissions it will also 
help to reduce fuel poverty. Policies aimed at reducing the need to travel will help 
to reduce transport related greenhouse gas emissions.

6.1.11 Climate change impacts include heat waves (with consequent impacts on society, 
the built environment and natural systems); changes to cropping patterns; coastal 
flooding and accelerated coastal erosion; inland flooding and landslips; changes to 
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species  distribution  and  abundance;  and  health.  Adaptation  actions  such  as  
amending building or urban design, relocating out of 'at risk' areas, safeguarding 
infrastructure and making space for  wildlife  can all  be planned for.  The Core  
Strategy  also  sets  out  the  requirement  for  a  flood  risk  assessment  to  be  
undertaken in Environment Agency mapped 'flood risk' areas, in accordance with 
Government Guidance.

Alternative Options

6.1.12 The alternative is to not include a separate policy on Climate Change,  but to  
ensure that climate change considerations are embedded into all  policies and  
objectives  within  the Core Strategy.  Whilst  we believe that  the Core Strategy  
policies and objectives have all been written with this in mind, we see no harm in 
setting out the Council's commitment to tackling Climate Change issues within a 
headline policy. The issue of requesting a Climate Change Impact Report with  
submitted  planning  applications  was  raised  through  the  Issues  &  Options  
consultation. Over 82% of respondents said that we should request such a report, 
with 62.5% saying that we should request a report with every application and the 
other 37.5% saying that it should be restricted to major developments only. The 
Preferred Option seeks an impact  report  on development of  over  500m2 or  5  
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For more information on Climate Change and its expected local impacts please see the 
Climate  Change  for  Penwith  document  which  is  available  on  our  website 
www.penwith.gov.uk  or a printed copy can be requested by telephoning the Policy Team 
on 01736 336554.

PREFERRED OPTION CS2: Climate Change and Development Design 

It is proposed that policies in the Core Strategy will:

Indicate that development should be designed to take account of the impacts of 
climate change and other environmental impacts over the lifetime of the building. 
This includes:-

➢ energy use, 
➢ use of resources, 
➢ increased wind speeds during winter, 
➢ increased temperatures and requirement for shading in summer months, 
➢ flood risk, 
➢ sea level rise, 
➢ coastal erosion,
➢ the need to create wildlife corridors/new habitats. 

All  developments  over  500m2 or  5  dwellings  should  be  required  to  produce  a 
Climate Change Impact Report which considers the impact of climate change on 
the development and on its neighbours. The report should indicate the ways in 
which  the  proposal  can  overcome  the  identified  hazards  and  exploit  the 
opportunities associated with the impacts of climate change.



dwellings, but this figure could be discussed at  this stage.  See also Proposed  
Policy CS4: Principles for the Natural  Environment  which requests a biodiversity 
survey as part of the Climate Change Impact Report and Proposed Policy CS24: 
Design of New Development.

LINKS

Issues & Options Stage Section 6.5 Climate Change

Core Strategy Objectives 2c, 6c, 8a, 8d & 8e

PPG / PPS PPS1 'Delivering Sustainable Development'
PPS1 Supplement 'Planning and Climate Change'

RSS (Draft) Policy SD1 “The Ecological Footprint”
Policy SD2 “Climate Change”
Policy SD3 “The Environment and Natural Resources

Structure Plan Policy 1 “Principles of Sustainable Development”

Penwith Local Plan

Community Strategy 
(Penwith Vision 2025)

The Cross Cutting Commitment – Sustainable Development

Flood Risk and Drainage

6.1.13 Penwith District Council has prepared a draft Strategic Flood Risk Assessment  
(SFRA) which is currently awaiting approval by the Environment Agency. Under  
the new planning system, all local authorities are required to undertake a  SFRA  
in order to provide an evidence base to inform and guide the preparation of Local 
Development Framework documents, in terms of assessing the implications of  
flood risk on spatial land use planning. 

6.1.14 The primary cause of flooding in the Penwith study area is from rivers. The three 
principle settlement areas of Penwith (Penzance & Newlyn, St. Ives & Carbis Bay 
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and  Hayle)  are  situated  on  the  lower  reaches  of  river  catchments  in  coastal  
locations. Consequently there are flood risk issues relating to both fluvial  and  
coastal flooding in respect of development in all three towns. Other settlements  
similarly  at  risk  from  fluvial  and/or  coastal  flooding  include  Marazion  and  
Mousehole. Other villages identified as having a potential risk (albeit to a lesser 
degree) from similar  flood related issues are; Porthcurno,  Penberth,  Lamorna,  
Sennen, Nanquidno, Cot Valley, Tregeseal, Bojewyan Stennack, Zennor, Carbis 
Bay, Angarrack, Relubbus, St. Erth, Crowlas, Heamoor and Roseworthy.

6.1.15 The Environment Agency guidance to local planning authorities on Strategic Flood 
Risk Assessments defines the purpose of the assessment: 'To identify the areas 
within a development plan that are at risk of flooding.  To  identify and detail those 
factors that are relevant to current and future flood risks and to outline policies to 
be applied to such areas to minimise and manage that risk'.

6.1.16 Planning Policy Statement 25: Development and Flood Risk (PPS25) requires that 
sites  should  be  allocated  in  descending  order  of  flood  risk  when  reviewing  
development  plans  for  the  new  LDF  system.  This  constitutes  a  risk  based  
approach which is determined by the application of the Sequential Flood Risk Test 
(SFRT).  The  SFRA  will  guide  decisions  on  allocating  land,  informing  in  the  
preparation of  both strategic and development control  policies in enabling the  
application of the SFRA.

6.1.17 PPS25 also requires Councils to provide a detailed and robust evidence base for 
requesting  site  specific  Flood  Risk  Assessments.  These requirements  will  be  
fulfilled in the 5 key objectives of the SFRA.

i. To prepare flood risk evidence base to inform in the preparation of the LDF.
ii. To meet the requirements of the latest planning guidance (PPS25).
iii. To provide a flood risk  policy  reference for  developers  and the general 

public.
iv. To inform development control on flood risk issues relating to applications.
v. To provide an evidence base for requesting future site specific Flood Risk 

Assessments from the Environment Agency.
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Alternative Options 

6.1.18 The range of alternative options is constrained by national and regional policies. 
These set the context within which the Core strategy must be prepared, and with 
which  it  must  be  in  general  conformity.  The  Preferred  Option  is  in  line  with  
government policy and the policy approach identified within the draft RSS. 

LINKS

Issues & Options Stage Section 6.4

Core Strategy Objectives 2c, 6c & 8d

PPG / PPS PPS1 'Delivering Sustainable Development' 
PPS25 'Development and Flood Risk'

RSS (Draft) Policy F1 'Flood Risk'

Structure Plan Policy 3 'Use of Resources'

Penwith Local Plan CS-4, CS-6

Community Strategy 
(Penwith Vision 2025)

Section 8
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PREFERRED OPTION CS3: Flood Risk and Drainage

It  is  proposed that policies in the Core Strategy will  indicate that development 
should: 

➢ Not take place in areas at risk from flooding, unless suitable flood protection 
measures can be agreed and implemented.

➢ Not increase the risk of flooding to properties elsewhere (eg through a net 
increase in surface water  run-off,  or  a  reduction in the capacity of  flood 
water storage areas).

➢ Make use of sustainable urban drainage systems (SUDS) to manage surface 
water run-off, where technically feasible. 

➢ Be  accompanied  by  a  design  statement  which  states  how  water-saving 
technologies and sustainable drainage measures will be incorporated.

➢ Be informed by a flood risk assessment, unless the site lies within Zone 1 ie 
an area where there is little or no risk of flooding (the annual probability of 
flooding is less than 0.1%). 



6.2 The Environment

6.2.1 Penwith presents a valuable combination of an outstanding natural  landscape,  
shaped and marginally managed by rural activity and the historic development of 
settlements founded upon agriculture, mining and fishing. Penwith contains many 
sites  which  are  of  historical,  archaeological,  environmental  and  ecological  
importance and the distinctive character and quality of these environments has a 
far reaching impact on the economy and cultural identity of the district.

6.2.2 The natural landscape is an invaluable resource for biodiversity and geodiversity, 
which offers amenity to the resident population and an important tourist asset to 
the  local  economy.  Penwith  has  a  rich  variety  of  habitats  and  topographical  
features comprising  the distinctive West Penwith Moor, deep sided river valleys, 
sandy  beaches  and  associated  dune  systems  which  are  valued  at  a  local,  
regional, national and international level under a variety of designations which  
include: 

Environmental Site Designations in Penwith Status Site Details

1. Landscape Protection

Area of Outstanding Natural Beauty National 44% of district area 
(13,717ha)

Heritage Coast National 63.5% of Coast

Area of Great Landscape Value Subregional 3 sites of 5,325ha

2. Nature Conservation

Special Protection Area International

Special Area of Conservation International

Comprise x3 SSSI 
sites  

Sites of Special Scientific Interest National 19 sites of 1,637ha 
(5.4% of district area)

Ancient Woodlands National 7 sites (15.1ha)

County Wildlife Site Local 32 sites of 4,342ha 
(14.3% of district 
area)

County Geological Site Local 15 sites (497ha)

Local Nature Reserve Local 5 sites (207ha)

6.2.3 This heritage is, however, constantly under threat from changes in agricultural  
practice and encroachment from future development. The challenge for the Local 
Development  Framework,  therefore,  is  to  balance  the  need  to  safeguard  the  
distinctive characteristics of the area, whilst at the same time ensuring that levels 
of sustainable growth meet the projected requirements for housing, employment, 
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Penwith  Vision  2025  Outcome  6:  “A  community  that  values  and  protects  its 
distinctive landscape and environment”
Penwith  Vision  2025  Outcome  6:  “A  community  that  values  and 
protects its distinctive landscape and environment”



recreation and other potentially conflicting land uses.

6.2.4 It  is  often  believed  that  development  will  have  a  negative  impact  on  the  
environment. However, it can provide the resources to protect and enhance some 
of our most important assets and features. One area where this can be positively 
achieved is through the retention, restoration or creation of biodiversity habitats  
through planning mitigation.

Natural Environment 

Protected Landscape

6.2.5 Over 44% of the District falls within an  Area of Outstanding Natural Beauty 
(AONB)   designation.  AONB  is  a  statutory  designation  aimed  primarily  at  
conserving and enhancing the natural beauty of the most important landscapes of 
England  and  Wales.  Planning  Policy  Statement  7 (PPS7):  'Sustainable  
Development in Rural Areas' emphasises that AONB designation should retain the 
highest status of protection relating to the landscape and scenic amenity which  
they offer. However, it is recognised that the landscape cannot be viewed as a  
fossilised feature and that consideration to the social  and economic needs of  
communities living within the designation must be supported to maintain viable  
rural communities. As a result of the Countryside and Rights of Way (CROW) Act 
(2000) the Cornwall AONB Unit prepared a Management Plan 2004-2009 which 
gives advice on managing development within the designation. The management 
principles are underpinned by the need to conserve and enhance the AONBs  
natural beauty.

Landscape Character

6.2.6 There are currently three Areas of Great Landscape Value in the district. These 
designations are made at a County level to protect areas identified as containing 
an important landscape value which do not fall  within the AONB. These areas  
include an extensive area around St. Buryan, Upton Towans and the countryside 
locked between the AONB and the settlements of St. Ives, Carbis Bay and Lelant. 
Recent Government advice is that planning authorities should move away from  
local  designations  by  adopting  a  more  'landscape  character  approach'.  
Consequently the status of AGLV will not be brought forward in the new Regional 
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Spatial  Strategy or the Local Development Framework.  Instead, a Landscape  
Character approach will be taken which views the importance of protecting 'the  
countryside'  as a whole,  by ensuring that  developments are sensitive to their  
immediate surroundings by way of their design, form, materials and layout. The 
landscape character of a particular area is defined by the pattern and form which 
comprise its surroundings, including: landscape type; field systems; hedgerows;  
vegetation; settlement pattern etc.

6.2.7 A  Landscape Character Assessment was commissioned by Cornwall County  
Council in  2004, which covered the whole of Cornwall and the Isles of Scilly. The 
result  of  the Assessment  is  the identification  of  distinct  Landscape Character  
Areas (LCAs), of which Penwith contains 7. These areas are then further broken 
down into more detailed Landscape Description Units (LDUs) which identify the  
key  characteristics  of  an  area  which  should  be  protected  from  inappropriate  
development,  bringing  together  information  relating  to  the  visual,  historic  and  
natural  environment.  The  Assessment  includes  Best  Practice  Guidance  on  
appropriate scales, design and materials which will be available for developers  
and agents to use when submitting planning applications. 

Nature Conservation

6.2.8 Planning Policy Statement 9 (PPS9): 'Biodiversity and Geological Conservation'  
requires that the planning system should take into consideration the protection and 
enhancement  of  biodiversity  and  geodiversity.  The  terms  biodiversity  and  
geodiversity refer to the different  habitat and landscape types which support a  
range of species, flora and geological features.

6.2.9 This is to be achieved through the formulation of strategic policies which promote 
opportunities  to  maintain,  enhance,  restore  or  add  to  the  biodiversity  and  
geodiversity  asset.   Planning  decisions  should  therefore  be  based  on  the  
assumption  that  losses  to  the  biodiversity  and  geological  interest  will  not  be  
permitted  if  they  are  identified  as  significant.  Where  such  losses  cannot  be  
prevented,  and  are  demonstrated  to  not  be  significant,  mitigation  and  
compensation from a proposed development should be used to maintain on-site 
features  as  far  as  possible,  and/or  enhance,  restore  or  recreate  habitats  
elsewhere.  

6.2.10 Several categories of biodiversity mentioned in PPS9  should be addressed in the 
LDF  system,  such  as:  enhancement;  Biodiversity  Action  Plan  (BAP)  priority  
habitats  and species;  alternative sites;  veteran trees;  and the incorporation of  
minimum biodiversity standards into the design of development. Local Authorities 
have the opportunity to include specific strategies and policies in the LDF relating 
to the impact of development on identified areas of biodiversity value.  The draft  
good practice guide to PPS9 chapter IV Para 33 notes the obligation of LPAs to 
obtain biodiversity information prior to processing applications. As a part of the  
LDF, Local Authorities can incorporate into the planning application template a  
new 'local requirement' for applicants to identify the impact of their proposal on  
biodiversity.  The  Preferred  Policy  Option  CS4:  Principles  for  the  Natural  
Environment seeks a biodiversity survey as part of the Climate Change Impact  
Report for all development proposals over 500m2 or 5 dwellings. The onus would 
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then be on  the applicant  to  contact  ERCCIS for  an  initial  biodiversity  impact  
assessment.

6.2.11 The  SW Regional  Biodiversity Partnership  have produced the  South West 
Nature Map  for the region, highlighting areas where habitat networks could be  
established to ensure the conservation of the wildlife within them. These areas are 
termed Strategic Nature Areas (SNAs). The primary use of the Nature Map, and 
SNAs in particular,  include the identification of  major concentrations of  priority  
habitats and species to:- 

➢ assist the new Environmental Stewardship Scheme in targeting biodiversity 
objectives; 

➢ help mitigate spatially for the impact of climate change and the consequent 
adaptation effect this would necessitate for species and their habitats; and to

➢ inform LDFs on biodiversity friendly options for sustainable development.  

6.2.12 The overall  objective of the Nature Map is to reform the strategic approach to  
nature  conservation,  by  shifting  the  emphasis  from a  site  specific  to  a  wider  
landscape approach, by identifying large scale areas of opportunity. 

6.2.13 In Penwith the SNA defines an area encompassing the lowland heath priority  
habitat of the West Penwith Moor. The Biodiversity Action Plan (BAP) recognises 
that lowland heathland is the key priority habitat resource in Penwith. Currently the 
total  UK resource of  lowland heathland is c.58,000ha,  20% of  the total  world  
resource. The South West region has approximately 14,500 ha (25% of the UK 
resource) and Cornwall in particular has 6,750ha (11%).  In Penwith the West  
Penwith Moors comprise of some 1,700ha (25% of Cornwall's contribution). 

6.2.14 In compliance with PPS9 paragraph 5, and RSS Policy ENV4, SNAs are to be  
recognised  as  being  of  regional  strategic  significance.  Clear  objectives  and  
policies need to be included in the Core Strategy to support the creation and  
restoration of priority habitats and species within the defined SNA as a contribution 
to meeting the regional BAP targets.  Policies and objectives are also required to 
recognise the need to create buffer zones and the linking of habitats with green 
corridors, to create areas which will be more resilient to the environmental impact 
of climate change.

Coastal Zone

6.2.15 The Coastal Zone is arguably the most significant environmental resource of the 
District  in  terms of  the provision of  natural  habitat,  visual  amenity  and tourist  
attraction to the area.   Penwith forms a westward facing peninsular surrounded on 
three sides by 85km of coast. The environmental importance of this coastline is 
recognised  and  protected  in  the  Heritage  Coast  national  designation,  which  
encompasses 63.5% (54km) of the District's coastline.  

6.2.16 The coastal environment is particularly sensitive to degradation and change from 
natural marine processes which effect erosion, tidal flooding and movement of  
sediment.  Existing patterns of  coastal  erosion,  sedimentation and flooding are  
predicted  to  increase,  as  current  forecasts  for  the  impact  of  climate  change  
suggest an increase in sea level for the South West of 1,003mm, combined with 
more frequent severe weather events as off-shore winds and extreme wave height 
levels  are  anticipated  to  increase  by  10%.  (PPS25  annex  B  recommends  
sensitivity  ranges  to  2115).   Pressure  of  development  along  the  coastline  in  
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Penwith is relatively low when compared with other resort areas of the UK, but it is 
a  significant  issue  where  existing  development  is  situated  either  on  tidal  
floodplains, and are exposed to future tidal flood risk, or on the coast, and are  
under potential threat from the impact of climate change.

6.2.17 The Government's strategy for managing risk associated with coastal processes 
(flooding and erosion) are informed by Shoreline Management Plans (SMPs). The 
first  round  of  SMPs (SMP1s)  were  undertaken  in  1999  and  informed on  the  
policies and proposals of the Local Plan. The second round of SMPs (SMP2s) are 
due in March 2010 which will, unfortunately, be too late to inform on the initial work 
of the LDF process.  SMP2s will be more technical assessments looking into flood 
and erosion risk of coastal processes in greater detail and will take into account 
the latest forecasts for the impact of climate change.  The new information to be 
provided  by  SMP2s  will  give  a  more  accurate  view  of  the  long  term  risk  
associated with existing developments in the Coastal Zone and prospects of future 
development. LDF policies will be reviewed in light of information received from 
the second round of assessments when consideration to the phased removal of  
developments identified at extreme risk will be undertaken.

6.2.18 The terrestrial planning system extends down to the Mean Low Water (MLW) mark 
and  includes  the  marginal  zone  where  landscape  merges  with  the  maritime  
environment.  This is defined tentatively as the seascape. The Core Strategy will 
therefore provide the policy framework to direct the strategic management of the 
Coastal  Zone in  terms of  landscape quality,  biodiversity  and geodiversity  and  
development  above  MLW.  The  RSS requires  the  LDF process  to  define  the  
coastal zone and sub-categorize the area into developed and undeveloped coast. 
This process will be undertaken in the Development Control Policies DPD.  Much 
of the undeveloped coast receives protection under the designations of AONB,  
Heritage Coast and SSSIs.  However parts of the developed coast are particularly 
vulnerable to the pressure of development and require specific policies in the LDF 
to protect and enhance the landscape and biodiversity value of the coast while  
excluding  developments  deemed inappropriate  for  a  coastal  location  such as  
residential use on tidal floodplains or near cliffs prone to erosion. Any residential 
development in the Coastal Zone should be within areas already defended by 1 in 
100 year defences. Any developments requiring new coastal / flood defences will 
be  resisted  as  detrimental  to  the  environment  and  the  likelihood  of  causing  
flooding and or erosion elsewhere. Types of development considered appropriate 
within the Coastal  Zone include: tourism; recreational; development dependent  
upon accessibility to the sea such as harbours, marinas, related industrial, mineral 
extraction, water infrastructure plants and energy generation structures. Coastal  
Habitat Management Plans are to be considered when assessing the impact of  
development in the Coastal Zone.  Net loss to habitat is to be avoided and net gain 
actively pursued through planning mitigation.
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PREFERRED OPTION CS4: Principles for the Natural Environment

It is proposed that the principles for the natural environment will be to:

➢ Protect and enhance the natural environment, especially sites designated 
as  being  of  international,  national  and  local  importance  for  landscape 
character  such  as  the  Areas  of  Outstanding  Natural  Beauty,  Heritage 
Coast,  SSSIs,  County  Wildlife  Sites,  County  Geological  Sites,  Local 
Nature Reserves and Ancient Woodlands.

➢ Require  all  developments  over  500m2 or  5  dwellings  to  produce  a 
biodiversity  survey  as  part  of  the  Climate  Change  Impact  Report,  to 
ensure development does not impact on species of importance. The study 
must also include proposals to show how any impacts will be addressed 
by enhancement or mitigation measures.

➢ And in all areas:

• Manage  the  relationship  between  development  and  the  natural 
environment to minimise the risk of environmental damage;

• Protect and enhance sites designated as having importance for wildlife, 
geology, species or habitat covered by the Cornwall Biodiversity Action 
Plan and the South West Nature Map;

• Encourage the creation of opportunities for species to spread and create 
niches elsewhere in order to reduce any negative impacts of development 
and to allow species to migrate as a result of climate change;

• Ensure development does not cause fragmentation of existing habitat or 
landscape designations;

• The restoration of  traditional  habitats  will  be  encouraged and existing 
wildlife and habitats such as hedges, ponds, woodland, hedgerows and 
Cornish hedges will be protected and enhanced;

• Where  possible,  developments  will  be  expected  to  include  suitable 
measures to contribute positively to overall biodiversity in the District;

• Protect and enhance the shoreline and adjacent coastal waters;
• Promote improvements in accessibility to the natural environment for all;
• Promote appropriate design criteria of Landscape Character Assessment.



Alternative Options

6.2.19 The  range  of  available  options  is  constrained  by  national,  regional  and  sub  
regional policies. These set the context within which the Core Strategy must be 
prepared, and with which it must be in general conformity. The preferred option 
approach  is  in  line  with  Government  Policy  contained  in  PPS9.  However,  
suggestions for additions and/or alterations to the policy wording are encouraged.

LINKS

Issues & Options Stage 24, 25 & 26

Core Strategy Objectives 6a, 6b

PPG / PPS PPS7 'Sustainable Development in Rural Areas'
PPS9 'Biodiversity and Geological Conservation'

RSS (Draft) ENV1 “Protecting and Enhancing the Region's Natural and 
Historic Environment”
ENV2 “Landscape Character Areas”
ENV3 “Protected Landscapes”
ENV4 “Nature Conservation”

Structure Plan Policy  2  'Character  Areas,  Design  &  Environmental 
Protection'

Penwith Local Plan Coast & Countryside Policies

Community Strategy 
(Penwith Vision 2025)

6.1 Biodiversity
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Historic Environment

6.2.20 Penwith  is  one  of  the  richest  archaeological  landscapes  in  Europe,  with  299  
scheduled sites extending over 271 hectares. The area has outstanding megalithic 
tombs, standing stones and stone circles, as well as some of the best preserved 
prehistoric  settlements  in  the  country.  Within  this  ancient  landscape  are  the  
extensive remains of surviving prehistoric field systems most of which are within 
the existing farming areas. The special quality of this area was recognised by the 
Environmentally Sensitive Area (ESA) designation. 

6.2.21 "The presence of an intact, intricate network of functional boulder, Cornish hedges  
and banks as traditional field boundaries, some dating back thousands of years, 
makes  a  major  contribution  to  this  character.  The  use  of  local  granite  and  
vernacular style for buildings, track ways and associated artefacts, such as signs, 
stiles and gate posts, gives a sense of unity to the landscape." (ESA page 4). 

6.2.22 Now that ESA funding has ceased, Penwith's ancient landscapes could be at risk, 
through  landowners  not  receiving  the  same  level  of  finance  through  the  
replacement agri-environmental schemes. This is a serious issue which cannot be 
overcome through planning policy alone. It will take partnership working between 
landowners, the local authority and others such as Natural England and DEFRA.

World Heritage Sites  (WHS)

6.2.23 The internationally important tin mine at Geevor, is located at the heart of the St. 
Just Mining District which is a constituent part of the Cornwall and West Devon 
Mining  Landscape  World  Heritage  Site.  This  mining  heritage  includes  4,289  
hectares of Penwith, nearly 14% of the District and also includes part of Hayle and 
the past mining areas  around Tregonning and Gwinear (part of which is in the  
Kerrier District).

6.2.24 The  outstanding  international  importance  attached  to  WHS  status  of  the  
designated  mining  areas  in  Penwith  will  have  to  be  a  key  material  planning  
consideration in the determination of all planning,  listed building and Conservation 
Area consents applications. 
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Conservation Areas

6.2.25 The built heritage of Penwith is also highly valued. There are 33 Conservation  
Areas within the District which are considered to be of special  architectural or  
historic interest. There are also 1,847 listed building entries ranging from grade I 
(the most important) through to grade II*  and grade II. Listed buildings are an  
important aspect of the character of the historic towns and villages of the District. 

6.2.26 The designation of Conservation Areas can bring many benefits, including giving 
greater controls over demolition, minor development and the felling of trees. The 
Council has a duty to periodically review the boundaries and is encouraged to  
keep  Conservation  Area  appraisals  up  to  date.  Undertaking  appraisals  is  an  
essential part of the process of reviewing Conservation Areas and the designation 
of new Conservation Areas is also vital to the aim of conserving Penwith's distinct 
heritage.

Historic Marine

6.2.27 The marine historic environment is an integral and irreplaceable element of the  
significance of the area and there are many important remains within the coastal 
and intertidal waters of Penwith, not only the hundreds of wrecks, but submerged 
prehistoric sites and drowned landscapes. The forthcoming Marine Bill is expected 
to include historic environment issues and will be taken into account in due course.
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PREFERRED OPTION CS5: Principles for the Historic Environment

It is proposed that the principles for the historic environment will be to: 

➢ Conserve and enhance buildings, landscapes and areas of cultural, historic 
or archaeological interest including conservation areas, historic parks and 
gardens,  archaeological remains and listed buildings and their settings.

➢ Promote the conservation,  enhancement  and understanding of  the World 
Heritage Site.

➢ Conserve and protect scheduled monuments and other nationally important 
archaeological remains and their setting.

➢ In considering development proposals in conservation areas,  the council 
will give priority to the preservation or enhancement of the character and/or 
appearance of the area.

➢ Encourage  the  sympathetic  and  appropriate  re-use  of  existing  buildings, 
especially those which make a contribution to the special character of their 
locality. 



Alternative Options 

6.2.28 The range of alternative options is constrained by national and regional policies. 
These set the context within which the Core Strategy must be prepared, and with 
which  it  must  be  in  general  conformity.  The  preferred  option  is  in  line  with  
government  policy  and  the  policy  approach  identified  within  the  draft  RSS.   
However, suggestions for additions and/or alterations to the policy wording are  
encouraged.

LINKS

Issues & Options Stage Pages 41 & 42 and Questions 24 & 25

Core Strategy Objectives 6b & 7a

PPG / PPS PPS1 'Delivering Sustainable Development' 
PPS3 'Housing'
PPG15 'Planning and the Historic Environment'
PPG16 'Archaeology and Planning'

RSS (Draft) ENV1 'Protecting and Enhancing the Region's Natural and 
Historic Environment'
ENV5 'Historic Environment'

Structure Plan Policy  2  'Character  Areas,  Design  &  Environmental 
Protection'

Penwith Local Plan CC-14, CC-15, CC-16, CC-17 & TV-6

Community Strategy 
(Penwith Vision 2025)

Outcome 7 'Heritage'

Renewable Energy

6.2.29 Producing more energy locally and from renewable sources will not only reduce 
our carbon footprint, it will also provide economic benefits through the creation of 
employment  opportunities.  In  particular  the  development  of  decentralised  
renewable  energy  schemes  can  help  to  ensure  Penwith  becomes  more  
sustainable as regard to security of energy supply. The Government is committed 
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to the achievement of 10% of our energy to be sourced from renewables by 2010 
and is aiming for 20% by 2020.  However, a balance needs to be made between 
protection of the environment and global climate change.  Planning policy can  
promote and encourage renewable energy developments by clearly setting out the 
criteria that will  be applied in assessing applications for  planning permission.  
These criteria must include specific reference to landscape, nature and heritage 
areas  and  also  the  specific  requirements  of  both  urban  and  rural  areas.  For  
example, proposals in protected areas need to be of an appropriate scale and not 
compromise the objectives of the designation.

6.2.30 The  draft  Regional  Spatial  Strategy  sets  out  a  requirement  for  larger  scale  
development (proposals for 10 or more dwellings or sites of more than 0.5 ha and 
for uses other than housing where the floor space will be 1,000 square metres or 
more or the site is 1 ha or more) to generate 10% of their energy requirement on 
site. Local authorities may use lower thresholds for what constitutes a larger-scale 
development  and  set  higher  percentages  for  on-site  generation,  taking  into  
account the impact on initial and lifetime affordability of homes.  In partnership with 
the other local authorities in Cornwall we are conducting research into appropriate 
local standards for renewable energy in new development, the resultant County  
wide policy will be incorporated into the Development Control Policies document.

Alternative Options

6.2.31 The range of available options is constrained by national and regional policies.  
These set the context within which the Core Strategy must be prepared, and with 
which it must be in general conformity. It is therefore not considered that there is a 
suitable alternative approach.
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PREFERRED OPTION CS6: Renewable Energy

It  is  proposed that policies within the Core Strategy will  encourage the generation of 
energy from renewable and other sustainable sources wherever possible. Development 
proposals for renewable energy schemes and facilities which reduce the use of energy 
and its transmission will be permitted provided there are:

➢ no unacceptable adverse effects on landscape, townscape, natural, historic and 
cultural features; or

➢ no demonstrable harm by way of pollution generation; which are not outweighed 
by the local and wider environmental, economic and social considerations. This 
includes the wider benefits arising from reductions in greenhouse gases and other 
polluting  emissions,  decreasing  our  dependence on  the  use of  non-renewable 
resources, security of energy supply, and contributions towards meeting regional 
and national targets for renewable energy sources.



LINKS

Issues & Options Stage Questions 29, 30 & 31

Core Strategy Objectives 2c, 8a, 

PPG / PPS PPS1 Supplement 'Planning and Climate Change'
PPS22 'Renewable Energy'

RSS (Draft) SD1 'The Ecological Footprint'
RE1 'Renewable Electricity Targets'
RE3 'Renewable Heat Targets'
RE5 'Renewable Energy and New Development

Structure Plan Policy 7 'Renewable Energy Resources'

Penwith Local Plan CS-9 & CS-10

Community Strategy 
(Penwith Vision 2025)

Para. 8.2

Resources and Pollution

6.2.32 The use of non-renewable resources is essential for everyday living. However it is 
important that we conserve these resources, using the Earth's natural resources to 
make products which we then just throw away is not sustainable – a sustainable 
society needs to leave resources available for future generations to use. Through 
planning policy we aim to adhere to the principles of the waste hierarchy, namely; 
reduce,  re-use and recycle.   Cornwall  County  Council  is  the Waste  Disposal  
Authority and is responsible for preparing the Waste Development Framework  
which addresses the land-use implications of waste disposal policies within the  
County. The Penwith LDF can help support the Waste Development Framework 
by  ensuring  that  proposals  for  new  development  have  regard  to  site  waste  
management and make sufficient provision of space to allow for the separation of 
recyclable materials on site consistent with the type of development.  In addition 
the LDF can require re-development proposals to allow for the potential re-use of 
materials arising through the process of demolition, and for all developments to  
consider the potential for incorporating recycled goods/materials into the design  
process.  See also Proposed Policies CS2: Climate Change and Development  
Design, CS6: Renewable Energy, CS23: Transport and Accessibility, and CS24: 
Design of New Development  which also relate to the conservation of resources.

6.2.33 The quality of the environment around us, from air quality to waste and flooding, all 
impact on our standard of living. In general the quality of the environment in the 
District is very good and it  is important that it  is maintained.  Penwith District  
Council  are committed  to  the  minimisation  of  pollution  to  land,  air  and water  
(including  the  minimisation  of  air  and  light  pollution).   Development  has  the  
potential to harm the environment and planning plays a key role in determining the 
location of development which may give rise to pollution of the environment, or  
adversely affect the environment by increasing the risk of pollution e.g. flooding.  
See also Proposed Policies CS3: Flood Risk and Drainage and CS23: Transport 
and Accessibility which also relate to reducing the risk of water and air pollution.
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Alternative Options

6.2.34 The range of available options is constrained by national and regional policies.  
These set the context within which the Core Strategy must be prepared, and with 
which it must be in general conformity. It is therefore not considered that there is a 
suitable alternative approach.

LINKS

Issues & Options Stage Section 6.5 Climate Change

Core Strategy Objectives 2c, 8a

PPG / PPS PPS1 'Delivering Sustainable Development'
PPS1 Supplement 'Planning and Climate Change'

RSS (Draft) SD1 'The Ecological Footprint'

Structure Plan Policy 1 'Principles for Sustainable Development
Policy 3 'Use of Resources'
Policy 6 'Waste management'

Penwith Local Plan GD-4

Community Strategy 
(Penwith Vision 2025)

Paras. 8.3 & 8.4
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PREFERRED OPTION CS7: Resources and Pollution

It is proposed that policies within the Core Strategy will  state that to minimise waste, 
encourage recycling and avoid pollution the Council will require developments to:

➢ avoid unacceptable light,  noise,  soil  or  water  pollution,  including the risk to  or 
effect on groundwater;

➢ incorporate  waste  management  processes  including  producing  less  waste, 
incorporating  recycling  facilities  into  development,  re-use  of  materials  from 
demolition and use of construction materials with a recycled content.

Large scale developments or developments that employ or attract  a large number of 
people should provide appropriately designed facilities for the collection of recycling or 
re-use of the waste generated on site.



6.3 Housing

6.3.1 The number of new households who require homes within the District is continuing 
to grow. The increase in population has largely been due to inward migration, with 
Penwith proving a favoured location for those seeking retirement or a better quality 
of life.  This trend is likely to continue and, while migrants include those of working 
age, the present imbalance in the age structure between people of working and 
non-working ages will be perpetuated as the young leave the area to seek training 
and employment, and older age groups continue to find the District attractive.

6.3.2 The attractiveness of  the District  to  inward  migrants,  including those seeking  
second homes, has led to competition in the housing market with resultant house 
prices that are beyond the reach of many of those employed locally on lower  
incomes. This has highlighted the need to ensure that there is an adequate supply 
of affordable housing to meet the requirements of those unable to compete in the 
local housing market. 

The distribution of new housing in Penwith 

6.3.3 The Examination Panel's Report on the Regional Spatial Strategy set a target for  
Penwith to deliver 390 dwellings per annum from 2006 - 2026, which equates to  
7,800 dwellings over 20 years.  This figure has been greatly increased from the  
draft RSS requirement, which was published for consultation in 2006, which stated 
that 4,800 houses should be provided over the 20 year period. 

6.3.4 The  Core  Strategy  will  contain  policies  that  will  distribute  the  overall  District  
housing requirement to specific settlements within Penwith as discussed in the  
Development Strategy section previously.
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Penwith Vision 2025 Outcome 2:  “An area that has sufficient quality 
housing for all our community needs”



Alternative Options 

6.3.5 For alternative options on the Development Strategy please see Section 5.  

LINKS

Issues & Options Stage Questions 2 & 3

Core Strategy Objectives 1a, 2a, 3a, 3b

PPG / PPS PPS3 'Housing'

RSS (Draft) Table 4.1

Structure Plan Policy 9 'Mix & Affordability of Housing'

Penwith Local Plan H-1

Community Strategy 
(Penwith Vision 2025)

Section 2

Permanent Restriction on New Dwellings

6.3.6 Given the great need within the District for additional housing to meet local needs, 
it is proposed that a permanent occupancy restriction should be placed on new 
dwellings to safeguard their usage for residential accommodation. Even with the 
revised RSS housing target of 7,800 new dwellings for Penwith it is important that 
the new dwellings provided meet the required housing need as opposed to being 
lost to holiday accommodation or second home ownership. 

6.3.7 However, it could be argued that as the biggest growth centres in the District,  
Penzance & Newlyn and Hayle should be excluded from a permanent restriction 
policy. Such a policy could restrict the anticipated growth in these towns, which 
would in turn undermine the aims of the Development Strategy. The drawback to 
excluding these towns from the policy is that a higher percentage of the growth in 

76 Core Strategy Preferred Options

PREFERRED OPTION CS8: Distribution of New Housing

It is proposed that policies in the Core Strategy will indicate that:

➢ The distribution of 7,800 new dwellings in the Penwith District, up to 2026, 
will be made in accordance with the Development Strategy.

➢ The release of allocated sites and housing land in general will be managed 
in order to ensure that the planned rate of dwelling completions is achieved, 
but not significantly exceeded.

➢ New dwellings will not be permitted outside the towns and villages listed in 
the Development Strategy unless there is an essential  need for a person 
working in agriculture or forestry to live at the location.



these towns could then be lost to holiday / second home usage as a knock-on  
effect from restricting this in the other settlements. However, the aim of the policy 
is  to  safeguard  the  sustainability  of  the  smaller  towns  and  villages,  whose  
communities are being eroded through the amount of properties which are not  
occupied on a permanent basis.

6.3.8 Tourist  accommodation  will  be  dealt  with  separately  under  specific  Tourism  
policies (see Section 6.6).

Alternative Options

6.3.9 One alternative to this option would to be to include all new development within the 
policy, regardless of location. On the other hand, this policy could be seen as too 
controversial to be pursued.

LINKS

Issues & Options Stage Responses to questions 1 & 7

Core Strategy Objectives 1a, 2a, 2b, 3b

PPG / PPS (PPS3 Housing) 

RSS (Draft) Para. 6.1.6

Structure Plan N/A

Penwith Local Plan N/A

Community Strategy 
(Penwith Vision 2025)

Section 2.4

Efficient Use of Land 

6.3.10 The draft Regional Spatial Strategy sets a requirement for new housing to be built 
at densities of between 30 and 50 dwellings per hectare, with an aim to achieve a 
target net density of 40 dwellings per hectare.  At 30-50 dwellings per hectare it is 
possible to build a mix of house types of varying sizes and still provide space for 
appropriate  levels  of car  parking  and  amenity  space.  However,  the  
Government's Planning Policy Statement 3: Housing (PPS3) advises that Local  
Planning Authorities may wish to set out a range of densities across their plan  
area, rather than one broad density range, although 30 dwellings per hectare is 
required to be used as a national indicative minimum to guide policy development 
and decision-making until local density policies are in place. PPS3 further advises 
that  where  Local  Planning  Authorities  wish  to  plan  for  densities  below  this  
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PREFERRED OPTION CS9: Permanent Residential Use

It is proposed that policies in the Core Strategy will indicate that new housing schemes 
should:
➢ Be restricted to permanent residential usage as a sole or primary residence  in all 

settlements other than Penzance / Newlyn and Hayle.



minimum, this will need to be justified, having regard to such matters as the level 
of housing demand and need; the availability of suitable land in the area; the level 
and capacity of infrastructure, services and facilities; the level of accessibility; the 
characteristics of the area; and the desirability of achieving a high quality, well-
designed housing development.

6.3.11 Developing housing at higher densities means there would be a higher catchment 
population within the immediate area to support existing shops and services, and 
that a greater proportion of people would be able to walk or cycle to reach them.

6.3.12 The Council has to consider what is the most appropriate form of development in 
Penwith (bearing in mind the characteristics of the largely rural area), and to seek 
housing densities that are appropriate to particular locations and circumstances. 
The Preferred Option proposes a range of density which conforms to the PPS3 
requirement,  however,  it  will  be  down  to  the  various  Area  Action  Plans  to  
determine the  specific  densities  for  individual  settlements  appropriate  to  their  
locations.

6.3.13 The  Council  also  has  to  balance  considerations  about  appropriate  housing  
densities with the requirement to protect the sensitive environment of the District, 
including limiting the amount of 'greenfield' sites required to be released to meet 
housing requirements. In the shorter term, previously developed (brownfield) sites 
will be developed in preference to greenfield sites, using a sequential approach. In 
the longer term, however, it is inevitable that some greenfield sites will need to be 
developed, but this should only be on sites identified and allocated for housing  
through the Area Action Plans. 

6.3.14 The draft Regional Spatial Strategy contains a minimum target for 50% of new  
development to be on previously developed land. It would be appropriate to follow 
this minimum target into the Core Strategy, as at this point we cannot preempt  
which  sites  will  come forward  and  be allocated  for  development  through  the  
various Area Action Plans. In selecting sites for development regard will also be 
taken  to  the  principles  of  biodiversity  as  set  out  in  Proposed  Policy CS4:  
Principles for the Natural Environment and the protection of open spaces as set 
out in Proposed Policy CS21: Open Space, Recreational Land & Facilities.
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Alternative Options

6.3.15 The Preferred Option approach is required by national and regional guidance,  
therefore there is no alternative option. We will, however, expect precise densities 
to  be  set  out  in  the  various  Area  Action  Plans  dependant  on  individual  site  
locations and settlement character.

LINKS

Issues & Options Stage Questions 12 & 13

Core Strategy Objectives (6b, 8e) & 8f

PPG / PPS PPS1  'Delivering  Sustainable  Development' 
PPS3 'Housing'

RSS (Draft) Development Policy H “Re-using Land” 
Policy H2 “Housing Densities”

Structure Plan Policy 3 'Use of Resources'
Policy 10 'Location of Housing Development'

Penwith Local Plan Policy H-18

Community Strategy 
(Penwith Vision 2025)

Section 2.1
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PREFERRED OPTION CS10: Efficient Use of Land 

It is proposed that policies in the Core Strategy will indicate that housing schemes 
should: 

➢ Achieve a minimum density of between 30 and 50 dwellings per hectare, 
depending on location. Higher range densities will be expected in locations 
close  to  town  centres  which  are  accessible  by  a  range  of  means  of 
transport. Lower range densities may be considered where there is a need 
to preserve the character of the area. 

➢ Achieve at  least  50% of  new build development on previously developed 
(brownfield) sites, using a sequential approach to the release of greenfield 
sites.



Affordable Housing

6.3.16 Obtaining an affordable property is a real problem for many of Penwith's residents. 
To address this, the Council will seek opportunities to maximise the delivery of  
affordable housing within development schemes. Planning Policy Statement 3:  
'Housing'  (PPS3)  defines  affordable housing  as  including  social  rented  and  
intermediate housing, provided to specified eligible households whose needs are 
not met by the market, for instance people who are  unable to access or afford  
market housing such as vulnerable people and key workers.

6.3.17 PPS3 also advises that affordable housing should satisfy certain criteria. These 
are that it meets 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; and that it includes  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, 
as agreed with the local authority or with the Housing  Corporation.  Intermediate  
affordable housing is housing at prices and rents above those of social rent, but 
below market price or rents, and which meet the criteria set out above.

Thresholds and Percentages for Affordable Housing

6.3.18 In terms of affordable housing, the housing needs register for Penwith at March 
2007 revealed some  3,288 households  which clearly need to be accounted for as 
part  of  the  total  of  7,800  dwellings  detailed  above.  This  equates  to  42% of  
new dwellings as things currently stand. However, if current trends are maintained 
there is a strong likelihood that the numbers of affordable housing required will  
continue to rise. 

6.3.19 The  draft  Regional  Spatial  Strategy  is  supportive  of  the  need  to  deliver  an  
increasing  amount  of  affordable  housing.  It  states  that  more  than  30% (now  
increased to 35% in the Examination Panel Report) of all new housing should be 
affordable, increasing to over 60% in areas of greatest need.

6.3.20 The overall Core Strategy aspiration is to seek a minimum contribution of 50% 
affordable housing provision from all  housing development schemes within the  
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towns and larger villages identified in the Development Strategy. This applies to  
conversions of previously residential and previously non-residential buildings, as 
well as to new build developments. Criteria 3 of Proposed Policy CS11: Affordable 
Housing also allows for the allocation of sites for up to 100% affordable housing 
provision where appropriate, on sites identified through the Area Action Plans. In 
addition,  Proposed  Policy  CS12:  Exceptions  Sites  for  Affordable  Housing,  
identifies the circumstances where sites for 100% affordable housing provision  
may be given planning consent in rural locations.

6.3.21 In setting targets and thresholds, the Council has had particular regard to the level 
of housing need in the District, the supply of land and the potential impact on the 
viability  of  development.  Accordingly,  affordable  housing  contributions  will  be  
sought on all windfall and allocated sites. Proposed Policy CS11 sets no threshold 
before which affordable housing is a requirement, which means that a financial  
contribution towards affordable housing will be sought from a single dwelling, and 
that on-site affordable housing provision will be sought from all schemes of 2 
dwellings or more, subject to financial viability, in the towns and larger villages  
identified in the Development Strategy.

6.3.22 As set out in the Development Strategy (Section 5) all housing proposals in the 
smaller villages will need to be affordable and prove that they are meeting an  
identified housing need within that settlement. 

Alternative Options

6.3.23 One alternative would be to include a threshold for the urban areas of Penzance / 
Newlyn  and  Hayle,  and  therefore  only  require  affordable  contributions  from  
developments over a certain size, i.e. developments of over 5 dwellings or 0.15ha. 
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PREFERRED OPTION CS11: Affordable Housing

It is proposed that policies in the Core Strategy will indicate that housing schemes 
should:

➢ Require a minimum contribution of 50% affordable housing provision to be 
sought  in  all  proposals  for  housing  development  within  the  towns  of 
Penzance & Newlyn, Hayle, St. Ives, St. Just and Marazion, and the larger 
villages identified in the Development Strategy.

➢ Of  the  affordable  element,  the  split  between  social  housing  to  rent  and 
intermediate  housing  will  be  based  on  the  individual  needs  of  the 
settlement, which will be informed by the Housing Market Assessment and 
the Homeseekers Register.

➢ Where appropriate, sites may be allocated for affordable housing provision 
of up to 100% within the Area Action Plans.



This approach was given consideration when drafting the Preferred Options, but 
viability research undertaken by consultants on the Council's behalf has shown  
that this approach isn't necessary, and that the Council can seek an affordable  
contribution from all developments.

6.3.24 Another  alternative  is  to  vary  the  percentage  of  affordable  housing  
contributions between urban and rural areas i.e. 50% in the towns and up to 75% 
in  the  larger  villages.  However,  a  larger  percentage  may  stifle  housing  
development  within  the District,  and thereby reduce the amount  of  affordable  
housing  provided.  The  RSS  Examination  Panel  Report  has  also  stated  that  
percentages should not be varied between urban and rural locations.

6.3.25 It is also an Option to set out in the Core Strategy the actual percentage of social 
rented  to  intermediate  housing  which  will  be  expected  as  part  of  any  given  
development i.e. 80% rented / 20% intermediate. The drawback to identifying an 
exact percentage, however, is that each settlement would not then be assessed 
individually on its requirements.

Rural Exception Sites for Affordable Housing

6.3.26 In rural areas, the Council propose the use of an 'exception site' policy, whereby  
planning consent for affordable housing may be granted on small sites, within or 
adjoining  rural  settlements,  that  would  not  otherwise  be  released  for  market 
housing. This would be subject to an identified local housing need that would not 
otherwise be met.

Alternative Option

6.3.27 The use of an 'exception site' policy is advocated through national and regional  
policy. It has also been an extremely effective policy in the Penwith Local Plan,  
bringing sites forward for affordable housing which would not otherwise have been 
developed. It is therefore considered prudent to include an 'exception sites' policy 
within the Core Strategy.
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PREFERRED OPTION CS12: Exception Sites for Affordable Housing

It is proposed that a policy in the Core Strategy will indicate that housing schemes 
should:

➢ Allow for exceptions sites, contributing 100% affordable housing provision, 
on sites in or on the edge of the smaller towns and the villages identified in 
the Development Strategy, providing that  the scheme meets an identified 
local housing need which would not otherwise be met through other means. 

➢ Sequential testing should give priority to sites allocated through the Area 
Action Plans.

➢ The  occupancy  of  the  dwellings  will  be  secured,  through  the  use  of 
conditions to meet local needs in perpetuity.



LINKS

Issues & Options Stage Questions 4, 5a & 5b

Core Strategy Objectives 2a & 2b

PPG / PPS PPS3 'Housing'

RSS (Draft) Policy H1 'Affordable Housing'
Para 6.15

Structure Plan Policy 9 'Mix & Affordability of Housing'

Penwith Local Plan H-13, H-14, H-15

Community Strategy 
(Penwith Vision 2025)

Sections 2.1 & 2.4

Providing a variety of housing types, sizes and tenures

6.3.28 The requirement for housing relates to various factors in addition to the estimated 
increase in population. Decreasing household sizes, the number of losses due to 
holiday or second home use and the number of vacant dwellings all contribute  
towards the overall housing requirement.

6.3.29 We therefore  need  to  provide  a  mix  of  housing  units  to  reflect  the  differing  
requirements of  people  living  in  Penwith.  This  includes  houses  and  flats  of  
different sizes and tenures (e.g. to rent or buy). Currently, the mix of housing type 
is largely determined by the market.  However, through negotiation, the Council 
seeks to achieve a mix of housing types in larger developments and proposals for 
affordable housing.

6.3.30 There is also a need to identify sites for Extra Care Housing in Penwith to reflect 
the ageing population in Cornwall. In 2005 The Institute of Public Care (IPC) was 
commissioned to assist in the development of a housing and related care strategy 
for older people between now and 2028. The study identified that approximately 
5,000 extra care units would be required across the County by 2028 to meet the 
needs of the ageing population. In the Penwith District it is forecasted that by 2028 
the 65-84 age group will have increased  by 50% from 11,800 to 17,800 and the 
85+ age group will have doubled from 1,900 to 3,800. As the Core Strategy is a 
long-term planning document we need to be making provision for these changes 
now.
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Alternative Option

6.3.31 The alternative option is to not include the policy and to let the market decide the 
type  and  size  of  development.  However,  this  could  lead  to  unplanned  and   
inappropriately  mixed  developments,  which  do  not  meet  the  needs  of  the  
community.

LINKS

Issues & Options Stage Questions 8 & 9

Core Strategy Objectives 2b

PPG / PPS PPS1 'Delivering Sustainable Development' 
PPS3 'Housing'

RSS (Draft) Para. 6.1.9

Structure Plan Policy 9 'Mix & Affordability of Housing'

Penwith Local Plan H-18

Community Strategy 
(Penwith Vision 2025)

Section 2.1

Provision for Gypsies and Travellers

6.3.32 To meet  statutory  obligations  the  Core  Strategy  is  required   to consider  the  
accommodation requirements of the gypsy and traveller community. 

6.3.33 The Cornwall Gypsy and Traveller Accommodation Assessment (GTAA), prepared 
on  behalf  of  Cornwall  County  Council  and  the  District  Councils in  2006,  
recommends that one social rented residential site should be  provided in Penwith, 
comprising of 13 permanent residential pitches, to meet the identified need in the 
District. The report also recommends that any future sites should ideally be of a 
size to accommodate 8 – 10 pitches, as sites of this size are less likely to cause 
tension within the settled community. 
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PREFERRED OPTION CS13: Housing Type, Size and Tenure

It is proposed that policies in the Core Strategy will:-

➢ Provide for a full range and choice of housing types, sizes and tenures to 
meet  the  needs  of  the  whole  community,  including the most  vulnerable, 
informed  by  the  Housing  Market  Assessment  and  the  Homeseekers 
Register;

➢ Allow for the allocation of Extra Care Housing sites through the Area Action 
Plan process;
 

➢ Secure the provision of housing development to appropriate standards of 
accessibility, security and energy efficiency



6.3.34 The report also identifies a need for a network of 8 dedicated 'transit' sites across 
the County, and recommends that one of these sites should be in Penwith, with a 
capacity for 5 pitches.  It is, however, important to note that the GTAA looks at the 
period up to 2011, whereas the Local Development Framework extends to 2026 
and, therefore, there will  be a requirement to consider the need for additional  
provision  beyond  2011,  dependent  upon  continued  assessment  of  the  
accommodation needs of the gypsy and traveller community.

6.3.35 In the past the provision of accommodation for gypsies and travellers has been 
mainly in remote locations, away from established settlements.  However, this is  
contrary  to  Government  policy  which  views  such  remote  locations  as  being  
unsustainable  because they do not provide good access to local services and  
facilities or employment opportunities. 

6.3.36 When preparing the Local Development Framework, the Council must translate  
the assessment of the need for pitches for permanent and transit accommodation 
into sites and allocations. It is not acceptable just to specify planning criteria for  
sites; the Council must also identify land. If it fails to identify sites where there is a 
proven evidence of  need,  the Secretary  of  State has the power to direct  the  
Council to do so.

6.3.37 The results from the Issues & Options consultation on the Core Strategy were:-

● Option A - sites on the edge of the main towns; (35.5%)
● Option B - dispersed sites in rural locations; (16%)
● Option C - through a combination of the above options. (48.5%)

6.3.38 The response therefore indicates a preference for Option C, which overall  is in  
line with Government policy, to encourage the provision of sites in sustainable  
locations where there is convenient access to local services and facilities. The  
aim, therefore, is to identify  and allocate potentially suitable sites through the  
production of the various Area Action Plans, and in the first instance, to meet the 
requirements of the emerging Regional Spatial Strategy (informed by the GTAA) 
for 13 residential pitches and 5 transit pitches during the period to 2011.

6.3.39 The Preferred Option, therefore, is to include a policy within the Core Strategy to 
advocate the identification and allocation of suitable sites within the forthcoming 
Area Action Plans.
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Alternative Options

6.3.40 The range of available options is constrained by national and regional policies.  
These set the context within which the Core Strategy must be prepared, and with 
which it must be in general conformity. It is therefore not considered that there is a 
suitable alternative approach.
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PREFERRED OPTION CS14: Provision for Gypsies and Travellers 

It is proposed that the Core Strategy will include policies:

➢ Undertaking to make provision to meet the accommodation requirements of 
the Gypsy and Traveller community in Penwith, in accordance with the pitch 
requirements  in  the  Regional  Spatial  Strategy,  through  the  allocation  of 
suitable sites (both permanent and transit) in relevant Area Action Plans, 
taking  into  account  the  findings  of  the  Cornwall  Gypsy  &  Traveller 
Accommodation Assessment and other appropriate evidence. 

➢ Setting out criteria to guide the identification and allocation of suitable sites 
and  for  use  in  circumstances  where  there  is  unexpected  demand.  The 
criteria will include consideration of the following issues:

• Proximity  of  site  to  local  facilities  and  services,  including  education, 
employment sites and healthcare;

• Accessibility  of  local  facilities  and  services  by  foot,  cycle  or  public 
transport;

• Cultural  traditions  and  migration  patterns  of  the  Gypsy  and  Traveller 
community;

• Relationship of site to highway network;
• Safety of site access;
• Adequacy  of  site  infrastructure,  including  water  supply  and  sewage 

disposal facilities; 
• Potential  for  site  to  be  assimilated  into  its  surroundings  without 

significant adverse visual or environmental effect;
• Appropriateness of scale of site in relation to nearby settlements, and
• Effect of site development on residential amenity/ operation of adjoining 

land uses 



LINKS

Issues & Options Stage Question 14

Core Strategy Objectives 2a

PPG / PPS PPS3 'Housing'

RSS (Draft) Policy GT1 “Assessment of  Need for Gypsy 
and Traveller Accommodation Requirements”

Structure Plan N/A

Penwith Local Plan H-17

Community Strategy 
(Penwith Vision 2025)

N/A
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6.4 Town Centres and Retail

6.4.1 Planning Policy Statement 6 (PPS6): 'Planning for Town Centres' states that the  
Government's key objective for town centres is to promote their viability by:

• planning for the growth and development of existing centres; and
• promoting and enhancing existing centres, by focusing development in such 

centres and encouraging a wide range of services in a good environment, 
accessible to all.

6.4.2 Other objectives which need to be considered in line with this are:

➢ enhancing consumer choice by making provision for a range of shopping, 
leisure and local services, which allow genuine choice to meet the needs of 
the entire community, and particularly socially-excluded groups;

➢ supporting efficient,  competitive and innovative retail,  leisure,  tourism and 
other sectors, with improving productivity; and

➢ improving accessibility, ensuring that existing or new development is, or will 
be, accessible and well-served by a choice of means of transport.

6.4.3 PPS6, therefore, requires the Council to adopt a positive approach to planning for 
the future of the town centres within Penwith. To assess the potential need for  
additional shopping provision the Council commissioned consultants GVA Grimley 
to produce a retail study for the District. The Penwith Retail Study, published in  
September 2007, provides a comprehensive review of town centre and retailing  
trends and needs in the District together with recommendations for an appropriate 
strategy response. The study will be used to help shape the retail strategy for  
Penwith.

6.4.4 The study highlights that Hayle is the town within Penwith which most needs a  
step change in retail provision and shopping pattern behaviour. A 'revised market 
share' approach is therefore recommended. In particular, it is considered that there 
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Penwith  Vision  2025  Outcome  3:  “an  area  that  supports  safe, 
empowered and thriving communities”



is an opportunity to stem leakage and retain larger amounts of convenience and 
comparison expenditure within the town. (Convenience retailing is the provision 
of everyday essential items i.e. food, drink, newspapers & confectionery; whilst  
comparison retailing is the provision of items not bought on a frequent basis ie 
clothing, footwear, household and recreational goods.)

6.4.5 Overall,  it  is  considered  that  there  is  an  indicative  capacity  for  an  additional  
680-1,500 sq m net  convenience floorspace by 2012, rising to 860-1,750 sq m 
net by 2021. Assuming a further increase in the market share of  comparison 
shopping  in  Hayle,  in  order  to  accommodate  new  provision,  there  could  be  
capacity for up to 2,200 sq m by 2012 and 4,000 sq m by 2021. However, the  
ability to achieve these levels will depend on meeting policy tests of impact and 
the 'sequential approach'. The suitability of any potential sites will be assessed  
through the Hayle Area Action Plan. 

6.4.6 In relation to Penzance, the study recommends that the Council should pursue a 
'constant market share' approach for convenience and comparison retailing. This 
is based on the need to allow Penzance to maintain and enhance its position in 
the retail  hierarchy,  whilst  avoiding a negative impact  on the need to provide  
additional retail floorspace and investment in other centres in Penwith, e.g. Hayle. 
The  study  indicates  a  need  for  an  additional  4,100  sq  m  net  comparison 
floorspace by 2012, rising to 8,400 sq m net by 2016, and 14,700 sq m net by  
2021. There will not be surplus capacity for additional  convenience floorspace  
until after 2012, with 443 sq m net by 2021. However, a key issue highlighted by 
the study is the lack of potential retail development opportunities in Penzance town 
centre  in  order  to  accommodate  the  significant  levels  of  potential  growth  in  
comparison retailing over the medium to long term. In the short term (over the next 
five  years)  it  is  recommended  that  sites  are  identified  to  accommodate  the  
additional floorspace capacity, and that further investigations are undertaken to  
identify further development opportunities (and possible extensions to the town  
centre) for the future.

6.4.7 In relation to St. Ives, the study acknowledges that it is clearly a popular retail and 
services  destination,  which  is  reinforced  by  the  level  of  retailer  and  service  
operator  requirements  for  additional  floorspace  in  the  town.  In  terms  of  
comparison retail provision, it is considered that, in principle, there could be an 
opportunity to increase the level of retail expenditure which is retained from the 
local area, although the lack of available sites within and around the town centre 
leads to a conclusion that a 'revised market share' approach may not be realistic. 
In terms of convenience retailing, it is recommended that the Council pursues a 
'constant market share' approach for the future, based on the level and range of 
provision which currently exists in the local area.

6.4.8 Based on the recommendations of the Penwith Retail Study, the preferred option 
is to retain the existing hierarchy in the District, pursuing a 'constant market share' 
approach for Penzance (including Newlyn) and St. Ives (including Carbis Bay),  
whilst enabling Hayle, through a 'revised market share' approach, to increase retail 
provision  and  influence  shopping  patterns  with  the  primary  aim  of  stemming  
leakage to other areas and improving the town's economic performance.
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Attractiveness of Town Centres

6.4.9 Ensuring  town  centre  vitality  and  viability  is  a  key  objective  for  the  Local  
Development Framework, and can primarily be achieved through promoting and 
enhancing existing centres, whilst planning for retailing growth where appropriate. 
However, there is also a need to ensure that town centres provide a high quality 
environment  through  building  design  and  public  realm  enhancements.  This,  
combined  with  accessibility  and  consideration  of  the  impact  and  location  of  
transport networks, is part of the essential mix to any successful town centre and 
retail strategy.

6.4.10 The study advises that future proposals for out-of-centre retail development should 
be carefully  considered and prevented if  it  is  shown that  they  could soak up  
significant amounts of identified capacity and/or harm opportunities for town centre 
redevelopment/expansion.  No  current  need  for  future  out-of  centre  retail  
allocations in Penwith is identified, particularly given the opportunities presented 
by a range of potential redevelopment sites within and on the edge of the main 
town centres.  To  cater  for  circumstances  whereby  future  retail  proposals  are  
received, the Council is proposing a criteria-based policy (reflecting the advice in 
PPS6).

6.4.11 In addition to the consideration of out-of-centre retailing, the Council is proposing a 
criteria-based policy to prevent the loss of Class A1 shops from defined primary 
shopping areas (the location and extent of which will  be reviewed through the  
relevant Area Action Plans), so as to ensure that retail remains the predominant 
land use, unless the proposal will maintain or benefit the vitality and viability of the 
area. 
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Potential retail development sites will be identified and allocated through the various Area 
Action Plans (AAPs). They will also examine the boundaries of the Prime Shopping Areas 
in Penzance and St. Ives to see if they need updating. 
The initial Issues & Options papers for the Penzance/Newlyn AAP and the Hayle AAP are 
available for consultation until 29th February 2008.

For more information on Retail issues please see the Penwith Retail Study or the Retail 
Topic Paper which summarises the Study. Both documents are available to download on 
our website www.penwith.gov.uk



Alternative Options

6.4.12 The range of available options is constrained by national and regional policies.  
These set the context within which the Core Strategy must be prepared, and with 
which it must be in general conformity. It is therefore not considered that there is a 
suitable alternative approach although amendments to the policy wording will be 
considered.
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PREFERRED OPTION CS15: Town Centres & Retail

It is proposed that policies within the Core Strategy will seek to:

➢ maintain and improve the role and function of the town centres; achieving 
constant market growth in the towns of Penzance and St. Ives and increased 
retail provision within the town of Hayle;

➢ encourage development proposals for main town centre uses which seek to 
improve the vitality, viability and character of the town centres;

➢ sustain and encourage a diversity of main town centre uses, appropriate to 
the role, function and location of individual town centres, through a balance 
of development, regeneration and conservation;

➢ retain and enhance town centres as a focus for retail,  leisure,  office and 
other appropriate main town centre uses;

➢ ensure that within identified town centre 'prime shopping areas' retail use 
would remain the predominant use or development proposals maintain or 
benefit the vitality and viability of the area; 

➢ improve the attractiveness, accessibility and environment of town centres;

➢ ensure  that  retail,  leisure,  office  and  other  main  town  centre  uses  are 
located  within  the  town  centres  through  application  of  the  'sequential 
test'  (town  centre  first  where  suitable  sites  are  available,  then  edge  of 
centre, then out of centre);

➢ ensure that where retail,  leisure,  office and other main town centre uses 
cannot be accommodated within a town centre, it can be demonstrated that:

• there  is  a  need  for  the  development  (considering  quantitative  and 
qualitative issues);

• the development is of an appropriate scale;
• there are no more central sites for the development which are suitable 

and available (the sequential test);
• there are no unacceptable impacts on existing town centres;
• locations are (safely) accessible by a range of means of transport. 



LINKS

Issues & Options Stage (Question 15)

Core Strategy Objectives 1a, 3a, 3b, 3c, 3d & 8c

PPG / PPS PPS6  'Planning for Town Centres'

RSS (Draft) Policy TC1 'City and Town Centres'

Structure Plan Policy 11 'The Urban and Rural Economy'
Policy 14 'Town Centres and Retailing'
Policy 21 'Penzance'

Penwith Local Plan TV-16, TV-17, TV-18 & TV-19

Community Strategy 
(Penwith Vision 2025)

N/A

Community Facilities

6.4.13 The Local  Development  Framework  will  seek  to  protect  the  level  of  services  
already available in the designated smaller towns and villages, and will encourage 
additional facilities in these locations, appropriate to their scale.

Alternative Options

6.4.14 Any decrease in the level of services available would have a detrimental effect on 
the rural settlements and undermine the Development Strategy. There is therefore 
no realistic alternative to the policy approach.

92 Core Strategy Preferred Options

PREFERRED OPTION CS16: Community Facilities

It is proposed that policies within the Core Strategy will seek to:

➢ Protect  and  upgrade  the  existing  level  of  community  facilities  available 
within the smaller towns and villages.

➢ Promote  and  enable  new or  improved  community  services  and  facilities 
appropriate to the scale and need of the settlement which they would serve.

➢ Complement  and  support  other  strategies  and  initiatives  in  education, 
health and social care.

➢ Support  and  encourage  development  which  is  accessible  to  community 
facilities by cycling and walking to reduce car use and improve help.

➢ Ensure  that  new  developments  contribute  appropriately  to  meeting 
community and social facility needs that they generate i.e. health, education, 
open space, recreation and leisure.



LINKS

Issues & Options Stage Question 3

Core Strategy Objectives 1a, 3a, 3b, 3c, 4a & 8a

PPG / PPS PPS7 'Sustainable Development in Rural Areas

RSS (Draft) CS1 'Provision of Community Services'

Structure Plan Policy 26 'Rural Areas'

Penwith Local Plan CS-1, CS-2 & CS-3

Community Strategy 
(Penwith Vision 2025)

Communities para. 3.1, Resources para. 8.3
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6.5 Economy and Employment

6.5.1 Developing and maintaining long-term sustainable economic prosperity is crucial 
to the area's future.  Maintaining a satisfactory level of sustainable growth in the 
District's economy has historically been a challenge, which is rooted in traditional 
industries such as manufacturing, agriculture and fishing, as well as tourism and 
the cultural sector. Tourism currently contributes £234m to the Penwith economy 
and employs 8,400 people. 

6.5.2 The current unemployment rate in Penwith of 5.8% is one of the highest rates in 
the UK, and well above the regional average of 3.6%. Also, in Penwith there is a 
higher  than  average  percentage  of  the  working  age  population  who  are  not  
employed and not seeking work. There is, however, a current demand for labour, 
especially in the traditional trades such as building where skills have not kept pace 
with demand. 

6.5.3 Approximately  27,000  people  in  Penwith  are  engaged  in  some  form  of  
employment and a significant proportion of the workforce are self employed (15% 
as compared with the national average of 9%). 

6.5.4 Penwith is also characterised by low average wages and seasonal employment.  
Earnings are less than the national and regional average, which in turn is linked to 
our deprivation levels.  

6.5.5 As the structure of the economy changes and technology improves, more people 
are choosing to operate businesses from their own home or other locations away 
from traditional employment areas. Small, low-impact businesses offer significant 
scope to provide employment in rural areas and reduce the need to travel. The 
Council  can seek to allocate land specifically for the development of  start-up  
business units in order to provide a low-cost alternative to renting larger units on 
industrial estates.
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Penwith  Vision  2025  Outcome  1:  “A  prosperous  area  with  job 
opportunities for all”



6.5.6 An Employment Land Review is being undertaken by the Council to define the  
strategic economic objectives for the District, taking into account both the findings 
of the Employment Space Strategic Assessment Final Report (July 2007) and the 
objectives  of  the  Community  Strategy,  for  the  period  2006  -  2026.  The  
Employment Land Review forms part  of  the evidence base which informs the  
preparation of the Local Development Framework. As the policy direction of the 
LDF will be informed by the Review, it is recognised that the information it contains 
must  be  sufficiently  robust  to  be  considered  'sound'  in  the  event  of  public  
examination and withstand the test of Sustainability Appraisal.

6.5.7 The most direct way in which local planning authorities can ensure the future  
facilitation of  economic growth within their  administrative areas is  through the  
provision of allocated employment land. The provision of this land supply should 
meet certain criteria to ensure that it is sufficient to meet the projected economic 
growth  for  the  area  and  is  of  an  appropriate  quality  and location  to  achieve  
sustainable growth.

6.5.8 The primary objective of the Employment Land Review is to assess the level,  
quality and distribution of the current supply of employment land in the District and 
also what changes will be required to meet anticipated economic  growth and the 
demand for business space up to 2026 in accordance with the strategies and  
policies set out in the Regional Spatial Strategy, the Employment Space Strategic 
Assessment and the LDF.  

6.5.9 The recently completed (July 2007) Employment Space Strategic Assessment  
(ESSA)  commissioned  by  the  Cornwall  and  Isles  of  Scilly  Economic  Forum  
assessed the current supply and demand of employment space in the County  
using a forecast model based on GVA growth scenarios. The assessment found 
that current provision constrained economic growth in terms of a deficient supply 
of purpose built modern serviced employment sites and that the delivery of such 
sites could only  come forward through the incentive of  gap funding to  attract  
private sector investment.  The main output of the Strategy is to recommend the 
location, scale and type of employment space required to be delivered between 
2006-2026, to be supported by a 'robust evidence base'.  The approach adopted in 
the ESSA is consistent with the guidance issued by the former ODPM in regards 
to Employment Land Reviews.  Employment work space follows the definition set 
out in the 2003 Standard Industrial Classification and consists of B1(a) and (b)  
office,  B1(c) and B2 general industry and B8 Storage and distribution.

6.5.10 Using a labour force based forecast model, as previously used in the Cornwall  
Structure  Plan,  the  principle  output  of  the  Employment  Land  Review  is  the  
identification of  the need to supply  30ha of  employment space for  the period  
2006-2026.  Applying a gap analysis, of this total requirement, some 13.67ha of 
vacant  developed land is  deducted from the total  figure leaving an  additional  
requirement of 16.33ha to be identified in the LDF. The table below summarises 
the  proposed  distribution  of  this  additional  supply  based  on  the  percentage  
distribution of  residential  development proposed in the Development Strategy  
(Section 5) Preferred & Alternative Options (area in gross ha).
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Area Action Plan 
Area

Preferred Option
(in hectares)

Alternative Option 1 
(in hectares)

Alternative Option 2 
(in hectares)

Hayle 6.8 8.17 5.44

Penzance & Newlyn 3.4 2.72 5.1

St Ives  & Carbis Bay 2.73 2.04 2.39

Rural Areas 3.4 3.4 3.4

Total 16.33ha

Alternative Option

6.5.11 The range of available options is constrained by national and regional policies.  
These set the context within which the Core Strategy must be prepared, and with 
which it must be in general conformity. It is therefore not considered that there is a 
suitable alternative approach.

LINKS

Issues & Options Stage Questions 15, 16, 17 & 17a

Core Strategy Objectives 1a, 1b, 1c,1d

PPG / PPS PPG4  'Industrial,  Commercial  Development  & 
Small Firms'

RSS (Draft) 8.3 Employment Land Provision and Review

Structure Plan Policy 12 'Sites and Premises for Employment'

Penwith Local Plan Section 9: Employment

Community Strategy 
(Penwith Vision 2025)

Outcome  1  “A  prosperous  area  with  job 
opportunities for all”
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PREFERRED OPTION CS17: Distribution of New Employment Space

It is proposed that policies in the Core Strategy will: 

➢ Indicate that the distribution of  16.33ha  of  new employment space in the 
Penwith District will be made in accordance with the Development Strategy.

➢ Prevent the loss of, and make more efficient use of, existing employment 
land.

➢ Encourage the redevelopment and upgrading of existing employment sites.

➢ Allow  for  the  allocation  of  suitable  sites  for  a  range  of  business  uses 
through the Area Action Plans.

➢ Promote the development of “start-up” business units, particularly on small 
sites in or adjacent to the towns and identified larger villages.



Employment Development in Rural Areas

6.5.12 Whilst  the  main  towns  will  be  the  preferred  locations  for  new  employment  
development, there is a need to strengthen the economy in the rural areas and 
provide diversity in the local economic base.

6.5.13 Many aspects of the LDF strategy influence the sustainability of the rural economy, 
including the scale, location and type of housing, employment development and 
environmental  considerations.  A  careful  balance  needs  to  be  achieved  in  
supporting proposals that assist the economic sustainability of local communities, 
whilst addressing any potential environmental consequences.

Alternative Options

6.5.14 One option would be to be more permissive of the scale and type of development 
allowed or encouraged and whilst this might offer economic and social benefits it 
could be at the expense of the local environment, and, on a wider scale, would 
lose the potential that such developments might offer to the District as a whole if 
concentrated rather  than dispersed,  and could conflict  with aspirations for  the  
Development Strategy.

6.5.15 Alternatively,  the  policy  could  be  more  restrictive,  concentrating  development  
elsewhere, particularly in the main towns, but this would reduce the scope to  
provide local benefits which might help make local communities more sustainable.
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PREFERRED OPTION CS18:  Employment Development in Rural Areas

It  is  proposed  that  policies  in  the  Core  Strategy  will  state  that  employment 
developments of  an appropriate scale will  be  encouraged in rural  areas where 
they:

➢ Involve the expansion of established local businesses; and / or 

➢ Help towards the diversification of the agricultural economy; and / or

➢ Support the future sustainability of the local community.

➢ Do not have a significant adverse transport impact;

Rural employment developments must be of a scale and type sympathetic to the 
area  within  which  they  are  proposed  and  in  particular  the  re-use  of  suitable 
redundant rural buildings will be encouraged.



LINKS

Issues & Options Stage Questions 16, 17 & 17a

Core Strategy Objectives 1a, 1b & 1c

PPG / PPS PPS7 'Sustainable Development in Rural Areas'

RSS (Draft) Paragraph 8.2.3 Small Rural Businesses

Structure Plan Policy 11 'The Urban and Rural Economy'

Penwith Local Plan E-3, E-4, E-6, E-7

Community Strategy 
(Penwith Vision 2025)

Outcome 1 “A prosperous area with job opportunities 
for all”

Live-Work Accommodation

6.5.16 A  report  commissioned  by  West  Cornwall  Together  (the  Local  Strategic  
Partnership) indicated that in Penwith 23% of the economically active population 
are  self-employed.  Higher  levels  of  self-employment  are  apparent  in  outlying  
areas, where there is also a high percentage of people working at home. This may 
indicate a need for people in isolated communities to find alternatives to traditional 
employment, but may also reflect the high level of entrepreneurialism in sectors 
such as the creative industries and tourism which are prevalent in those areas.  
With a high percentage of people working from home, the Council considers that 
'live-work'  accommodation  should  be  planned for,  particularly  in  the  rural  
settlements. Live-work accommodation is where there is provision of an office or 
workshop space within a dwelling, which can support the reduction in the need to 
travel  and  offer  flexibility  in  work-life  balance.  Live-work  units  may  be  more  
acceptable in those rural communities which have access to a wider range of  
facilities and services.

6.5.17 The  live-work  approach  to  property  use  is  increasingly  being  considered  as  
important  in  the  context  of  climate  change.  The  provision  of  working  and  
residential  space within the same premises cuts the need for  commuting and  
requires only one property to be built and fuelled, not two, thus contributing to  
wider sustainability objectives.  
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Alternative Option

6.5.18 The Alternative Option is to not include such a policy in the Core Strategy, and 
either promote traditional employment solutions only, or to allow for live-work as 
part of any mixed use development proposal. By not advocating a live-work policy, 
some business  opportunities may be lost, particularly in the villages where there 
may be less scope for allocating land for traditional employment uses. By only  
allowing for live-work as part of a mixed development scheme it may have the  
outcome of increasing the land price beyond an achievable level to make live-work 
units viable.

LINKS

Issues & Options Stage Questions 10, 10a & 11

Core Strategy Objectives 1a, 1b, 3a, 3b & 8a

PPG / PPS PPS1 'Delivering Sustainable Development'

RSS (Draft) Paras 8.2.4 – 8.2.5

Structure Plan (Policy 11 'The Urban and Rural Economy') 
(Policy 12 'Sites and Premises for Employment')

Penwith Local Plan (E-1) (H-8)

Community Strategy 
(Penwith Vision 2025)

Outcome  1  “A  prosperous  area  with  job 
opportunities for all”
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PREFERRED OPTION CS19: Provision of Live-Work Accommodation

It is proposed that policies in the Core Strategy will: 

➢ Promote  the  development  of  live-work  accommodation  in  the  towns and 
larger villages as defined by the Development Strategy;

➢ Seek the allocation of suitable sites through the Area Action Plans;

➢ Seek  affordable  live-work  accommodation  through  the  use  of  exception 
sites;

➢ Provide for “move-on” accommodation and business hubs to support the 
livelihoods of fledgling businesses.



6.6 Tourism

6.6.1 Tourism is significant to Penwith's economy in providing jobs and income for local 
people and is therefore important to the future prosperity of the District and the 
quality of life for local people.  It is estimated that Penwith receives over 790,000 
staying visitors and approximately 2.8 million day visits per year during a season 
which now extends far beyond the summer months.  Tourism makes a substantial 
contribution to the District in terms of injecting money into the local economy and 
creating job opportunities.  The hotels and catering sector alone contributes 11.6% 
of the economy in Penwith. Tourism expenditure in Penwith totals approximately 
£230 million per year and the sector can help sustain other sectors of the local  
economy, support  services and facilities which might otherwise be considered  
marginal. Tourism is now the single largest employment sector, supporting 34% of 
all employment in Penwith and 19% of households derive their income solely from 
tourism,  but  the  industry  brings  with  it  problems  of  low  wages,  insecure  
employment patterns and seasonality.   

6.6.2 The tourist season has been extended in recent years, although numbers are still 
greatest in the summer months. More people appear to be staying for shorter  
breaks and this has the potential to lengthen the season and reduce the seasonal 
nature of employment.  The increased population during the peak holiday season 
places a strain on local resources and services, such as health facilities, water  
supplies and the road network, and the industry can bring pressure for intrusive 
and inappropriate development, including accommodation and visitor attractions, 
which has important implications for Penwith's fragile environment.  

6.6.3 In February 2007 a report was presented to the European Parliament calling for 
tourism  to  meet  eight  core  challenges:  reducing  the  seasonality  of  demand,  
addressing the impact of tourism transport, improving the quality of tourism jobs, 
maintaining and enhancing community prosperity and quality of life, minimising  
resource use and production of waste, conserving and giving value to natural and 
cultural heritage, making holidays available to all and using tourism as a tool for 
sustainable development.

6.6.4 The aim of the Core Strategy is therefore to promote and encourage sustainable 
tourism proposals whereby the needs of the visitor, the tourism industry and the 
community can all be met within environmental limits. The Council is committed to 
effectively managing tourism related development in Penwith by ensuring the open 
countryside and environment is retained for future generations to enjoy, whilst  
maximising local wealth creation from tourist activities. The approach will be to  
maintain existing tourism levels through increasing standards and accessibility and 
not to support an expansion of capacity.  Visitor growth will be sought only in the 
off peak season to help ensure there is no additional demand on our transport  
infrastructure, utilities and services which are already at capacity in the summer 
months.

6.6.5 The Core Strategy will help to address these issues through implementing tourism 
policies which direct future development into the most sustainable locations, using 
good  design  and  construction  techniques,  including  energy  efficiency,  whilst  
protecting our unique natural environment which is the main tourism draw.
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Tourist Accommodation

6.6.6 In recent years many hotels and guest houses in the District have been converted 
into apartments (many of which are used as self-catering holiday apartments or  
second homes).  Through the LDF consideration needs to be given as to whether 
or not this has been beneficial in providing the type of accommodation required by 
visitors or whether this has been a retrograde step which should be challenged.  

6.6.7 The Draft Regional Spatial Strategy acknowledges that “there is some concern  
about the loss of high-quality accommodation stock to other uses.  Where this is 
the case,  local  authorities  should  undertake assessment  of  need,  supply  and  
demand, liaising with the tourism industry and other stakeholders to establish an 
evidence base from which positive policies can be developed .... to establish a  
sequential  approach  to  re-development/re-use  of  redundant  accommodation,  
securing the most appropriate re-use within the local socio-economic context.”

6.6.8 A  recent  study  in  Cornwall  has  looked  at  whether  a  loss  of  serviced  
accommodation in the town of Newquay has led to a reduction in visitor numbers.  
The study suggests that it is a change in demand patterns that influence supply, 
not the other way around, and that the impact has been in the range of neutral to 
positive.  In part this has been due to the fact that expenditure in the remaining 
hotels has been increasing and recognition of the need to raise standards.  The 
main towns within Penwith are very different to Newquay and it is perhaps true to 
say that Newquay has in the past had an oversupply of serviced accommodation 
much of which has not been of a particularly high standard.

6.6.9 There has been a gradual decline in visitor numbers to the area over recent years 
based on National TRIPS data.  South West Tourism's figures state that Penwith's 
occupancy levels currently range from 35% in the winter to 85% in the summer.  
The higher end scale of the market appears to be buoyant, it is in the self-catering 
sector where there is an oversupply.  In the UK the hotel industry has steadily  
recovered in recent years following a difficult trading period between 2001-2003 
due to the impact of major World and national events e.g. Foot and Mouth.  Both 
established  and  new  hotel  brands  have  continued  to  expand  in  the  UK  and  
achieved room rates rose to record levels in 2006.  Whilst the budget hotel sector 
has grown strongly there has also been expansion in the higher end 3*, 4*, small 
boutique and town-house hotel  chains.  There is no obvious reason why this  
positive national picture should not extend to Cornwall and Penwith.  In order to 
allow  for  this  there  may  be  a  need  for  the  more  traditional  serviced  
accommodation to capitalise on this trend.

6.6.10 As there is currently an apparent surplus supply of holiday accommodation in  
Penwith, it would not seem viable at present to take a total protectionist stance 
towards ring fencing such accommodation within the main towns (as proposed  
through the Issues and Options Consultation).   The aim of  the Core Strategy  
therefore will be to encourage proposals for higher level serviced accommodation 
(which not only raises the quality of the tourism product, but is also more likely to 
lead to job creation) and to discourage new development in the self-catering sector 
(especially at the lower end of this sector) where there is currently an oversupply.  
The council will encourage proposals for some 5, 4 and 3 star, small boutique and 
town house hotel accommodation provision within the main towns of Penzance,  
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Hayle, and St. Ives.  Self-catering accommodation should only be permitted where 
it can be proven that the need for such facilities cannot already be met within the 
local area. 

Tourist accommodation outside the main towns

6.6.11 In the rural areas, tourism can aid farm diversification and should be encouraged 
where it would lead to the greater viability of a farmstead/small holding, however 
tourism should only be considered as secondary to the main agricultural role of the 
site.  Allowing for some farm diversification can have positive landscape effects as 
it  helps  bolster  the  main  agricultural  role  through  the  continued  grazing  or  
cultivation of farmland.  Any new development on existing agricultural premises  
should be aimed at raising the quality of the visitor experience and should have 
regard  to  the  environmental  impact  of  development  in  terms  of  landscape,  
bio/geodiversity nor have a significant adverse transport impact.

Tourist Attractions

6.6.12 The natural physical features of Penwith together with its culture and heritage form 
the main reason for attracting visitors (the primary attractions).  Other attractions 
which are more commercially orientated (the secondary attractions) can form an 
integral part of the holiday experience, but it is considered paramount that the  
strong  identity  of  Penwith  is  not  devalued  by  a  proliferation  of  secondary  
attractions  and  that  tourism  potential  can  be  realised  without  compromising  
Penwith's character and qualities.  The value of the District's culture and heritage 
should not be underestimated in terms of the potential positive impact they can  
have on the tourism industry.  The aim of the Core Strategy will be to encourage 
the development of attractions and facilities which will increase the visitor draw  
and spend to the area, especially if they are well related to the World Heritage Site 
designation.
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PREFERRED OPTION CS20:  Tourism

It is proposed that policies in the Core Strategy will state that:

New tourism development proposals will be assessed in relation to their impact 
on:

➢ increasing standards and accessibility and delivery of a higher quality 
visitor experience; 

➢ enabling existing tourism businesses to adapt to change and improve 
their services;

➢ the environmental limits and capacity of the area to absorb further 
development; 

➢ the viability and functioning of local communities.

Support will  be given to sustainable proposals in the towns and larger villages 
which  improve  the  quality  and  diversity  of  existing  tourism  attractions, 
accommodation and infrastructure and have a particular focus on growth in the off 
peak season.

Seek to encourage proposals for high level serviced accommodation in the main 
towns  of  Penzance,  St.  Ives  and  Hayle  and  to  only  allow  self-catering 
accommodation where it can be proven that the need for such facilities cannot 
already be met within the local area.

Allow some development of new tourist attractions on brownfield sites outside the 
main towns and larger villages where the attraction is based on the interpretation 
of the World Heritage Site or other aspects of the cultural heritage of the District, 
where the proposal has no significant adverse environmental impact in terms of 
bio/geodiversity.

Allow for some tourist development in the rural areas where such development will 
support  the  continued  viability  of  farmsteads/small  holdings  and  where  the 
proposal  has  no  significant  adverse  environmental  impact  in  terms  of 
bio/geodiversity nor have a significant transport impact.

New tourist development must:

➢ Be designed  to  a  high  standard  consistent  with  Proposed  Policy  CS24: 
Design of New Development;

➢ Use locally sourced materials where possible;
➢ Use existing buildings where possible;
➢ Be of a scale which does not prejudice the quality of the natural and built 

environment and where possible should seek to improve it;
➢ Outside of the main urban areas visitor attractions/accommodation should 

be effectively screened by landform, trees or planting;
➢ Retain visitor spend in the local  economy and provide local  employment 

opportunities;



Alternative Option

6.6.13 The  range  of  available  options  is  constrained  by  national,  regional  and  sub  
regional policies. These set the context within which the Core Strategy must be 
prepared, and with which it must be in general conformity. The preferred option 
approach is in line with Government Policy contained in PPS7. Suggestions for  
additions and/or alterations to the policy wording are, however, encouraged.

LINKS

Issues & Options Stage Questions 18,19, 20, 21, 22, 23

Core Strategy Objectives 1d & 7d

PPG / PPS PPS7 Sustainable Development in Rural Areas

RSS (Draft) TO1 “Sustainable Tourism”
TO2 “Safeguarding and Investing in Tourism Destinations”

Structure Plan Policy 13 “Tourism and Recreation”

Penwith Local Plan Section 10 'Tourism'

Community Strategy 
(Penwith Vision 2025)

Section 1.5
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➢ Contribute towards the extension of the season where environmentally and 
economically viable and acceptable;

➢ Be accessible by a choice of means of transport and offer good access by 
non-car modes (see Proposed Policy CS23: Transport and Accessibility).

Large scale tourism proposals should be accompanied by a robust Travel Plan 
which  sets  out  how  the  development  will  reduce  the  traffic  generated  by  the 
proposal to a significantly lower level of car trips than would be predicted for the 
site without the implementation of the travel plan.



6.7  Open Space and Recreational Land

6.7.1 Many open spaces in Penwith’s towns and villages make a significant contribution 
to their character and attractiveness. Open spaces within settlements can include 
any undeveloped land such as parks, village greens, play areas, sports pitches,  
undeveloped  plots,  semi-natural  areas,  allotments  and  private  gardens.  It  is  
important  to  prevent  their  loss  where  this  would  harm the  visual  quality  and  
environment of a settlement and it should also be recognised that many open  
spaces are important in mitigating against flood risk. Also, these spaces can play a 
vital role in providing opportunities for formal or informal recreation. 

6.7.2 Facilities for open space and recreation can influence people’s decisions on where 
to  live  and contribute  to  an  improved quality  of  life.  The Penwith  Local  Plan  
recognised  the  importance  of  open  areas  through  Policy  TV-2  “Open  Areas  
Related to Settlements”. The designations in this policy will be reviewed through 
the production of the individual Area Action Plans.

6.7.3 The Local Development Framework has a role to ensure that such facilities are 
accessible, attractive and of a high quality. PPG 17: 'Planning for Open Space,  
Sport and Recreation' makes it clear that in order to achieve a local network of  
accessible,  high quality  open spaces and sport  and recreation  facilities,  local  
authorities  must  understand  what  the  existing  needs  are  and  where  gaps  in  
provision lie.

6.7.4 Outcome  3  of  Penwith’s  Community  Strategy  recognises  the  importance  of  
increasing the recreational and social provision for the community, with particular 
emphasis on the young whilst Outcome 4, which focuses on Health, recognises 
the important link between play and health with the intention to ‘Develop an Open 
Space Strategy' which will include play and recreational provision.

6.7.5 Penwith  District  Council  has  recently  completed  an  open spaces audit  of  the  
District  which will  be used to inform the Open Spaces Strategy which will  be  
produced  in  2008.  The  Strategy  will  concentrate  on  the  public  open  space  
available for recreational use within the District over which the Council has control 
and/or maintains, which complements the surrounding countryside. This includes 
parks, public playing fields and play areas, outdoor sports facilities, cemeteries,  
allotments, small areas of open space in local areas, village greens, civic and  
market squares, woodlands and countryside sites.

6.7.6 The purpose of the Open Spaces Strategy will be to provide a vision and strategic 
direction  for  the  management  and  improvement  of  existing  sites  and  the  
development of new public open space. It is intended that these spaces should, 
where possible, enhance amenity and recreational use, be accessible to all and 
provide alternative forms of recreation / leisure to that available in the surrounding 
countryside and waterfronts.
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Penwith Vision 2025 Outcome 4: “A place where people are healthy and 
active”



Alternative Options

6.7.7 The approach taken to safeguarding land of  recreational  value is required by  
national  and regional  guidance.  In terms of  protecting visually important open  
space within and around settlements, individual spaces could be identified and  
designated to give certainty  about  the areas covered by the policy approach.  
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PREFERRED OPTION CS21: Open Space, Recreational Land & Facilities

It is proposed that  policies within the Core Strategy will state that: 

Development  proposals  should  not  result  in  the whole  or  partial  loss of  open 
space  within  or  surrounding  settlements,  or  of  outdoor  recreation  facilities  or 
allotments, unless the following criteria are satisfied:

➢ There would be no harm to spaces which:
• contribute to the distinctive form and character of a settlement;
• create focal points within the settlement;
• provide the setting for important buildings or monuments;
• allow views into or out of a settlement;
• prevent visual coalescence between settlements; and
• form part of a green corridor of value for wildlife or recreation.

➢ The loss would not result in (or worsen) a shortfall of land used for informal 
or formal recreation within the settlement.

➢ Any replacement facility provides a net benefit to the community in terms of 
quality,  availability  and  accessibility  of  open  space  or  recreational 
opportunities.

In addition, new recreational facilities will be encouraged where the proposal:
• meets an identified shortfall in recreational / amenity opportunities;
• is of a scale and design appropriate to its setting;
• does not increase light pollution in open countryside;
• does not have an adverse effect on other land uses in the vicinity;
• enhances  links  between  open  spaces  thus  creating  community  and 

biodiversity benefits;
• is readily accessible by means of travel other than the private car. 

Improvements to overcome deficiency will be sought when development can be 
used to provide contributions to enhance provision (see Proposed Policy CS26: 
Planning Obligations)

In the case of water related recreation the proposal must:
• be  located  in  or  on  the  edge  of  a  town  or  village  identified  in  the 

Development Strategy;
• retain or improve any existing level of public access to the water;
• not cause any environmental impact or erosion to the locality.

Public rights of way, cycle routes and bridleways should be protected, maintained 
and enhanced.



However it would be difficult to do this in a sufficiently exhaustive and consistent 
manner across the whole district given the variety of spaces involved. As a result, 
spaces that ‘missed’ being designated could come under inappropriate pressure
for development. The use of a criteria based approach avoids this risk, and means 
that the character of spaces will need to be given full and careful consideration if 
their development is proposed.

6.7.8 Another option would be to not include a policy and thereby do nothing. However, 
without prescription, survival of useful space would be doubtful and the provision 
of new spaces or facilities would be limited.

Children's play space within new developments

6.7.9 The National Playing Fields Association’s Six Acre Standard is accepted for use in 
determining levels of  open space and play provision for new developments in  
Penwith but it has been primarily developed for use in urban areas. The Children’s 
Play  Council  Play  Indicators  Project  is  currently  revising  this  standard  and  
developing a more accurate and up to date framework for authorities to use in  
planning for the provision of open space and play.

6.7.10 PPG17 recognises that standards for local provision should now be determined 
locally,  reflecting  the  specific  needs  of  the  communities,  including  rural  
communities. As part of the development of the Open Spaces Strategy the Council 
will develop locally derived quality, quantity and accessibility standards for play  
which will be informed by the revised national framework being developed.

6.7.11 In order to ensure that any new standards can be applied, robust planning policies 
should  be  adopted.  This  will  enable  the  planning  authority  to  effectively  use  
Section 106 agreements to address known deficiencies in play provision.

6.7.12 A Play Strategy (which will feed into the Open Spaces Strategy) was written by the 
Council  in  2007 which highlighted that  a top priority  for  action should be the  
development of additional local play sites for children.
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Alternative Options

6.7.13 One option would be to set a minimum number of proposed family dwellings (ie 5 
dwellings)  before  the  provision  of  children's  play  space  became a  necessity.  
However, it is believed that any development for family homes should be capable 
of including adequate garden space as a minimum requirement.

6.7.14 Another option would be to not include a specific policy on children's play space, 
but this would undermine the aims of the Play Strategy and the Open Spaces  
Strategy.

LINKS

Issues & Options Stage (Question 38)

Core Strategy Objectives 3b, 4b, 5a & 6a 

PPG / PPS PPG17 'Planning for Open Space, Sport and Recreation'

RSS (Draft) Para 6.2.6 'Health'
Policy GI1 'Green Infrastructure'
Policy SD4 'Sustainable Communities'

Structure Plan (Policy  2  'Character  Areas,  Design  &  Environmental 
Protection')

Penwith Local Plan TV-2, R-3, R-4, R-5, R-6 

Community Strategy 
(Penwith Vision 2025)

6.2 Open Spaces
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PREFERRED OPTION CS22: Children's Play Space

It is proposed that a policy within the Core Strategy will state that: 

➢ Children's play space and/or adequate garden space will be required as part 
of any development for family dwellings,  unless adequate provision, with 
safe pedestrian access, is available in the immediate locality. 



6.8 Transport and Accessibility

6.8.1 Quality of life is dependent on transport and access to jobs, shopping, leisure and 
services. A transport system that is safe, efficient and integrated is essential to  
support the District.  However, current modes of travel and a growth in road traffic 
are a significant contribution to global climate change and are damaging to the  
environment.  

6.8.2 Within Penwith, the Cornwall Local Transport Plan and the Regional Transport  
Strategy are key documents in developing transportation policy and have guided 
the development of  the Core Strategy. The Regional Transport  Strategy is an  
integral  part  of  the  RSS  which  provides  guidance  on  the  location  of  new  
development and its accessibility by public transport. 

6.8.3 Penwith District Council has a limited direct role in transport provision but it has an 
important  role  in  ensuring  that  development  takes  place  in  locations  that  are  
accessible by a range of modes of transport, thereby promoting more sustainable 
travel patterns by reducing reliance on the car. 

6.8.4 National planning guidance states that development should occur in locations that 
are  accessible.  The need to  travel  should  be reduced and the  use of  public  
transport, walking and cycling should be encouraged to reduce dependence on the 
private car. Developments should be accessible by a range of means of transport, 
with local authorities assessing the distance of the proposed development from the 
existing or proposed public transport facilities and expecting Travel Plans to be  
provided  with  all  major  development  schemes.  The  Local  Development  
Framework therefore needs to provide strong policies to ensure that the location of 
new development supports those objectives. 

6.8.5 The  Cornwall  Local  Transport  Plan  (LTP)  
contains  the  aim  to:  'Improve  access  to  
work,  healthcare, education, food shops and  
recreation  to  meet  local  needs  by  
providing travel choice and reducing the need 
to  travel,  thereby  supporting  individual  well-
being'.

6.8.6 Road  traffic  within  the  Penwith  area  has  
increased  in  recent  years  with  particular  
problems  during  the  summer  months.  
Congestion  and  parking  difficulties  are  
becoming  common  problems.  The  LTP  
focuses  on  improving  sustainable  travel  for  
Penwith  through  a  seasonal  park-and-ride  
facility  at  St.  Erth.  This  will  provide  an  
alternative travel mode for the large number of 
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visitors that come to the area. The park-and-ride will also assist with car parking 
provision, which is an issue in towns that are constrained  by  their  setting,  
landscape and heritage.

6.8.7 The safeguarding of the Isles of Scilly sea link is a key priority.  The Major Scheme 
Proposal as outlined in the Cornwall  Local Transport  Plan 2006-11 comprises  
harbour improvements and a new passenger terminal at Penzance along with a 
combined freight and passenger vessel to replace the two existing vessels which 
are coming to the end of their economic lives.  If this scheme is not delivered it  
would result in a reduction in the number of passengers travelling to the islands 
which would impact on both the economy of the Isles of Scilly and Penzance. 

6.8.8 The Penwith Vision 2025 has identified that there is need for an efficient, reliable, 
affordable and frequent public transport system which provides convenient and  
accessible transport choices, caters for the specific requirements of the elderly,  
the less able and those with small children and also takes into account the needs 
of those in our most isolated communities.

6.8.9 Over recent years investment in public transport in Penwith has declined. There is 
a  real  need  for  modern,  reliable  vehicles  (both  buses  and  trains),  and  
improvements in the  frequency of services. This can only be achieved by working 
closely in partnership with transport providers and Cornwall County Council.
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PREFERRED OPTION CS23: Transport and Accessibility 

It is proposed that the principles for transport and accessibility are for the Council 
to work with partner organisations to cover the following considerations to: 

➢ Development  proposals  will  be  required  to  contribute  towards  the 
implementation of the Cornwall Local Transport Plan and;

➢ Focus new development  in  locations  that  are  accessible  by a  variety  of 
modes  of  transport,  in  particular  by  public  transport  and  request  travel 
plans for all major schemes;

➢ Require all major development proposals to be accompanied by a robust 
travel  plan  which  sets  out  how  the  development  will  reduce  the  traffic 
generated by the proposal  to a significantly lower level  of  car trips than 
would be predicted for the site without the implementation of the travel plan;

➢ Promote development that will reduce reliance on the private car to access 
shops, services and employment opportunities;

➢ Promote  improvements  in  accessibility  for  all  people  regardless  of 
disability, age, gender or ethnicity;

➢ Support the maintenance and enhancement of the public transport network 
including access to and use of rail services;

➢ Protect operational railway land, ports and harbours;
➢ Support justified proposals for the improvement on the primary and county 

route network where this would resolve safety problems;
➢ Provide for adequate levels of public car parking to service the towns;
➢ Promote  the  use  of  walking  and  cycling  by  making  those  modes  more 

integrated, accessible, safer and more attractive to use;
➢ Protect and improve existing rights of way;



Alternative Option

6.8.10 The range of available options is constrained by national and regional policies.  
These set out the context within which the Core Strategy must be prepared, and 
with which it must be in general conformity. The creation of a sustainable transport 
system is promoted through existing national guidance. One alternative would be 
to recognise the inevitability  of  car use and relax locational  requirements and  
whilst this would reflect the extent of car ownership, and the extent of poor public 
transport provision (and thus would have a degree of realism), it would not be a 
sustainable approach and would be socially divisive in respect of those without a 
car (or ready access to one).

LINKS

Issues & Options Stage Questions 32 & 33

Core Strategy Objectives 3c, 3d, 8a, 8b & 8c

PPG / PPS PPS1 'Delivering Sustainable Development'
PPG13 'Transport'

RSS (Draft) Reflects the policy direction of:
Section 3 'The Spatial  Strategy & Guidance 
for the Scale and Location of Development' 
& Section 5 'Regional Approach to Transport' 

Structure Plan Policy 27 'Transport Strategy'
Policy 28 'Accessibility'

Penwith Local Plan TP-1, TP-2

Community Strategy 
(Penwith Vision 2025)

Para. 8.1
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➢ Promote a healthy lifestyle through travel choice;
➢ Reduce the environmental impact of travel, to conserve energy and reduce 

air pollution by limiting the growth in traffic;
➢ Provide transport proposals that protect or enhance the built and natural 

environment;
➢ Promote  community  based  alternatives  to  public  transport  such  as  car 

pools, car sharing and voluntary mini bus services;
➢ Help  reduce  the  impact  of  seasonal  traffic  growth  through  the 

encouragement of car free tourism;
➢ Realise  the  potential  of  Penzance  Harbour  to  function  as  a  sustainable 

transport corridor for the movement of goods and people;
➢ Encourage goods and services for local communities to be sourced from 

the local area where possible to reduce the need for wider transportation of 
goods and services.



6.9 Design Guidance

6.9.1 Securing new development that is well designed and reflects the local character, 
scale and distinctiveness of a place, is a key aim of current regional and national 
planning policy.

6.9.2 The Council realises the potential that high quality development has in creating  
places and spaces that are attractive, safe and healthy and prosperous. Therefore, 
the Council  is committed to ensuring that the highest standards of design are  
achieved.

6.9.3 Sustainable design is an integral part of overall good design. No building can be 
considered well designed if it does not contribute to environmental,  social and  
economic sustainability. Design quality is not just defined by how a building, space 
or place looks, but by how it functions, how it meets the social, economic and  
environmental needs of the people it  serves and how it  can be managed and  
adapted as those needs change over time, including the need to adapt to and  
mitigate against the consequences of climate change. 

6.9.4 Securing high quality development means finding design solutions to create a real 
sense of place and reinforce the local character and function of a place, as well as 
protect and enhance the natural, built and historic environment and archaeology. 
Good design is critical to :

• Providing an interesting, safe and attractive environment.
• Respecting  and  enhancing  the  local  character,  scale  and  setting  of  a 

building, space or wider area.
• Providing accessible and attractive public spaces and routes for all.
• Ensuring proposals are developed at densities that make efficient use of land 

which is compatible with the local area.
• Conserving,  protecting  and  enhancing  natural  resources  by  promoting 

energy efficiency, renewable energy, the use of secondary aggregates and 
minimising resource consumption.

• The  application  of  sustainable  development  and  construction  techniques, 
and helping to tackle climate change.

• Improving social cohesion and quality of life for all.

Penwith Design Guide

6.9.5 We have included the production of a Design Guide within the Local Development 
Scheme. The Design Guide is due to be written in 2008 as a Supplementary  
Planning Document. In the meantime, the Council  is currently drafting Climate  
Change Proofing  Guidance for  developers  and architects.  This  document  will  
advise on best practice and will help inform the Design Guide. 
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Setting standards

6.9.6 The Council is able to set specific targets within the Core Strategy for sustainable 
building  and  construction  techniques,  such  as  using  the  BRE Environmental  
Assessment  Method  (BREEAM).  The  standard  can  be  used  to  assess  the  
environmental performance of both new and existing buildings and is a measure of 
best  practice in  environmental  design and management.   The Draft  Regional  
Spatial Strategy sets out a requirement for all new and refurbished buildings to  
achieve at least Level 3 above the minimum building standards in the emerging 
'Code for Sustainable Homes' and for all larger scale developments to meet the 
top Level 5.

6.9.7 We propose to secure the highest possible standards of design and sustainable 
construction  techniques  in  all  proposals,  providing  high  quality  developments  
which create a real sense of place and add to the local character and function of a 
place.  This  is  part  of  protecting  and enhancing  the  natural,  built  and historic  
environment.

6.9.8 We propose to set out sustainable construction standards and renewable energy 
requirements, as well as provide a list of relevant guidance on what constitutes  
high quality design and development in Penwith.
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PREFERRED OPTION CS24: Design of New Development 

It  is proposed that the design of new development will  be required to achieve, 
where relevant, each of the following design principles: 

➢ Demonstrates  a  clear  understanding  of  the  form  and  character  of  the 
District's built and natural environment; 

➢ Protects  and  where  possible  enhances  the  District's  distinctive  rural 
landscape, natural environment and biodiversity; 

➢ Reflects  the  existing  street  scene  through  use  of  an  appropriate  scale, 
mass, form, layout, high quality architectural design and use of materials; 

➢ Maximises the potential use of the site;
➢ Protects  the  amenity  of  existing  residents  and  provides  an  acceptable 

amenity for future occupiers; 
➢ Maximises opportunities for the use of sustainable construction techniques, 

sustainable drainage systems and renewable energy generation on site and 
maximises opportunities for the re-use and recycling of waste; 

➢ Uses locally sourced materials wherever practically possible; 
➢ Achieves energy efficiency through siting and design; 
➢ Provides safe  access to the site  by a choice of  means of  transport  and 

meets the access needs of all  users, particularly disabled people and the 
elderly; 

➢ Protects  air  quality  and does  not  result  in  environmentally  unacceptable 
levels of traffic; 

➢ Protects features and characteristics of local importance; 
➢ Incorporates appropriate crime prevention measures. 



Alternative Option

6.9.9 Good quality design is a principle that is required by both national and regional  
guidance. The only alternatives are to be more prescriptive and detailed or less 
prescriptive. To be more prescriptive may be helpful  as it  removes doubt and  
clarifies matters of principle. However it is felt that there is considerable scope for 
further  clarification  and  guidance  within  the  Development  Control  Policies  
document which will also need to address options. To be less prescriptive may 
be valid as Government guidance is extensive on this topic. However, there are 
some aspects where local differences or wishes need clarification. This might for 
example particularly be the case where development aspirations need raising from 
traditional  practices  -  experience  suggests  that  market  forces  will  not  by  
themselves often address this issue adequately. 

LINKS

Issues & Options Stage Questions 34, 35 & 36

Core Strategy 
Objectives

2c, 3d, 6b, 6c, 7a & 8d

PPG / PPS PPS1 'Delivering Sustainable Development'

RSS (Draft) Development Policy E 'High Quality Design'
Development Policy G 'Sustainable Construction'

Structure Plan Policy 2 'Character Areas, Design & Environmental 
Protection'

Penwith Local Plan GD-1, GD-2 & GD-8

Community Strategy 
(Penwith Vision 2025)

2.3, 3.3, 6.3, 6.4
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6.10 Planning Obligations (Community Infrastructure)

6.10.1 When making planning decisions the Council will assess the nature, scale and  
location of proposals and, where appropriate, ensure contributions towards the  
provision of infrastructure and other types of community development.

6.10.2 Planning obligations could be sought for:

Affordable Housing           
Biodiversity
Community Facilities        

 Education and Training
Health Care                      

 Infrastructure
Leisure Facilities               
Open Space
Play Facilities                  

  Public Art
Transport

6.10.3 We have included the production of  a  Supplementary  Planning Document on  
Planning Obligations within the Local Development Scheme. However, regard will 
first need to be made of the new Community Infrastructure Levy proposed by the 
Planning Reform Bill.

Alternative Option

6.10.4 The range of alternative options is constrained by national and regional policies. 
These set the context within which the Core Strategy must be prepared, and with 
which it must be in general conformity. Existing national guidance requires LDFs to 
set out policies indicating the circumstances in which planning obligations may be 
sought and the new Planning Reform Bill sets out the commitment to introduce a 
Community Infrastructure Levy.
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PREFERRED OPTION CS25: Planning Obligations

It  is  proposed  that  policies  within  the  Core  Strategy  will seek  to  secure 
contributions  towards  community  infrastructure  costs  from  new  development 
proposals to enable provision of  the necessary physical,  social,  economic and 
environmental infrastructure related to the proposed development. Contributions 
may be required as a direct response to the needs of the development itself, or to 
offset the impact on amenity or resources caused by the development.



LINKS

Issues & Options Stage Questions 37 & 38

Core Strategy Objectives 3b

PPG / PPS N/A

RSS (Draft) N/A

Structure Plan N/A

Penwith Local Plan N/A

Community Strategy 
(Penwith Vision 2025)

N/A
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7. Monitoring and Implementation

7.1 Monitoring is essential to establish what is happening now, what may happen in 
the future and then compare these trends against  existing  policies  to  assess  
performance and the need for change or revisions. 

7.2 Monitoring helps to answer several key questions:

➢ What  is  the  impact  over  time  of  the  Core  Strategy  against  its  main 
objectives?

➢ Have the policies had unintended consequences?
➢ Are the policies being carried out correctly in line with the main objectives?
➢ Are the assumptions and objectives behind the policies still relevant?
➢ What steps need to be taken when policies are not being put into practice?

7.3 The Council is required by the Planning and Compulsory Purchase Act to prepare 
an Annual Monitoring Report (AMR). It is vital that the LDF is continually reviewed 
and revised to ensure that it is responsive to changing circumstances, the AMR is 
the main mechanism for assessing the performance and effects of the various  
documents.

7.4 The AMR has to contain information on:

➢ Whether the timetable for the preparation of documents set out in the Local 
Development Scheme has been met,  or  progress is  being made towards 
meeting them, or, where they are not being met, the reasons why.

➢ The extent to which policies are being implemented.

➢ Those policies not being implemented, explaining why and setting out the 
steps to ensure the policy is implemented in the future.

➢ The  significant  effects  of  the  policies  and  whether  these  effects  are 
intentional.

➢ Whether policies need changing or replacing because they are not working 
as intended.

7.5 Indicators have been developed (See Table below) which provide a consistent  
basis for monitoring the performance of the Core Strategy. These indicators will  
provide  the  basis  for  identifying  where  the  Core  Strategy  needs  to  be  
strengthened,  maintained  or  revised.  As  this  consultation  document  is  at  the  
Preferred Options stage, the indicators may change before the Core Strategy is  
adopted, if the proposed policy directions change through consultation.
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MONITORING TABLE 
Proposed Policy Objectives Indicators Target

DS1: Infrastructure Delivery of additional 
necessary infrastructure to 
enable development to 
proceed

All additional 
requirements to be in 
place before 
development 
completed.

CS1: Sustainable 
Development Principles

All Core Strategy objectives 
considered when 
determining planning 
applications

All applications

% of development growth 
by AAP area (residential 
and industrial)

Hayle: 41.6%
Pz / Newlyn: 20.8%
St Ives: 16.6%
Rural: 20.8%

CS2: Climate Change 
and Development Design

2c,  6c,  8a, 
8d & 8e

% of all developments 
over 500m2  or 5 dwellings 
or more with  submitted 
Climate Change Impact 
Report

100%

CS3: Flood Risk and 
Drainage

2c, 6c & 8d Number of planning 
permissions granted 
contrary to the advice of 
the Environment Agency 
on either flood defence 
grounds or water quality 
grounds (NCOI 7)

None

CS4: Principles for the 
Natural Environment

6a, 6b Changes in areas of 
priority habitat (NCOI 8b)

No net loss

% of development built 
contrary to the design 
standard of the relevant 
Landscape Description 
Unit

Under review with 
AONB Unit

CS5: Principles for the 
Historic Environment

6b & 7a Net losses to Listed 
Buildings

None

Net losses to Scheduled 
Monuments

None

% of developments within 
the WHS considered 
detrimental

Under review with 
WHS Group

CS6: Renewable Energy 2c, 8a Renewable energy 
capacity installed by type 
(MW): (NCOI 9)

Increase by 5% each 
year (AMR target)
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Proposed Policy Objectives Indicators Target

CS7: Resources, 
Pollution and Recycling

2c, 8a % of tonnage of household 
waste which has been 
recycled

Additional annual % 
increase from 2006 
base date

CS8: Distribution of New 
Housing

1a,  2a,  3a, 
3b

Housing trajectory 
showing net additional 
dwellings per annum

390 dwellings per 
annum /  7800 over 
Plan period.

Cumulative total number of 
dwellings completed since 
April 2006 in: Hayle AAP 
area, Penzance/Newlyn 
AAP area,  St Ives AAP 
area, and Rural AAP area

As agreed in the 
Development 
Strategy.

CS9: Permanent 
Residential Use

1a,  2a,  2b, 
3b

% of new dwellings used 
as second homes 

None outside 
Penzance / Newlyn & 
Hayle

CS10: Efficient Use of 
Land

(6b,  8e)  & 
8f

Percentage of new homes 
built on previously 
developed land (BV106)

Minimum of 50%

Percentage of new 
dwellings provided at 
densities of 30-50 dph 

Target net density of 
40dph across District 

CS11: Affordable 
Housing

2a Percentage of new homes 
classified as “affordable”. 
(PBCL3)

50% 

CS12: Exception Sites for 
Affordable Housing

2a & 2b % of affordable housing 
delivered on exception 
sites

To contribute 
towards overall target 
of 50%.

CS13: Housing Type, 
Size and Tenure

2b % of development by 
Housing Type, Size and 
Tenure

Meet targets 
identified in West 
Cornwall HMA

CS14: Provision for 
Gypsies and Travellers

2a Cumulative number of 
pitches provided since 
2006

Target:  13 
residential pitches 
and 5 transit pitches 
by 2011.

CS15: Town Centres & 
Retail

1a,  3a,  3b, 
3c, 3d & 8c

Amount of town centre 
retail, office and leisure 
development

Net gains and losses 
of A1, A2, A3, A4 & 
A5 uses  

CS16: Community 
Facilities

1a,  3a,  3b, 
3c, 4a & 8a

Accessibility to community 
facilities

No net loss of 
community facilities 
in villages identified 
in the Development 
Strategy.
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Proposed Policy Objectives Indicators Target

CS17: Distribution of 
New Employment Space

1a,  1b,  1c,
1d

Cumulative total of 
additional employment 
land  completed since April 
2006 in: Hayle AAP area, 
Penzance/Newlyn AAP 
area,  St Ives AAP area, 
and Rural AAP area

Hayle: 6.8ha
Pz / Newlyn: 3.4ha
St Ives: 2.73ha
Rural: 3.4ha

Loss of employment land No net loss of 
appropriately located 
employment land.

CS18:  Employment 
Development in Rural 
Areas

1a, 1b & 1c As Rural AAP area above, 
plus number & type of 
rural diversification 
schemes permitted

Rural requirement 
3.4ha additional 
employment space

CS19: Provision of Live-
Work Accommodation

1a,  1b,  3a, 
3b & 8a

Cumulative number of Live 
Work Units developed 
since April 2006

None set 

CS20: Tourism 1d & 7b Number of new purpose 
built holiday 
accommodation (gains): 
(Proposed Local Indicator)

Increase in range 
and quality of tourist 
accommodation

Number of purpose built 
holiday accommodation 
lost to other change of use 
(losses): (Proposed Local 
Indicator)

Minimum net loss of 
quality  serviced 
accommodation 
within the main towns

CS21: Open Space and 
Recreational Land & 
Facilities

3b, 4b, 5a 
& 6a

Amount of LNR per 1,000 
head of population 
(Natural England proposed 
indicator)

Provision of at least 1 
ha of Local Nature 
Reserve per 1,000 
head of population.

CS22: Children's Play 
Space

3b, 4b & 6a % of children's play sites 
conforming to appropriate 
standards in line with 
ROSPA recommendation 
(OSL1)

100%

CS23: Transport and 
Accessibility 

3c,  3d,  8a, 
8b & 8c

Amount of new residential 
development within 30 
minutes public transport 
time of:  a GP, a hospital, 
a primary school, a 
secondary school, areas of 
employment, a major retail 
centre (NCOI 3b)

Increasing proportion 
(base date 2006) of 
new dwellings 
meeting criteria.
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Proposed Policy Objectives Indicators Target

CS24: Design of New 
Development 

2c,  3d,  6b, 
6c, 7a & 8d

To be reviewed through 
Penwith Design Guide

CS25: Planning 
Obligations

3b To be reviewed through 
Planning Obligations SPD
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8. Sustainability Appraisal 

8.1 The Council is required to undertake a Sustainability Appraisal (SA) during the  
preparation of Local Development Documents. The requirement is to ensure that 
sustainable development principles are at the centre of all decisions made at each 
stage of the plan making process. Sustainable Development is the core principle 
underpinning planning. At the heart of sustainable development is the simple idea 
of ensuring a better quality of life for everyone without compromising the quality of 
life of future generations. 

8.2 The Core Strategy was subject to an initial Sustainability Appraisal at the Issues 
& Options Stage which was undertaken during February – March 2007 to examine 
the social, environmental and economic effects of the strategy. The Sustainability 
Appraisal  incorporates  the  requirements  of  the  Strategic  Environmental  
Assessment in accordance with European UK legislation.

8.3 The Sustainability Appraisal is an iterative, ongoing process and is integral to the 
preparation of the Core Strategy. A full SA of the Preferred Options is available for 
consultation alongside this document and can be downloaded from the Council's 
website.  The  findings  and  recommendations  of  the  Appraisal  have  been  
considered  during  the  preparation  of  this  Preferred  Options  document  and  
amendments have been incorporated accordingly.
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For more information on the Sustainability Appraisal please see the SA Report which is 
available on our website www.penwith.gov.uk  alternatively a copy can be requested by 
telephoning the Policy Team on 01736 336554 or emailing policyteam@penwith.gov.uk



Appendix A: Planning Acronyms

AAP Area Action Plans
AMR Annual Monitoring Report
DC Development Control
DPD Development Plan Documents
EIA Environmental Impact Assessment
LDD Local Development Document
LDF Local Development Framework
LDS Local Development Scheme
LPA Local Planning Authority
MCTi Market & Coastal Towns initiative 
PDC Penwith District Council
PPG Planning Policy Guidance
PPS Planning Policy Statement
RPG Regional Planning Guidance
RSS Regional Spatial Strategy
RTPI Royal Town Planning Institute
SA Sustainability Appraisal
SCI Statement of Community Involvement
SEA Strategic Environmental Assessment
SFRA Strategic Flood Risk Assessment
SHLAA Strategic Housing Land Availability Assessment
SPD Supplementary Planning Documents
SOS Secretary of State
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Appendix B: Glossary of planning terms

Comparison retail
The provision of items not bought on a frequent basis i.e. clothing, footwear, household 
and recreational goods

Convenience retail
The provision of everyday essential items i.e. food, drink, newspapers & confectionery; 

Major development
For residential schemes is 10 dwellings or above or over 1 hectare; and for commercial 
schemes 1000 m (sq) or over, or development over 1 hectare.

Minor development
For residential scheme, is 9 dwellings or below and under 1 hectare; and for commercial 
schemes over 1000 m (sq) and under 1 hectare.

Penwith Local Plan
The Penwith Local Plan was adopted in 2004 and contains the current planning policy for 
the whole of  the District.  The Local Plan is being replaced by the Local Development 
Framework.

Planning Policy Guidance & Planning Policy Statements (PPG & PPS) 
Government statements of  policy relating to the planning system,  covering a range of 
topics. 

Pre-Submission Consultation
Consultation with statutory consultees prior to Development Plan Documents (DPDs) and 
Supplementary Planning Documents (SPDs) being written.

Pre-Submission Public Participation
Consultation  with  the  general  public  and  all  those  with  an  interest  in  each  particular 
document as it is drafted.

Regional Spatial Strategy (RSS)
A plan for the South West Region which deals with large scale planning issues across the 
South West, which every Local Development Framework in the Region need to conform 
with.

Site Allocations
Designation of land in an Area Action Plan for a particular land use.

Sustainability Appraisal
A  systematic process to appraise the social, environmental and economic effects of the 
strategies and policies of the Local Development Framework.

Windfall Sites
Sites which have not been  allocated for development but which become available
for development during the plan period.

Core Strategy Preferred Options 125



Sustainable Development Policy Team
Sustainable Development & Improvement

Penwith District Council
Council Offices

St Clare
Penzance
Cornwall

TR18 3QW

Tel: 01736 336760
Fax: 01736 336575

Email: policyteam@penwith.gov.uk


