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Qualifying Body responses to questions for Clarification St Agnes Neighbourhood 

Development Plan from Deborah McCann, the independent examiner. 

Policy 1: Settlement Boundary Porthtowan. 

“The proposed settlement boundary for Porthtowan is fragmented, including some 

areas but excluding other areas of apparently very similar development”. 

“Please can the QB explain the process for determining the settlement 

boundary(ies) and the rationale for the decision to exclude some areas of existing 

development”. 

The methodology used to determine the boundaries for each settlement is detailed 

in the attached document. (Consolidated Settlement Boundary Report) which 

outlines the principles and processes. Public consultation events were held in each 

settlement to ascertain the level of support for the proposed boundaries. These are 

detailed in the Community Engagement Document submitted with the draft plan. 

The process used to develop the proposed boundary, based on the principles 

detailed in the attached Consolidated Settlement Boundary Report and the 1998 

Carrick Local Plan Settlement Boundary was: 

 

 A desk top exercise to map residential properties permitted and developed 

since 1998.  

 A check on permissions given but not commenced. 

 On the ground surveys. 

The Steering Group, after consulting with the public recommended to the Qualifying 

Body that it adopted a fragmented boundary for Porthtowan. We considered it was 

dictated by the form of the settlement. There are four factors which influenced this: 

 the history of the village 

 the topography 

 the nature and purpose of settlement 

 Environmental constraints 

A brief history nature and purpose. 

Porthtowan consists of a series of linked small settlement areas, nestling in the valleys 
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and hillsides of the streams leading out to the sea and beaches.  Its origins lay in its 

relationship with the sea, the stream and minerals more than with agriculture. The 

stream powered both agricultural and industrial mills including stamps, a smelter and 

a corn mill.  

Porthtowan developed with tin mining and tin streaming. There was a tin stamp 

recorded here in 1628, and mineworkers’ smallholdings were established in the 

Chapel Hill and Forthvean areas in the 18th and 19th centuries. In the mid-19th 

century the current core of the village nearest the sea consisted of little more than a 

tin smelter, a corn mill and a few cottages, and it had gained only a few more 

houses by the beginning of the 20th century.  

The attraction of the area as a holiday destination began in the Victorian era, and 

bungalows and chalets were built in the first half of the 20th century. Between 1970 

and 1990, as well as much infilling in the village core, Forthvean and Chapel Hill 

areas, many more housing developments were built in areas such as Atlantic Way 

and Sandy Road. East Cliff and a group in Sandy Road were consolidated or rebuilt 

from holiday lets. 

Topography and landscape 

The character of Porthtowan is significantly defined by its relatively small pockets of 

development nestling in the valleys and separated by intervening hills. Most of the 

village core settlement sits in the bottom of a deep sided valley following the 

winding stream from south to north. The development then rises up a steep slope 

(Westcliff) towards the cliffs and coast path. It is surrounded by historic heathland 

(gorse, bramble, heather) which contains many mining remains, with a few 

windblown trees and flanked by dramatic cliffs. There is no built edge to the 

settlement, but it is defined by the hillside and cliffs. 

 East Cliff is more unusual since the housing sits on the top of the hillside and is the 

only development area that breaks the skyline. It is accessed by an old farm road 

leading from Coast Road. It sits within a Site of Special Scientific Interest and much of 

the land at East Cliff is designated as an Area of Outstanding Natural Beauty. The 

surrounding landscape is a windswept hilltop of heathland. The buildings are not 

screened on their edges by planting or hedgerows and do not establish a coherent 
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built frontage as they are mostly replacements of holiday chalets taking advantage 

of the views out.  

The Sandy Road development area sits in a gently sloping valley rising up to 

Tregoyne. The valley-side is a heathland of gorse and heather and mining spoil with 

only one small copse of trees. The area does not have a screened or built-up edge 

and is wholly visible from the higher ground.  

Atlantic Way is a modern development on high ground, recently extended, not 

edged by hedges or trees. It is inward looking and presents mostly rear gardens and 

boundaries to the outside. The boundary to Coast Road is very visible but it does 

present a mix of old hedgerows and domestic gates and fences to the coastal 

setting. To the east, garden fences are also lining the edge facing the agricultural 

land 

Forthvean is edged on the southern side by the road. To the north it is edged by 

boundary hedges and trees, with the farmland and moorland landscape rising to 

the north.  

At the foot of Chapel Hill, the buildings are set within large gardens with the heath 

covered valley side rising up behind. There is a definite edge and along the road the 

houses are mostly screened by garden walls, hedges and planting, but with no 

significant trees.1 

Designations 

Most of the ward is part of the World Heritage Site. Mine sites are particularly 

important here, with extensive mine workings and dumps in many places, as well as 

mine buildings. Other WHS ‘attributes’ within the Ward include: mining settlements 

and social infrastructure; and mineworkers’ smallholdings. 

The St Agnes Area of Outstanding Natural Beauty extends to East Cliff. Natural 

England when consulted on the requirement for a Strategic Environmental 

Assessment was initially concerned that the proposed settlement boundary was 

“loosely drawn and had an adverse impact on the AONB”. Further information was 

supplied and subsequently Natural England confirmed that both an SEA and HRA 

                                                                 
1 Topograhy and landscape taken from the Village Character Assessment  



4 
 

were not required. (This information is attached as appendix 1) 

The majority of the settlement is either included or adjacent to the designated SSSI 

Settlement Areas included within the settlement boundary (see map1 and arial 

photograph) 

1.Village Core: This fills the valley floor running inland from behind the beach and 

includes the village hall, general store and businesses related to the beach and the 

Unicorn public house. Housing is mostly modern but a few older buildings and Wheal 

Lushington engine house show the 19th-century origins of the settlement 

2. East Cliff: This is a block of housing on the cliff top above the village core, 

replacing earlier holiday lets.  

3. Sandy Road: This modern housing spreads eastward from the car park along a 

side valley.  

4. Atlantic Way: A modern estate of housing on the valley top beside the coast road 

into Porthtowan.  

5. Forthvean: This nestles on the valley side on the western approach to Porthtowan; 

mostly modern housing, the few older buildings having been mine workers’ 

smallholdings.  

6. Chapel Hill: A ribbon development on the road south from Porthtowan, taking its 

name from the Methodist Chapel. Mostly modern development but there is also a 

mine workers’ cottage row and some housing which originated as farmsteads or 

miners’ smallholdings. 

Exclusions 

A Area to the South East of Chapel Hill is chalet holiday accommodation and 

therefore excluded. 

B The accommodation to the East (top) of Sandy Road is holiday accommodation 

and was excluded. 

C Though this is permanent accommodation it was excluded as this would have 
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further fragmented the settlement boundary as it is considered to be isolated from 

other development.  Alternatives are to link it to Atlantic Way (4) or Sandy Road (3) 

and consolidate either settlement boundary area. Atlantic Way is on the opposite 

side of the road and the land rises steeply to it. The extension to the boundary could 

be argued to have an adverse impact on the AONB and WHS and could be resisted 

by Natural England.  To link the area to the top of Sandy Road would have the 

effect of including the holiday accommodation (B) and could also be argued to 

have a similar impact on the AONB and WHS. Including and extending the 

settlement boundary would not have regard to the delineation in the Cornwall 

Council open space study for St Agnes Parish which shows this area as a Natural and 

semi natural green spaces, green corridors, accessible countryside in urban fringe 

areas. 

D Towan Farm, just outside the East Cliff area, is the oldest settlement in the area, 

with references in 1228 was excluded as it is considered to be an isolated or 

sporadic development groups of dwellings, farm buildings and other structures 

detached or peripheral to the main built area of the settlement. 

Conclusion 

Porthtowan’s fragmented settlement boundary is a result of its setting and historical 

development. 

Areas were excluded: 

 To avoid holiday accommodation potentially being lost to permanent 

dwellings in a community which is highly dependent upon the holiday trade.  

 To ensure appropriate regard is given to environmental and historical 

constraints which are a significant feature. 

Although it appears the areas excluded are similar in character to those included 

the further detail provided demonstrates this is not the case. 
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Map 1 
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Policy 5 Principal Residence Policy 

“The Neighbourhood Plan Area for St Agnes includes a number of distinct 

settlements. It is unclear whether the impact of second home ownership is across all 

settlements within the Neighbourhood Plan Area”. 

“Can the Qualifying Body clarify whether or not the level of second home ownership 

is consistent across all settlements or is specific to one or more settlements? In 

addition, is there any additional existing evidence, specific to the Neighbourhood 

Plan Area to support this policy? 

Data available to the Qualifying Body has to be considered an estimate but on that 

basis it is able to clarify whether or not the level of second home ownership is 

consistent across all settlements.  

We do know however that the levels of concern regarding second homes and the 

desire to manage the issue are both consistent and consistently high across the 

Parish. 

Q17. Concerned about number of 2nd homes? 

 

 

 

 

Q18. New dwellings restricted to year-round occupation?     

 

 

 

 

 

 Yes No ? %Y %N %? 

Blackwater 34 7 9 68 14 18 

Mithian 24 5 3 75 16 9 

Mount Hawke 145 35 17 73.7 17.8 8.6 

Porthtowan 58 21 4 70 25 5 

St. Agnes 452 88 29 80 15 5 

 Yes No ? %Y %N %? 

Blackwater 40 4 4 83.3 8.3 8.3 

Mithian 25 7 0 78 22 0 

Mount Hawke 168 18 11 85 9 6 

Porthtowan 60 21 2 72.3 25.3 2.4 

St. Agnes 475 62 31 83 10 5 
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All the data available show second home ownership is increasing. 

Analysis compiled for The Telegraph (March 2018) by estate agency Hamptons 

International shows that in 2010, seven per cent of properties bought in Cornwall 

were second homes. 

By 2017, despite a three per cent stamp duty surcharge introduced in 2016 and 

steep council tax increases on second homes in parts of the county, that figure was 

up to nine per cent. 

This analysis puts St Agnes and Mithian the 11th most popular for second home 

purchases in Cornwall with 10% of the housing stock currently second homes. 

The trends identified in the numbers appear to show that seaside locations around 

Cornwall are still in high demand by people wishing to buy a second home. 

Anecdotally our understanding is that second home ownership is higher in St. Agnes 

and Porthtowan than the other settlements. 

Attempting to ascertain levels of second home ownership is difficult as data is 

unreliable after the discount was removed in 2011. 

However Cornwall Council data on unoccupied households is a helpful proxy. See 

the maps 2 and 3 
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Map 2 

 

Map 3 
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Since the second homes discount was removed in 2011 second home data is not as 

robust as it used to be and can only be considered as an  estimate, however it’s the 

only source available for second homes data for local areas and ties in with the 

Parish data already used in the NDP. 

Bearing in mind the caveats on the data. The following has been received from 

Cornwall Council.   

Second Home Ownership – St Agnes Parish, December 2018 

The average for the parish is 6% second homes, compared to 5% for Cornwall.  The 

chart shows how this compares to other parishes in Cornwall. 

 

Second home ownership estimates is not consistent across the parish. Porthtowan 

has the highest proportion of second homes (11%), followed by Trevellas, 

Blowinghouse and Mithian (9%), and St Agnes (7%).  Scorrier/Wheal Rose (3%), Mount 

Hawke (2%) and Blackwater (1%) have below average levels of second home 

ownership.              

Settlements hide smaller areas which are showing above average percentages of 

second home ownership.  

 In Porthtowan (COA E00095040, see maps below), second home ownership is   

centred on Eastcliff and Westcliff, with 30 out of 109 households (28%) second 

homes.  

 In St Agnes, Rocky Lane and Trevaunance (COA E00095175) has around 16% 

second homes, and Rosemundy (COA E00095172) has 15% second homes. 

 In Trevellas, Blowinghouse and Mithian (E00095176), around 13% are second 

homes. 
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The data we have shows that the level of second home ownership is not consistent 

across the Parish. 

The Parish demand for second homes is higher in coastal villages. Echoing the 

national trends for sea side locations. 

There are “hotspots” across the Parish. 

Wheal Rose, Blackwater and Mount Hawke have low levels of second home 

ownership. 
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However our reason for a consistent principal residence policy across the Parish is 

the concern that a policy limited to particular settlements would displace demand 

to those settlements not covered and as a consequence increase house prices 

making homes more unaffordable. Property in Wheal Rose, Blackwater and Mount 

Hawke is more affordable than St Agnes, Mithian and Porthtowan. 

It is interesting to note that in the period from 2012 to 2018 the Airbnb market has 

grown considerably. From almost none in 2012 there are now 163 active rentals in 

the Parish clustered around Porthtowan and St Agnes. The majority (61%) are two 

and three bedroomed properties. Suggesting that this is not an individual renting a 

room. 34% of the hosts list multiple properties.  

It is acknowledged that the tourist trade is very important to the economy of the 

Parish and that Airbnb is an integral part of that. 90 properties are two or three 

bedroomed and whilst these properties may or may not be second homes it is likely 

that they are not permanently occupied and add to the pressure in Porthtowan and 

St. Agnes. 
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Policy 9 Local Green and open space 

Local Green Space and open space are two distinct issues which have been 

combined in policy 9. It is unclear whether this policy is intended to designate Local 

Green Space. Although there are areas identified in the evidence base and 

included on maps within the NP itself there is no detail relating directly to these 

areas. The policy does not seek designation and no information provided as to 

whether or not the spaces identified meet the Local Green Space requirements as 

set out in the NPPF. Please can the QB provide clarity on this matter including 

whether or not the owners of the LG Spaces identified have been consulted.  

“The NPPF states: 

76. Local communities through local and neighbourhood plans should be able to 

identify for special protection green areas of particular importance to them. By 

designating land as Local Green Space local communities will be able to rule out 

new development other than in very special circumstances. Identifying land as 

Local Green Space should therefore be consistent with the local planning of 

sustainable development and complement investment in sufficient homes, jobs and 

other essential services. Local Green Spaces should only be designated when a plan 

is prepared or reviewed and be capable of enduring beyond the end of the plan 

period. 

77. The Local Green Space designation will not be appropriate for most green areas 

or open space. The designation should only be used: 

● where the green space is in reasonably close proximity to the community it serves; 

● where the green area is demonstrably special to a local community and holds a 

particular local significance, for example because of its beauty, historic significance, 

recreational value (including as a playing field), tranquility or richness of its wildlife; 

and 

● where the green area concerned is local in character and is not an extensive tract 

of land. 

1.  Response to observation on “combined policy”: 

The Examiner considers that local green space and open space are two distinct 
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policy issues. We agree with this approach and recommend that Policy 9 be 

replaced with the two policies set out below. 

 

2. Response to comment that “It is unclear whether this policy is intended to 

designate Local Green Space”. 

The intention is to designate Local Green Space.  It is recommended that reference 

should be made in policy 9b to the designated local green space shown on Map C 

D and E. 

Recommended revised policies: 

Policy 9a - All new development should make some contribution to the provision 

and/or maintenance of public open spaces in accordance with Policy 13 (2) of the 

Cornwall Local Plan, prioritising the villages of Blackwater, Mithian and Mount 

Hawke. 

Policy 9b – The designated Local Green Space in the settlements of Mount Hawke, 

Porthtowan and St Agnes are shown on Map C D and E. Proposals for development 

on Local Green Space of particular importance to our community, or any other 

open spaces which are protected by designation, will not be supported unless the 

development is small scale and ancillary to the primary use of the site for 

recreational purposes. 

In addition the heading on page 14 – “Proposed settlement boundary maps” should 

be amended to read proposed settlement boundary and local green space maps. 

3. Response to comment that “Although there are areas identified in the evidence 

base and included on maps within the NP itself there is no detail relating directly to 

these areas.” 

Further details about the ownership and use of the proposed Local Green Space are 

shown in Table 1. The descriptions of these areas and other details are found within 

the Village Character Assessment reports http://stagnesndp.org/st-agnes-village-

character-assessment-report/.  In Table 1 for the larger village St Agnes, which has 

the most detailed report, under location the character areas are listed.  We are able 

to provide more details if required by the Examiner.  
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4. Response to comment that “The policy does not seek designation and no 

information provided as to whether or not the spaces identified meet the Local 

Green Space requirements as set out in the NPPF. Please can the QB provide clarity 

on this matter including whether or not the owners of the LG Spaces identified have 

been consulted.” 

The requirements set down in the NPPF on Local Green Space were addressed when 

this policy area was under discussion as outlined in the template on this policy 

(attached). This outlines the issue, evidence, policy direction, emerging policy 

wording, links to other policies and observations from questionnaire. Under links to 

other policies it states that: 

“National Planning Policy Framework 

Guidance on open space provision includes section 8 Promoting healthy 

communities – paragraph 69, 70, 74, 76 and 77.  Paragraph 74 states that existing 

open space should not be built upon and guidance is provided in paragraph 77 

promotes ‘Local Green Space’ specifying that “the local green space designation 

should only be used where the green space is in reasonable close proximity to the 

community it serves”. 

The selected Local Green Space meets the requirements in the NPPF: 

Para 76 The purpose of the designation, as outlined in policy 9 of the NDP is in 

accordance with the guidance “to rule out new development other than in very 

special circumstances.”  Policy 9 is consistent with Cornwall Local Plan, which 

promotes sustainable development as outlined in the Basic Condition Statement 

(BCS); and in particular Local Plan  policy 25 (page 23 BCS).  

 

Para 77 sets down where designation is not appropriate under 3 bullet points.  These 

are addressed in order below: 

 All the proposed local green spaces are in “reasonably close proximity to the 

community it serves”; 

 Other areas were considered for selection as LGS and these were not 

considered to be  ”demonstrably special to the local community”. The sites 
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selection process firstly considered the sites shown as “Green Open Space” in 

the St Agnes Conservation Area Appraisal; a resource used in the Village 

Character Assessments. 

http://stagnesndp.org/wpcontent/uploads/2017/11/St_Agnes_conservation_

area_appraisal_pdfcreator-1-_Part1.pdf .   

These delineated extensive green spaces.  This extent of designation was not 

felt to be appropriate because although they would be considered special 

to many parts of the local community, many could not be described as to 

“hold a particular local significant”. To enable a decision on local 

significance to be made the sites were discussed with the members of the 

Steering Group and Focus Group, with particular discussions with those with a 

background in the historic environment, including a local historian and an 

historic environment specialist.  Also detailed discussions were undertaken on 

the potential sites in St Agnes with the member of the St Agnes Local 

Improvement Committee who has significant responsibility for the 

management of open spaces and green spaces within the ward of St Agnes.  

 Cornwall Council Open Space study for St Agnes Parish (Appendix 11 of the 

submission version of the NDP) shows “natural and semi-natural green spaces, 

Green corridors, accessible countryside in urban fringe areas”.  This includes 

extensive tracts of land throughout the parish and these areas were not 

considered to be suitable for designation of Local Green Spaces.  Although 

these areas are local in character the blanket designation was not 

considered appropriate for the purposes of the local green space policy.  The 

number of areas designated within the settlements, with some having none, 

demonstrates that this process was aimed at only selecting those considered 

to be of special importance. 

The Examiner in the context of NPPF also asks the question “whether or not the 

owners of the LG Spaces identified have been consulted.”  Table 1 provides details 

of the consultation on the individual selected sites.  The consultation statement 

provides further details of the consultation on the emerging plan and the proposal 

for the Local Green Space formed part of the consultation on the submission 

document.  The two areas of proposed Local Green Space that require further 
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consideration are Blackwater – land to the east of west end (Map A) and St Agnes, 

woodland at Peterville (Map E – 3): 

Land to the east of West End (Map A submission document) There was a specific 

additional consultation in Blackwater regarding the inclusion of West End in the 

settlement boundary on 11th December 2017.  Although the response was small in 

number, the majority of respondents agreed that West End should be included in the 

settlement boundary.   This area came under consideration as a Local Green Space 

as a result of the comments received from residents.  The Blackwater Village Trust 

was consulted, they were informed that the public consultation highlighted the 

landscape importance of this open space, and supported the proposal to 

designate the area of land to the east of West End as Local Green Space. 

Subsequently an objection has been made by the land owner to the inclusion of this 

area of land in the NDP as Local Green Space.  In the light of this objection it is 

recommended that this area should not be designated as a Local Green Space. 

Woodland at Peterville, St Agnes (Map E submission document and table 1 site 3) This 

area of land has recently been purchased and the Steering Group is currently trying 

to contact the new owner.  If it is not possible to make this contact the designation 

of this woodland as Local Green Space will be removed. 

 

See Table 1, template and St Agnes plan separate documents attached 
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Appendix 1 

The following email was received from Natural England on 24th April 2018 

Dear Sarah  

Planning consultation: St Agnes Neighbourhood Plan SEA/HRA screening  

Thank you for your consultation on the above dated 28 March 2018. Natural England 

is a non-departmental public body. Our statutory purpose is to ensure that the 

natural environment is conserved, enhanced, and managed for the benefit of 

present and future generations, thereby contributing to sustainable development.  

SEA screening: The St Agnes Neighbourhood Plan identifies development boundaries 

for each of the settlements in the parish. We are concerned that the settlement 

boundary for St Agnes includes a number of undeveloped sites that are located in 

close proximity to the AONB. The development boundary near Porthtowan’s beach, 

close to the AONB, is also drawn quite loosely. Whilst we note the landscape and 

village character assessments and the settlement boundaries report, it is unclear 

from the material provided why these areas are included and whether the 

landscape impact of development on these particular sites, and in particular the 

impact on the AONB, has been considered. We therefore cannot currently 

conclude that the plan will not cause significant effects on the environment. We 

recommend that the choices that were made for inclusion of these sensitive sites are 

clearly explained and supported with site specific landscape evidence which is then 

used to inform the SEA screening stage. Alternatively an SEA should be undertaken 

that is focused on landscape1. 

 HRA screening: We agree with the report’s conclusions that the St Agnes 

Neighbourhood Plan would not be likely to result in a significant effect on any 

European site either alone or in combination and therefore no further assessment 

work under the Habitats Regulations would be required. We would be happy to 

comment further should the need arise but if in the meantime you have any queries 

please do not hesitate to contact us. 

 

This is the response sent on behalf of the Steering Group on 26th April 2018 

Dear Sarah 

St Agnes Neighbourhood Development Plan SE/HRA Screening 

Thank you for forwarding Natural England’s response to the SEA and HRA 

screening.  I have spoken to Corine Dyke and we would like to provide further 

information on the process used for assessing these boundaries and the specific 

areas of concern raised by Natural England. 

Details of the process used for the determination of settlements boundaries for the 

parish of St Agnes is attached; including the criteria and principles used for 

reconsidering and redefining the settlement boundaries. 
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Significant weight is attached in the draft NDP to the need to conserve and 

enhance the AONB and its setting.  Its natural beauty and special qualities are 

valued by the community, as reflected in policy 10, which is outlined below: 

Policy 10 – Landscape 

St Agnes Parish Landscapes 

Proposals for development will be supported where they: 

·         demonstrate that they sustain local character and have appropriate 

regard to the identity of the local surroundings based on the St Agnes Parish 

Local Landscape Character Assessment 

·         do not detract from or have an adverse impact on, and where possible 

enhance, the characteristics identified as important to the character of the 

local area in the St Agnes Parish Local Landscape Character Assessment. 

Cornwall Area of Outstanding Natural Beauty 

Subject to the tests of exceptional circumstances, development within the AONB or 

within its setting will be permitted where it can be demonstrated that: 

·         the development is in the public interest as set out in national policy 

·         such proposals demonstrate how they are in accordance with the 

great weight afforded to the AONB’s landscape and scenic beauty in 

national policy 

·         the development meets the aims and objectives of the Cornwall AONB 

Management Plan and accords with the St Agnes Local Policies 

·         the development has appropriate regard to the sensitivity and capacity 

of the landscape by conserving and enhancing the landscape character 

and natural beauty of the area. 

The settlement boundary has been drafted in the context of the requirements 

outlined in this policy and also has had regard to the findings of the St Agnes Parish 

Local Landscape Character Assessment and the Village Character Assessment. 

Response to the specific areas of concern: 

St Agnes Reference is made in NE letter to that “We are concerned that the 

settlement boundary for St Agnes includes a number of undeveloped sites that are 

located in close proximity to the AONB.”(The sites that are referred to below are 

numbered on the attached St Agnes Map) 

Site 1: Polberro - Located within the St Agnes section of the Cornwall Area of 

Outstanding Natural Beauty.  This site has the benefit of planning permission 

(Planning Application No. PA14/10618) and the development is currently 

under construction.   Attached is a photograph of the site.  This site now forms 

part of the village of St Agnes. 

Site 2: Kimberley and land to the West – Located within the St Agnes section 

of the Cornwall Area of Outstanding Natural Beauty. Kimberley is a 

developed site and a recent development has taken place for a studio 

apartment (PA16/04476).  The land to the west (52 Trelawney Road) 

comprises of a dwelling with a 3 bedroom house to the south. (planning 

application NoPA14/10133 – photograph attached); resulting in development 
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taking place on the whole site which now forms part of the settlement of St 

Agnes. 

Site 3: Montrose -   Located within the setting of the Cornwall AONB.  This site 

has the benefit of planning permission for 2 dwellings (Planning Application 

No PA15/01008) and the development has commenced. 

Accordingly, site 1 and 2 have planning permission and development is under 

construction on the former site and completed on the latter.  Site 3 also has planning 

permission and has commenced.  These sites therefore form part of the village of St 

Agnes and their inclusion in the settlement boundary would not result in any further 

development that would impact on the AONB or its setting. 

If there is any misunderstanding regarding the sites that are of concern, please 

come back to me, and I will provide further information on any additional sites. 

Porthtowan Reference is made in NE letter to that “The development boundary near 

Porthtowan’s beach, close to the AONB, is also drawn quite loosely”.   (The sites that 

are referred to below are Westcliff Hotel and land to the west of the road serving 

Westcliff, as shown on the attached Porthtowan Map) 

The Beach (Former Westcliff Hotel):  Located within the setting of the St Agnes 

section of the Cornwall AONB.  This site has the benefit of planning permission for the 

construction of apartments (Planning Application No. PA11/10663 ) and the 

development has been completed.  Attached are the location plan and a 

photograph of the site.  On the ordnance survey map this appears to be a large site 

with development potential to the east of the newly built apartment 

block.  However, this area of land forms a steeply sloping cliff that abuts the beach 

and this does not have any access from Westcliff or the beach. There is no 

opportunity for this to be developed and have an adverse impact on the setting of 

the AONB.  It has been included in the settlement boundary because it does form 

part of the grounds to the newly built development. 

To the west of Westcliff: Existing development. 

Site specific landscape evidence – The development near Porthtowan beach, 

much of which is sited on Westcliff, is shown in the St Agnes Parish Local Landscape 

Character Assessment to be within the ‘Steep Land, Valley Sides and Bottom’ and 

‘Cliffs and Beaches’ landscape type.  The landscape management and 

development guidelines include the following: 

·         The accommodation of development on the coastal edge and its 

immediate hinterland should have regard to its prominence, special 

importance of the landscape and its largely undeveloped characteristics; 

development proposals should follow the aims objectives and policies of the 

AONB and the WHS Management Plans. 

·         Development should consider the direction of the slope and the nature 

of the setting; as in this Character Type there is potential for substantial 

impacts on land facing the development. 

The protected landscape includes the undeveloped coastal landscape of Eastcliff 

and the beach forms its western boundary.  Therefore Westcliff and the beach are 

part of the setting of the AONB.   The beach forms a transition between the 

protected coastal landscape of Eastcliff and the coastal landscape of Westcliff, 
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which is different in character being developed in part.   The development on 

Westcliff would have originated from pre planning development going through the 

1950’s. Since then it has been consolidated and more recently there has been some 

redevelopment as described above.  It now forms part of the built up area of 

Porthtowan.  The village of Porthtowan is unusual in its form, in that it has 5 discreet 

sections and is dispersed in character.  The section of the village at Westcliff is set 

within the green setting of this coastal landscape; that is the higher ground to the 

west that forms the backdrop and the cliff edge.  The proposed settlement 

boundary incorporates this existing development and does not provide the 

opportunity for intrusive development to take place that would extend the visual 

envelope of this development into the surrounding undeveloped coastal 

landscape.  Accordingly, the landscape character of the setting of the AONB would 

not be altered, Westcliff would remain an area that is in part developed within a 

coastal landscape.   Photographs are attached of Westcliff and the surrounding 

area.    

 If you require any more site specific landscape evidence on the draft settlement 

boundaries within the AONB or its setting in St Agnes and Porthtowan please come 

back to me. 

Regards 

June Crossland 

Member of St Agnes NDP Steering 

Group                                                                                        

The consultation statement submitted to the examiner shows this addressed their 

concerns 

 




