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SECTION 2 

2.Summary 

As the Independent Examiner appointed by Cornwall Council to examine the 
Newquay Neighbourhood Development Plan, I can summarise my findings as 
follows: 

1. I find the Newquay Neighbourhood Development Plan and the policies within it, 
subject to the recommended modifications does meet the Basic Conditions. 

2. I am satisfied that the Referendum Area should be the same as the Plan Area, 
should the Newquay Neighbourhood Development Plan go to Referendum. 

3. I have read the Newquay Consultation Statement and the representations made 
in connection with this subject I consider that the consultation process was robust 
and that the Neighbourhood Plan and its policies reflects the outcome of the 
consultation process including recording representations and tracking the 
changes made as a result of those representations. 

4. I find that the Newquay Neighbourhood Development Plan can, subject to the 
recommended modifications proceed to Referendum.  

5. At the time of my examination the adopted local plan was the Cornwall Local Plan 
2016.   
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SECTION 3 

3.Introduction 

3.1. Neighbourhood Plan Examination. 

My name is Deborah McCann and I am the Independent Examiner appointed to 
examine the Newquay Neighbourhood Development Plan. 

I am independent of the qualifying body, I do not have any interest in the land in the 
plan area, and I have appropriate qualifications and experience, including experience 
in public, private and community sectors. 

 My role is to consider whether the submitted Newquay Neighbourhood Development 
Plan meets the Basic Conditions and has taken into account human rights; and to 
recommend whether the Newquay Neighbourhood Development Plan should 
proceed to Referendum. My role is as set out in more detail below under the section 
covering the Examiner’s Role. My recommendation is given in summary in Section 2 
and in full under Section 5 of this document. 

The Newquay Neighbourhood Development Plan has to be independently examined 
following processes set out in the Town and County Planning Act 1990 (as amended 
by the Localism Act 2011) and the subsequent Neighbourhood Planning (General) 
Regulations 2012. 

The expectation is that the examination of the issues by the examiner is to take the 
form of the consideration of the written representations. However, there are two 
circumstances when an examiner may consider it necessary to hold a hearing. 
These are where the examiner considers that it is necessary to ensure adequate 
examination of an issue or to ensure a person has a fair chance to put a case. 
Having read the plan and considered the representations I did require clarification on 
a number of issues. These points were dealt with by written representations in a 
question and answer format. This additional information is publicly available on the 
Cornwall Council website.  

3.2. The Role of Examiner including the examination process and legislative 
background.  

The examiner is required to check whether the neighbourhood plan:  

• Has been prepared and submitted for examination by a qualifying body 
• Has been prepared for an area that has been properly designated for such 

plan preparation  
•  Meets the requirements to i) specify the period to which it has effect; ii) not 
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include provision about excluded development; and iii) not relate to more than 
one neighbourhood area and that  

• Its policies relate to the development and use of land for a designated 
neighbourhood area.  

The examiner must assess whether a neighbourhood plan meets the basic 
conditions and other matters set out in paragraph 8 of Schedule 4B of the Town and 
Country Planning Act 1990 (as amended).  

As an independent Examiner, having examined the Plan, I am required to make one 
of the following recommendations: 

1. The Plan can proceed to a Referendum  

2. The Plan with recommended modifications can proceed to a Referendum  

Where a policy does not meet the basic conditions or other legal requirement I may, 
on occasion, need to delete wording, including potentially an entire plan policy and/or 
section of text, although I will first consider modifying the policy rather than deleting 
it. Where a policy concerns a non-land use matter, advice in the Planning Practice 
Guidance states “Wider community aspirations than those relating to development 
and use of land can be included in a neighbourhood plan, but actions dealing with 
non-land use matters should be clearly identifiable. For example, set out in a 
companion document or annex.” As such, when considering the deletion of any non-
land use matters from the plan, I will consider if I can make a modification to place 
the relevant proposed actions in a non-statutory annex to the plan, dealing with 
‘Wider Community Aspirations’. I will not generally refer back to parties on these 
detailed revisions. I will make modification either in order to meet the Basic 
Conditions, to correct errors or provide clarification. However, the focus of my 
examination, as set out in legislation is relatively narrow, I must focus on compliance 
with the Basic Conditions. The main purpose of a neighbourhood plan is to provide a 
framework for the determination of planning applications, policies in a plan which 
have elements which either seek to control things which fall outside the scope of the 
planning system or introduce requirements which are indiscriminate in terms of the 
size of development or overly onerous and would not meet the Basic Conditions. In 
these circumstances it will be necessary to make modifications to the plan. In making 
any modifications I have a duty to ensure that the Basic Conditions are met however 
I am also very careful to ensure, where possible that the intention and spirit of the 
plan is retained so that the plan, when modified still reflects the community’s intent in 
producing their neighbourhood plan. 

3. The Plan does not meet the legal requirements and cannot proceed to 
Referendum  



 
Newquay Neighbourhood Development Plan 
 

6 

I am also required to recommend whether the Referendum Area should be different 
from the Plan Area, should the Newquay Neighbourhood Development Plan go to 
Referendum. 

In examining the Plan, I am required to check, under Paragraph 8(1) of Schedule 4B 
to the Town and Country Planning Act 1990, whether:  - the policies in the Plan 
relate to the development and use of land for a designated Neighbourhood Area are 
in line with the requirements of Section 38A of the Planning and Compulsory 
Purchase Act 2004: 

- The Plan meets the requirements of Section 38B of the Planning and Compulsory 
Purchase Act 2004 to specify the period for which it has effect - the Plan has been 
prepared for an area designated under the Localism Act 2011 and has been 
developed and submitted for examination by a qualifying body. 

I am also required to determine whether the Plan complies with the Basic Conditions, 
which are that the proposed Neighbourhood Plan: 

   -  Has regard to national policies and advice contained in guidance 
issued by the Secretary of State;  

   -  Contributes to the achievement of sustainable development; and  

   -  Is in general conformity with the strategic policies contained in the  
Development Plan for the area.  

            The Plan must also not breach, and otherwise be compatible with EU 
obligations and Human Rights requirements. 

Cornwall Council will consider my report and decide whether it is satisfied with my 
recommendations. The Council will publicise its decision on whether or not the plan 
will be submitted to a referendum, with or without modifications. If the 
Neighbourhood Plan is submitted to a referendum, then 28 working days’ notice will 
be given of the referendum procedure and Neighbourhood Plan details. If the 
referendum results in more than half those voting (i.e. greater than 50%), voting in 
favour of the plan, then the Unitary Authority must “make” the Neighbourhood Plan 
a part of its Development Plan as soon as possible. If approved by a referendum 
and then “made” by the local planning authority, the Neighbourhood Plan then 
forms part of the Development Plan.  
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SECTION 4  

4.The Report 

4.1. Appointment of the Independent examiner 

Cornwall Council appointed me as the Independent Examiner for the Newquay 
Neighbourhood Development Plan with the agreement of Newquay Town Council. 

4.2.Qualifying body 

I am satisfied that Newquay Town Council is the Qualifying Body. 

4.3. Neighbourhood Plan Area 

The designated Newquay Neighbourhood Area covers the parish of Newquay. 

The Basic Conditions Statement submitted with the Newquay Neighbourhood 
Development Plan confirms there are no other Neighbourhood Plans covering the 
Area of the Newquay Neighbourhood Development Plan. 

4.4. Plan Period 

It is intended that the Newquay Neighbourhood Development Plan will cover the 
period 2016-2030. 

4.5. Cornwall Council initial assessment of the Plan (Regulation 15).  

Newquay Town Council, the qualifying body for preparing the Newquay 
Neighbourhood Development Plan, submitted it to Cornwall Council for 
consideration. Cornwall Council has made an initial assessment of the submitted 
Newquay Neighbourhood Development Plan and the supporting documents and is 
satisfied that these comply with the specified criteria.  

4.6 Site Visit  

I carried out an unaccompanied site visit on the 26th of September 2018 to 
familiarise myself with the Neighbourhood Plan Area. 

4.7. The Consultation Process 

The Newquay Neighbourhood Development Plan has been submitted for 
examination with a Consultation Report which sets out the consultation process that 
has led to the production of the plan, as set out in the regulations in the 
Neighbourhood Planning (General) Regulations 2012. 

The Statement describes the approach to consultation, the stages undertaken and 
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explains how the Plan has been amended in relation to comments received. It is set 
out according to the requirements in Regulation 15.1.b of the Neighbourhood 
Planning (General) Regulations 2012): 

(a) It contains details of the persons and bodies who were consulted about the 
proposed neighbourhood development plan; 

(b) It explains how they were consulted; (c) It summarises the main issues and 
concerns raised by the persons consulted; and 

(d) It describes how these issues and concerns were considered and, where 
relevant, addressed in the proposed neighbourhood development plan. 

Examination of the documents and representations submitted in connection with this 
matter have led me to conclude that the consultation process was thorough, well 
conducted and recorded. 

A list of statutory bodies consulted is included in the Consultation Statement. 

4.8.Regulation 16 consultation by Cornwall Council and record of responses.  

The Unitary Authority placed the Newquay Neighbourhood Development Plan out for 
consultation under Regulation 16 for the statutory six-week period from the 4th June 
2018. 

A number of representations were received during the consultation period and these 
were supplied by the Unitary Authority as part of the supporting information supplied 
for the examination process. I considered the representations, have taken them into 
account in my examination of the plan and made reference to them where 
appropriate.  

4.9. Compliance with the Basic Conditions 

The Newquay Neighbourhood Development Plan working Group produced a Basic 
Conditions Statement. The purpose of this statement is for the Neighbourhood 
Development Plan Working Group to set out in some detail why they believe the 
Neighbourhood Development Plan as submitted does meet the Basic Conditions. It 
is the Examiner’s Role to take this document into consideration but also make take 
an independent view as to whether or not the assessment as submitted is correct. 

I have to determine whether the Newquay Neighbourhood Development Plan:   

1. Has regard to national policies and advice 
2. Contributes to sustainable development  
3. Is in general conformity with the strategic policies in the appropriate 

Development Plan 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4.  Is not in breach and is otherwise compatible with EU obligations and Human 
Rights requirements. 

Documents brought to my attention by the Unitary Authority for my examination 
include: 

(a) The Newquay Neighbourhood Development Plan:  

This is the main document, which includes the policies developed by the 
community. 

(b) The Consultation Statement:  

This is a statement setting out how the community and other stakeholders 
have been involved in the preparation of the Newquay Neighbourhood 
Development Plan and is supported by an evidence base, which arose from 
the consultation. 

(c) Basic Conditions Statement. 

This is a statement setting out how Newquay Neighbourhood Development 
Plan Working Group considers that the Neighbourhood Development Plan 
meets the Basic Conditions. This statement also includes the screening report 
for the Strategic Environmental Appraisal and Habitat Regulations 
Assessment. 

The titles for the pages in this report are confusing as it refers on each page 
to the “Strategic Environmental Assessment Report” rather than the Basic 
Conditions Statement- this should be corrected. 

(d) Sustainability Appraisal:  

This is an appraisal of how well the working group considers the Newquay 
Neighbourhood Development Plan policies contribute to achieving sustainable 
development objectives.  

Comment on Documents submitted 

I am satisfied having regard to these documents and other relevant documents, 
policies and legislation that the Newquay Neighbourhood Development Plan does, 
subject to the recommended modifications, meet the Basic Conditions. 

4.10.Planning Policy 

4.10.1. National Planning Policy 

National Policy guidance is in the National Planning Policy Framework (NPPF). At 
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the time of the preparation of the Neighbourhood Plan the relevant NPPF was the 
National Planning Policy Framework (NPPF) 2012. During the course of my 
examination the government published the revised NPPF. 

The revised NPPF provides for transitional arrangements as follows: 

“214.The policies in the previous Framework will apply for the purpose of examining 
plans, where those plans are submitted on or before 24 January 2019. Where such 
plans are withdrawn or otherwise do not proceed to become part of the development 
plan, the policies contained in this Framework will apply to any subsequent plan 
produced for the area concerned. 

(69) For neighbourhood plans, ‘submission’ in this context means where a qualifying 
body submits a plan proposal to the local planning authority in accordance with 
Regulation 15 of the Neighbourhood Planning (General) Regulations 2012. 

(22) During the transitional period for emerging plans submitted for examination (set 
out in paragraph 214), consistency should be tested against the previous Framework 
published in March 2012.” 

Therefore, for the purposes of my examination the relevant national policy document 
is the NPPF (2012). 

To meet the Basic Conditions, the Plan must have “regard to national policy and 
advice”. In addition, the NPPF requires that a Neighbourhood Plan "must be in 
general conformity with the strategic policies of the local plan”. Paragraph 16 states 
that neighbourhoods should “develop plans that support the strategic development 
needs set out in Local Plans, including policies for housing and economic 
development; plan positively to support local development, shaping and directing 
development in their area that is outside the strategic elements of the Local Plan”. 

The Newquay Neighbourhood Development Plan does not need to repeat these 
national policies, but to demonstrate it has taken them into account. 

 I have examined the Newquay Neighbourhood Development Plan and consider that, 
subject to modification, the plan does have “regard for National Policy and Advice” 
and therefore the Plan does meet the Basic Conditions in this respect. 

4.10.2. Local Planning Policy- The Development Plan 

Newquay is within the area covered by Cornwall Council. The relevant development 
plan is Cornwall Local Plan 2016 

I have considered the Strategic policies of the Development Plan and the Policies of 
the Newquay Neighbourhood Development Plan and consider that, subject to the 
recommended modifications, the Plan does meet the Basic Condition in this respect 
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and is in general conformity with the Strategic policies of the Cornwall Local Plan 
2016. 

4.11. Other Relevant Policy Considerations 

4.11.1 European Convention on Human Rights (ECMR) and other European 
Union Obligations 

As a ‘local plan’, the Neighbourhood Development Plan is required to take 
cognisance of the EU Strategic Environmental Assessment (SEA) Directive 
2001/42/EC Office.   

A Strategic Environmental Assessment (SEA) screening opinion was sought as 
required from the following organisations during the formal consultation period: 

• Natural England  
• Historic England 
• Environment Agency  
• Cornwall Council  

The Newquay NDP Steering Group requested that Cornwall Council screen the 

Neighbourhood Plan for Strategic Environmental Assessment and Habitats 

Regulations Assessment on 23rd November 2017. Natural England, the 

Environment Agency and Historic England were consulted as part of the screening 
process. The screening opinion concluded that “Based on the scale and 

location of development proposed in the NDP (Nov17v4 draft) Cornwall Council 

is of the opinion that the Newquay NDP is unlikely to have significant effects on 

the environment or on European Sites and that SEA and HRA is therefore not 

required.” 

I am satisfied with this conclusion. 

4.11.2 Sustainable development 

The Basic Conditions Statement sets out how the plan addresses achieving 
sustainable development. I am satisfied having regard to this document and other 
relevant documents, policies and legislation that the Newquay Neighbourhood 
Development Plan does, subject to the recommended modifications, meet the Basic 
Conditions. 
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 I am satisfied that the Newquay Neighbourhood Development Plan subject to the 
recommended modifications addresses the sustainability issues adequately. 

The Neighbourhood Development Plan is required to take cognisance of the 
European Convention of Human Rights and to comply with the Human Rights Act 
1998.  

I am satisfied that the Newquay Neighbourhood Development Plan has done so. 

I am therefore satisfied that the Newquay Neighbourhood Development Plan, subject 
to modification meets the basic conditions on EU obligations.                         

4.11.3 Excluded development 

I am satisfied that the Newquay Neighbourhood Development Plan does not cover 
County matters (mineral extraction and waste development), nationally significant 
infrastructure such as highways and railways or other matters set out in Section 61K 
of the Town and Country Planning Act 1990. 

4.11.4 Development and use of land 

I am satisfied that the Newquay Neighbourhood Development Plan covers 
development and land use matters. 

11.5 The Neighbourhood Plan Vision Strategic Aims and Policies 

COMMENT 

I am satisfied that the Newquay NDP vision, aims and objectives were 
developed from the consultation process and that the policies within the plan 
reflect the vision, aims and objectives. 

4.12.  Newquay Neighbourhood Development Plan Policies 

General comments 

 Planning Guidance on preparing neighbourhood plans and policies is clear, it 
states: 

“A policy in a neighbourhood plan should be clear and unambiguous. It should 
be drafted with sufficient clarity that a decision maker can apply it consistently 
and with confidence when determining planning applications. It should be 
concise, precise and supported by appropriate evidence. It should be distinct 
to reflect and respond to the unique characteristics and planning context of 
the specific neighbourhood area for which it has been prepared. 
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Neighbourhood planning can inspire local people and businesses to consider 
other ways to improve their neighbourhood than through the development and 
use of land. They may identify specific action or policies to deliver these 
improvements. Wider community aspirations than those relating to 
development and use of land can be included in a neighbourhood plan, but 
actions dealing with non-land use matters should be clearly identifiable. For 
example, set out in a companion document or annex.” 

In order to provide clarity and to ensure that the policies in the Newquay 
Neighbourhood Plan meet the Basic Conditions it has been necessary for me 
to make modifications to a number of policies. This includes modifications 
where: 

• Policies have sought to introduce controls outside the scope of the 
planning system or where existing policy already sets out the scope of control.  

• A policy has not been drafted with sufficient clarity that a decision 
maker can apply it consistently and with confidence when determining 
planning applications. 

As I have found it necessary to modify a number of policies it will also be 
necessary to modify the supporting text within the plan to align with the 
modified policies. The details of these modifications are set out within my 
comments on the related policies. My comments on policies are in blue with 
the modified policies in red, with deleted sections in red with strikethrough 
and new text in red underlined. 

G1 Settlement Boundaries 

a. A revised boundary for the town of Newquay is shown on Map G1a, 
proposals for development and redevelopment within this boundary are 
supported where they comply with other policies in this plan. Proposals for 
development outside the settlement boundaries will only be permitted around 
the Newquay Town boundary to meet a clearly evidenced local need for 
affordable homes and treated as exception sites led by 100% affordable 
housing. 

b. New settlement boundaries for the settlements of Tregurrian and 
Whipsiderry are shown on Map G1a. Development on previously developed 
land within these boundaries will be supported where such development 
conforms with other policies in this Plan. Proposals for exception site 
development at Tregurrian and Whipsiderry will not be supported. 

c. Residential development at Watergate Bay will not be supported. 
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d. Proposals for new employment land and uses outside of the settlement 
boundaries will be supported where these are consistent with Policy 5 of the 
Cornwall Local Plan and where they do not conflict with other policies in the 
NNP. 

e. To preserve the separation between Newquay and Quintrell Downs, 
development in the area east of Chapel Farm (as indicated on Map G1a) that 
would intrude upon this green space will not be supported. Exceptions may be 
made for small scale development that is essential to support existing 
businesses in this location. 

COMMENT 

Paragraph c of this policy is overly restrictive, effectively precluding the 
replacement of existing dwellings. For clarity and to meet he Basic Conditions 
paragraph c should be modified as follows: 

c. Other than the redevelopment or replacement of existing dwellings new 
residential development at Watergate Bay will not be supported. 

Policy: G2 Development Principles 

Development must be of a high quality and proposals must show how they 
have complied with the following: 

a. For proposals of 10 or more homes, it must be demonstrated that detailed 
community consultation has been carried out in the surrounding 
neighbourhood on the exact nature of the proposed plans providing details of 
the results of this and how this has shaped the proposals. 

b. Proposals to replace residential caravans with permanent dwellings will not 
be supported unless special circumstances make it appropriate. 

c. Development must be of a similar height to neighbouring properties and 
should maintain any tiered effect up and down hills at existing roof heights. 

d. Glimpses and views of the Sea or the River Gannel are a key characteristic 
from many parts of the town; development proposals which maintain or 
enhance this visual relationship with the coast and deliver high quality design 
will be supported. 

e. High levels of sustainability must be integrated into the development – e.g. 
renewable energy sources, “fabric first” (i.e. relying on build quality), waste 
disposal units, rainwater collection etc. 

f. External lighting should respect the night skies in the parish and limit light 
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pollution. 

g. All new development proposals should provide a plan explaining how waste 
generated before and during the development, including rock, soil and rubble 
will be managed and ethically disposed of. 

h. Non-permeable hard landscaping will not be supported. Where non-
permeable surfaces are the only reasonable option, however, then justification 
should be provided and the proposal should be accompanied by details of 
how any surface water drainage will be managed within the site. 

i. Sustainable Drainage Systems (SuDS) must be considered for all 
development and developers must consult with the Town Council and Local 
Planning Authority on the requirement for SuDS. Where development is 
phased, SuDS must be integrated into the overall design and demonstrate how 
water will travel at each phase of development; its size and location within or 
near to the proposed development; responsibility for its ongoing maintenance. 
If it is agreed with the Town Council and Local Planning Authority that SuDS is 
not required, the developer must qualify what type of drainage system will be 
installed that remains in conformity to the NNP and provide evidence of its 
effectiveness in preventing flood risk including to surrounding areas. 

j. Development will not be supported where there are flooding risks either to it 
or to existing development unless these overcome by suitable on-site 
protective measures. Where necessary, off-site flood prevention measures 
should be provided before a new development starts. This is preferable to 
retrofitting a site. 

COMMENT 

This policy is overly restrictive and seeks to introduce requirements for “all” 
developments regardless of the scale of the proposal. For clarity and to meet 
the Basic Conditions the policy should be modified as follows: 

Policy: G2 Development Principles 

Development must be of a high quality and where appropriate proposals must 
show how they have complied with the following: 

a. For proposals of 10 or more homes, it must be demonstrated that detailed 
community consultation has been carried out in the surrounding 
neighbourhood on the exact nature of the proposed plans providing details of 
the results of this and how this has shaped the proposals is encouraged. 

b. Proposals to replace residential caravans with permanent dwellings will not 
be supported unless special circumstances make it appropriate. 
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c. Development must be of a similar should respect the height to of 
neighbouring properties and should seek to maintain any tiered effect up and 
down hills at existing roof heights. 

d. Glimpses and views of the Sea or the River Gannel are a key characteristic 
from many parts of the town; development proposals which maintain or 
enhance this visual relationship with the coast and deliver high quality design 
will be supported. 

e. Where possible Hhigh levels of sustainability must should be integrated into 
the development – e.g. renewable energy sources, “fabric first” (i.e. relying on 
build quality), waste disposal units, rainwater collection etc. 

f. External lighting should respect the night skies in the parish and limit light 
pollution. 

g. All new development proposals should  Applicants are encouraged provide 
a plan explaining how waste generated before and during the development, 
including rock, soil and rubble will be managed and ethically disposed of. 

h. Non-permeable hard landscaping will not generally be supported. Where 
non-permeable surfaces are the only reasonable option, however, then 
justification should be provided, and the proposal should be accompanied by 
details of how any surface water drainage will be managed within the site. 

i. Sustainable Drainage Systems (SuDS) must be considered for all 
development and developers must consult with the Town Council and Local 
Planning Authority on the requirement for SuDS. Where development is 
phased, SuDS must be integrated into the overall design and demonstrate how 
water will travel at each phase of development; its size and location within or 
near to the proposed development; responsibility for its ongoing maintenance. 
If it is agreed with the Town Council and Local Planning Authority that SuDS is 
not required, the developer must qualify what type of drainage system will be 
installed that remains in conformity to the NNP and provide evidence of its 
effectiveness in preventing flood risk including to surrounding areas. 

j. Development will not be supported where there are flooding risks either to it 
or to existing development unless these overcome by suitable on-site 
protective measures. Where necessary, off-site flood prevention measures 
should be provided before a new development starts. This is preferable to 
retrofitting a site. 

Policy: G3 Building for the Maritime Climate 

Developers should demonstrate how the design of their development has 
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taken into account the impact of the maritime climate on long-term building 
finishes, in particular showing how; 

a. Fixtures and fittings have been chosen for their resilience to rusting and 
discolouration. This includes the screws and other fixings used to affix 
external fittings which should be made of stainless steel or an equally 
rust-proof material. 
b. Finishes, including rendered finishes, are of an appropriate quality to 
withstand the maritime climate. 
c. That appropriate overhangs and guttering solutions have been 
included to minimise the volume of water running over building surface 
finishes. 
d. That fixtures and fittings, including those selected for boundary 
gates, have been chosen to have the strength to stand up to coastal 
winds. 

COMMENT 

This policy seeks to introduce a requirement for all development regardless of 
the scale or size of the development. For clarity and in order to meet the Basic 
Conditions the policy should be modified as follows: 

Policy: G3 Building for the Maritime Climate 

Developers should demonstrate how the design of their development has 
taken into account the impact of the maritime climate on long-term building 
finishes, in particular wherever possible: showing how; 

a. fixtures and fittings have been should be chosen for their resilience to 
rusting and discolouration. This includes the screws and other fixings 
used to affix external fittings, which should be made of stainless steel or 
an equally rust-proof material. 

b. finishes, including rendered finishes, are of   should be of an appropriate 
quality to withstand the maritime climate. 

c. That appropriate overhangs and guttering solutions have been should be 
included to minimise the volume of water running over building surface 
finishes. 

d. That fixtures and fittings, including those selected for boundary gates, have 
been should be chosen to have the strength to stand up to coastal winds. 

Design Principles–‘D’ Policies 

Policy: D1 Key Principles – Guidance and Design Statement 
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a. All new development should be designed with the following key principles: 

1. To provide good enclosure to the public realm with buildings of comparative 
scale that create an active frontage. 

2. To develop or reinforce a strong identity or sense of place, taking into 
account existing elements of the townscape or landscape that give the place 
local character with reference to Appendix 5: the Newquay Character Study. 

3. To create a place that has a high level of community safety and security. 

4. To create a place that is inclusive and accessible to all. 

5. To ensure proposals will be well connected in sustainable ways and 
integrated into its neighbourhood. This includes the use of green 
infrastructure and sustainable connectivity via walking and cycle routes. 

6. To ensure residential accommodation is within short walking distance of 
local facilities including community facilities, public transport, greenspace, 
shops and places to work. 

7. To ensure development proposals use materials that are sustainable and 
positively enhance local character. 

b. For residential development of more than 10 dwellings, applicants will be 
required to demonstrate how these principles have been achieved with 
reference to further design guidance including the ‘Cornwall Design Guide’, 
the ‘Newquay Character Study’, ’Building for Life’ and “The Duchy of 
Cornwall’s Pattern Book for Newquay”. 

c. Development in Nansledan (part of the Growth Area) will be expected to 
follow the principles of the Masterplan, Building codes and Design and 
Community Codes. 

d. Any development over three stories must seek input from the Cornwall 
Design Review Panel and demonstrate how guidance has been considered and 
design principles met within a comprehensive Design & Access Statement. 

COMMENT 

This policy seeks to introduce a requirement for all development regardless of 
the scale or size of the development. For clarity and in order to meet the Basic 
Conditions the policy should be modified as follows: 

Design Principles–‘D’ Policies 

Policy: D1 Key Principles – Guidance and Design Statement 
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a. All New development, where appropriate and achievable due to scale, size 
or location should be designed with the following key principles: 

1. To Provide good enclosure to the public realm with buildings of comparative 
scale that to create an active frontage. 

2. To Develop or reinforce a strong identity or sense of place, taking into 
account existing elements of the townscape or landscape that give the place 
local character with reference to Appendix 5: the Newquay Character Study. 

3. To Create a place that has a high level of community safety and security. 

4. To Create a place that is inclusive and accessible to all. 

5. To Ensure proposals will be well connected in sustainable ways and 
integrated into its neighbourhood. This includes the use of green 
infrastructure and sustainable connectivity via walking and cycle routes. 

6. To Ensure residential accommodation is within short walking distance of 
local facilities including community facilities, public transport, greenspace, 
shops and places to work. 

7. To Ensure development proposals use materials that are sustainable and 
positively enhance local character. 

b. For Where residential development of more than 10 dwellings is proposed, 
applicants will be required are encouraged to demonstrate how these 
principles have been achieved with reference to further design guidance 
including the ‘Cornwall Design Guide’, the ‘Newquay Character Study’, 
’Building for Life’ and “The Duchy of Cornwall’s Pattern Book for Newquay”. 

c. Development in Nansledan (part of the Growth Area) will be expected to 
follow the principles of the Masterplan, Building codes and Design and 
Community Codes. 

d. Any Where development over three stories is proposed applicants are 
encouraged must to seek input from the Cornwall Design Review Panel and 
demonstrate how guidance has been considered and design principles met 
within a comprehensive Design & Access Statement. 

Policy: D2 Scale and location of development 

a. All development proposals that are considered to have a detrimental impact 
on views of the local townscape, skyline or landscape, due to their height, 
scale or location will not be supported. Such proposals should take account of 
the objectives for character areas set out in the “Newquay Character Study” 
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and be accompanied by accurate visualisations from surrounding key vantage 
points including at a longer distance from the immediate area, such as a 
formal landscape and visual impact assessment. 

b. Non-householder applications over two storeys must submit a Landscape 
and Visual Impact Assessment in compliance with the most up to date 
guidelines set out by the Landscape Institute. 

COMMENT 

This policy seeks to introduce a requirement for all development regardless of 
the scale or size of the development. For clarity and in order to meet the Basic 
Conditions the policy should be modified as follows: 

a. All Development proposals that are considered to have an detrimental 
impact on views of the local townscape, skyline or landscape, due to their 
height, scale or location will not  be supported. Such proposals should take 
account of the objectives for character areas set out in the “Newquay 
Character Study” and be accompanied by accurate visualisations from 
surrounding key vantage points including at a longer distance from the 
immediate area. Where appropriate such as a formal landscape and visual 
impact assessment should be submitted. 

b. Non-householder applications over two storeys must submit a Landscape 
and Visual Impact Assessment in compliance with the most up to date 
guidelines set out by the Landscape Institute. 

Policy: D3 - Shopfront Design 

Proposals for new shopfronts or signs that comply with the principles set out 
in The Cornwall Shopfront Design Guide and respect the issues and 
opportunities set out in The Newquay Shopfront Appendix will be supported. 
Proposals that remove or hide elements of historic fabric will not be 
supported. High quality contemporary design or well detailed traditional 
design will be supported where it does not lead to the removal of historic 
fabric and complements the character of the building within which it is set. 

COMMENT 

I have no comment on this policy. 

Policy: D4 - Public Realm Design 

Proposals for improvements to the public realm (including roads, streets, 
green spaces, or existing hard landscaped areas) will be supported where they 
are accessible, inclusive, contribute to the sense of place, reflect the local 



 
Newquay Neighbourhood Development Plan 
 

21 

character, are easily legible and minimise clutter. Any street furniture should 
be chosen to minimise anti-social behaviour and enhance the overall 
appearance and use of the town. 

COMMENT 

I have no comment on this policy. 

Heritage Conservation– ‘HC’ Policy 

Policy: HC1 - Protection of the Built Heritage 

a. Historic Character: Development within the settlement should be consistent 
with the historic character of Newquay town and in the wider parish - and aim 
to conserve key characteristics within developments such as for example, 
historic field pattern as described in the Newquay Local Landscape Character 
Assessment, the Cornwall and Scilly Urban Survey for Newquay, the Cornwall 
1994 Historic Landscape Character Assessment, The Duchy of Cornwall’s 
Pattern Book for Newquay and the Newquay Character Study. 

b. All residential, employment, leisure or tourism related development should 
detail the contribution that the development site makes to historic character 
and show how the development has responded positively to this. 

c. Townscape Heritage: Particular attention will be made to the conservation 
and enhancement of the historic character of the townscapes of Newquay, 
Porth, St Columb Minor and Tregurrian by ensuring the conservation and 
enhancement of historic fabric and architectural details. 

Ensure the conservation of important townscape heritage features as 
described in the Cornwall and Scilly Urban Survey for Newquay and the 
Newquay Character Study. 

d. Designated and Non-designated heritage assets 

1. Ensure that all heritage assets within new development sites are adequately 
identified and assessed by developers as part of their application including 
non-designated sites recorded in the Cornwall Historic Environment Record. 
The significance of any historic asset should be assessed in terms of its value 
to local people, its contribution to local distinctiveness and the history of 
Newquay and the readability of that history. Planning proposals will state how 
they will avoid, minimise and mitigate impact upon heritage assets and their 
wider setting, proportional to their significance. 

2. Where it is not possible to retain a non-designated heritage asset as part of 
a development it should be recorded with Cornwall Council’s Historic 
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Environment Record and lodged with the Newquay Old Cornwall Society. 

e. Ensure that Listed Buildings and Scheduled Ancient Monuments and their 
setting are protected. Guard against abandonment and lack of management of 
listed buildings becoming a reason for their demolition. Developers must make 
appropriate repair and conservation works to any listed building or structure 
which forms part of a planning proposal. 

f. Developers should take every opportunity to enhance the enjoyment and 
access of heritage assets for residents and visitors, providing appropriate 
interpretation to further understanding of Newquay’s rich history. 

COMMENT 

Paragraph f is not policy and should be deleted from the policy and moved to a 
separate section of the plan. Policy protection for heritage assets including 
archaeology is set out in national policy; the neighbourhood plan does not 
need to repeat this policy and cannot introduce different policy requirements. 
For clarity and to meet the Basic Conditions the policy should be modified as 
follows: 

Policy: HC1 - Protection of the Built Heritage 

a. Historic Character: Development within the settlement should respect be 
consistent with the historic character of Newquay town and in the wider parish 
- and aim to conserve key characteristics within developments such as for 
example, historic field pattern as described in the Newquay Local Landscape 
Character Assessment, the Cornwall and Scilly Urban Survey for Newquay, the 
Cornwall 1994 Historic Landscape Character Assessment, The Duchy of 
Cornwall’s Pattern Book for Newquay and the Newquay Character Study. 

b. All residential, employment, leisure or tourism related development should 
where appropriate detail the contribution that the development site makes to 
historic character and show how the development has responded positively to 
this. 

c. Townscape Heritage: Particular attention will be made to the conservation 
and enhancement of the Proposals which have an impact on the historic 
character of the townscapes of Newquay, Porth, St Columb Minor and 
Tregurrian should pay attention to by ensuring the conservation and 
enhancement of historic fabric and architectural details, including Ensure the 
conservation of important townscape heritage features as those described in 
the Cornwall and Scilly Urban Survey for Newquay and the Newquay Character 
Study. 
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d. Designated and Non-designated heritage assets 

1. Ensure that all heritage assets within new development sites are adequately 
identified and assessed by developers as part of their application including 
non-designated sites recorded in the Cornwall Historic Environment Record in 
accordance with the requirements set out within the NPPF. The significance of 
any historic asset should be assessed in terms of its value to local people, its 
contribution to local distinctiveness and the history of Newquay and the 
readability of that history. Planning proposals will state how they will avoid, 
minimise and mitigate impact upon heritage assets and their wider setting, 
proportional to their significance. 

2. Where it is not possible to retain a non-designated heritage asset as part of 
a development it should be recorded with Cornwall Council’s Historic 
Environment Record and lodged with the Newquay Old Cornwall Society. 

e. Ensure that Listed Buildings and Scheduled Ancient Monuments and their 
setting are protected. Guard against abandonment and lack of management of 
listed buildings becoming a reason for their demolition. Developers must make 
appropriate repair and conservation works to any listed building or structure 
which forms part of a planning proposal. 

f. Developers should take every opportunity to enhance the enjoyment and 
access of heritage assets for residents and visitors, providing appropriate 
interpretation to further understanding of Newquay’s rich history. 

Economy – E policies 

Policy: E1 – Safeguarding existing employment sites 

a. This plan supports the continued commercial usage of retail, business or 
office units in preference to converting such properties to residential housing. 
Conversion to residential use will be supported where it can be demonstrated 
that the existing commercial use, or another commercial use is no longer 
viable. 

b. The following sites as indicated on Map E1 are protected for commercial or 
employment use; proposals for commercial development will be supported 
where there are no adverse impacts on nearby homes or businesses; 
proposals for residential development alone will not be supported but for 
some sites mixed use (i.e. small businesses, retail and residential) would be 
considered. 

• Land adjacent to Treloggan Industrial Estate (formerly Ealing Science Centre) 

• Treloggan industrial Estate 
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• Prow Park 

• The Old Wood Yard (Jewsons) site – mixed use may be acceptable at this 
site; (where 

commercial usage is restricted to B1 uses). 

• Area around Tall Trees (Quarry Park Road) 

• Lanherne (railway station site) is preserved for mixed use 

• Wesley Yard preserved for light industrial with some mixed use (as described 
in Section 4b of the Newquay Character Study) 

• Hope Yard preserved for light industrial 

• Tor Road – preserved for light industrial 

• School Close Craft Centre 

• Chester Road Shopping Area including the indoor market 

There are further employment opportunities within the Nansledan and 
Tregunnel Hill estates, but these are integrated within residential areas as 
mixed-use developments and it would not be suitable to safeguard particular 
areas. 

COMMENT 

For clarity and to meet the Basic Conditions paragraphs a. and b. of this policy 
should be modified as follows: 

Policy: E1 – Safeguarding existing employment sites 

a.Where planning permission is required  this plan supports the continued 
commercial usage of retail, business or office units in preference to converting 
such properties to residential housing. Conversion to residential use will be 
supported where it can be demonstrated that the existing commercial use, or 
another commercial use cannot be found or it can be demonstrated that the 
existing use is no longer viable. 

b. The following sites as indicated on Map E1 are protected for commercial or 
employment use; proposals for commercial development will be supported 
where there are no adverse impacts on nearby homes or businesses; 
proposals for residential development alone will not be supported but for 
some sites mixed use (i.e. small businesses, retail and residential) would be 
considered. 
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Policy: E2 – New employment and Training space 

a. Proposals for new employment sites within the Newquay town 
boundary, including live- work units will be supported where they do not 
adversely impact on the landscape or on existing residential amenity. 
b. Proposals to develop or improve educational or training facilities to 
deliver skills in high value growth industries within the parish will be 
supported where they do not adversely impact on the landscape or on 
existing residential amenity. 
c. All new non-residential development should provide adequate off-
street parking in accordance with Cornwall Council’s travel plan 
guidance. Consideration should be given to supporting non-motorised 
access by staff including connectivity to cycle ways, provision of secure 
cycle bays and shower facilities for employees. 
d. All non-residential development approved and built within the lifetime 
of the Plan should be retained and will be subject to policy E1 above. 

COMMENT 

Paragraph d. does not have regard for the NPPF and should be modified as 
follows: 

 d. All non-residential development approved and built within the lifetime of the 
Plan will be subject to policy E1 above and should be retained unless another 
commercial cannot be found or it can be demonstrated that the existing 
commercial use is no longer viable. 

Policy: E3 Support the Visitor Economy 

a. Proposals to: 

1. Maintain and enhance the stock of Tourist facilities and accommodation, 
both serviced hotel spaces and in Holiday Parks and Campsites; 

2. Develop new and expanded tourism facilities and accommodation across 
the Town and the Parish; 

3. Develop sustainable tourism opportunities (for example: heritage trails, 
cycle trails and coastal activities) which capitalise on the assets and 
landscapes of the Town and Parish where there is no significant detrimental 
impact on the natural or landscape asset or the overall character of the natural 
environment and its wildlife; 

4. Seek to provide additional facilities including wet weather facilities and 
attractions with the aim of enhancing the Visitor Offer and extending the 
visitor season; 
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will be supported where these are consistent with Policy 5 of the Cornwall 
Local Plan and where they do not conflict with other policies in the NNP. 

b. Proposals will be expected to demonstrate a commitment to the sustainable 
development of the visitor economy, by making positive contributions to 
measures such as energy efficiency, waste minimisation, sustainable 
transport and ensuring developments reach their full potential by enabling the 
local community to enjoy the benefits. 

COMMENT 

For clarity the policy should be modified as follows: 

Policy: E3 To Support the Visitor Economy proposals will be supported which: 

a. Proposals to: 

1. Maintain and enhance the stock of Tourist facilities and accommodation, 
both serviced hotel spaces and in Holiday Parks and Campsites; 

2. Develop new and expanded tourism facilities and accommodation across 
the Town and the Parish; 

3. Develop sustainable tourism opportunities (for example: heritage trails, 
cycle trails and coastal activities) which capitalise on the assets and 
landscapes of the Town and Parish where there is no significant detrimental 
impact on the natural or landscape asset or the overall character of the natural 
environment and its wildlife; 

4. Seek to provide additional facilities including wet weather facilities and 
attractions with the aim of enhancing the Visitor Offer and extending the 
visitor season; 

will be supported where these are consistent with Policy 5 of the Cornwall 
Local Plan and where they do not conflict with other policies in the NNP. 

b. Proposals will be expected to demonstrate a commitment to the sustainable 
development of the visitor economy, by making positive contributions to 
measures such as energy efficiency, waste minimisation, sustainable 
transport and ensuring developments reach their full potential by enabling the 
local community to enjoy the benefits. 

Policy: E4 - Aerohub and Cornwall Airport Newquay 

Proposals which support the development of sustainable transport links 
between the town and Aerohub and Cornwall Airport Newquay will be 
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supported where they do not conflict with other policies in this plan. 

COMMENT 

I have no comment on this policy 

Policy: E5.1 – Commercial Development and Parking 

a. Proposals to build new or replace existing commercial property will be 
supported where the replacement design is of a high quality and there is no 
increased visual impact on the Cornish landscape. The loss of valued 
traditional buildings will only be supported where the new building offers 
greater opportunities for employment, improved facilities for the public and a 
high-quality design. 

b. Any new commercial buildings or extensions to existing commercial 
buildings will be supported where they respond to the Newquay Character 
Study and do not have a detrimental impact on the amenity of neighbouring 
properties or on the character of the local area. 

c. All new commercial buildings must provide appropriate levels of car parking 
in line with CC guidance. 

d. In particular, hotels should provide parking spaces for at least 75% of their 
bedrooms; in highly sustainable locations in very close proximity to local 
transport hubs, where it can be demonstrated that there is a greater likelihood 
that guests will use alternative transport methods to the private car, a lower 
proportion of parking spaces may be acceptable. Plans which propose less 
than 50% of car parking spaces (by number of bedrooms) will not be 
supported. 

COMMENT 

I have no comment on this policy. 

Policy: E6 – Support for Innovative Projects 

Non-residential development proposals that seek to enhance the business and 
recreational facilities and other amenities available in Newquay for residents 
and visitors and which comply with other policies in this plan will be 
supported. 

COMMENT 

I have no comment on this policy. 
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Housing – ‘H’ Policies 

Policy: H1 – Replacement dwellings and extensions 

Proposals to replace existing residential dwellings will be supported 

• where the replacement design is of a high quality and enhances the character 
of the area 

• where there is no adverse visual impact on the Cornish landscape or 
townscape 

• where the redevelopment does not result in the loss of a valued traditional 
building unless it is not viable to retain that building through renovation or 
improvement; as documented in The Duchy of Cornwall’s Pattern Book for 
Newquay and the Newquay Character Study. 

Extensions to existing homes will be supported where they reflect the 
principles of the relevant part of the Newquay Character Study and do not 
have a detrimental impact on the amenity of neighbouring properties or on the 
character of the local area. 

COMMENT 

I have no comment on this policy. 

Policy: H2 - Development in Sensitive Landscape Areas 

a. Proposals for developments in areas of particular landscape sensitivity 
which may include a residential garden, or the grounds of a commercial 
enterprise will be supported where there is no negative impact on the 
character and appearance of the surrounding area. 

b. Proposals where the inappropriate development of the site would adversely 
affect the amenity of future occupiers of the site or those currently occupying 
adjoining or nearby properties, or where the garden or grounds makes an 
important contribution to the Local Landscape will not be supported. 

c. This policy applies throughout the parish, but the following areas are 
recognised as having received applications for unsympathetic developments 
in garden areas and any proposals here should be scrutinised to ensure that 
the character of the area is not further eroded. 

• The Coastal strip South of Island Crescent (Character Cells 6 and 7) 

• Trenance Valley (Character Cell 11) 
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• Residential areas adjacent to the River Gannel (Character Cells 12 and 15) 

• Pentire (Character Cells 13,14 and 15) 

• Porth Veor Estate (Character Cell 23) 

• Porth (Character Cell 24) 

d. Any such development must offer appropriate access and incorporate 
adequate off- street parking and amenity space in accordance with CCs 
guidelines. 

COMMENT 

I have no comment on this policy. 

Policy: H3 HMOs 

a. Proposals to change the use of any HMO to C3, residential dwelling houses, 
will be supported 

b. Proposals for any new HMO; which includes any change of use or new-build 
proposal, will be supported where: 

1. It can be demonstrated that off-street parking is provided for 50% of the 
proposed number of bedrooms. 

2. That sufficient waste storage and amenity space is provided. 

3. Management plan to demonstrate how the property will continue to be 
managed and maintained is submitted with the application. 

4. The proposal would not harm the visual character and appearance of the 
building, neighbourhood or street scene. 

5.The scale and intensity of the proposed use would not have an unacceptable 
impact on neighbouring residential amenities through increased levels of 
activity, noise and disturbance. 

6. In the interest of maintaining a sustainable, inclusive and mixed-use 
community, the proportion of buildings used in full or part as an HMO within 
100 metres of street length either side of the application site does not exceed 
5%*. 

7. That Fire Sprinklers are provided within the accommodation that meet the 
requirements of the Cornwall Fire Service. 
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*For the purposes of this policy, street length is defined as: the frontage either 
side of the proposed development, including frontage that wraps around 
corners or that is broken by a road or footpath, and the frontage either side of 
the point directly opposite the proposed development, including frontage that 
wraps around corners or that is broken by a road or footpath, and all buildings 
opposite the frontages described above. 

COMMENT 

This policy includes elements which cannot be required as part of panning 
policy. For clarity and to meet the Basic Conditions the policy should be 
modified as follows: 

Policy: H3 HMOs 

a. Proposals to change the use of any HMO to C3, residential dwelling houses, 
will be supported 

b. Proposals for any new HMO; which includes any change of use or new-build 
proposal, will be supported where: 

1. It can be demonstrated that where appropriate off-street parking is provided 
for 50% of the proposed number of bedrooms. 

2. That sufficient waste storage and amenity space is provided. 

3. Management plan to demonstrate how the property will continue to be 
managed and maintained is submitted with the application. 

4. The proposal would not harm the visual character and appearance of the 
building, neighbourhood or street scene. 

5.The scale and intensity of the proposed use would not have an unacceptable 
impact on neighbouring residential amenities through increased levels of 
activity, noise and disturbance. 

6. In the interest of maintaining a sustainable, inclusive and mixed-use 
community, the proportion of buildings used in full or part as an HMO within 
100 metres of street length either side of the application site does not exceed 
5%*. 

7. proposals include details of fire safety measures including fire sprinklers 
are provided within the accommodation that meet the requirements of the 
Cornwall Fire Service. 

Applicants are encouraged to submit a management plan to demonstrate how 
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the property will continue to be managed and maintained is submitted with the 
application. 

*For the purposes of this policy, street length is defined as: the frontage either 
side of the proposed development, including frontage that wraps around 
corners or that is broken by a road or footpath, and the frontage either side of 
the point directly opposite the proposed development, including frontage that 
wraps around corners or that is broken by a road or footpath, and all buildings 
opposite the frontages described above. 

Policy: H4 Parking for residential development 

a. Proposals for residential development will be supported where they provide, 
as a minimum, the recommended parking provision as identified in Cornwall 
Councils Travel Guidance for developers; 1 space for each residential property 
with one bedroom or less; 2 spaces for properties with 2 or more bedrooms. 

b. All residential parking must be designed to be safe and importantly feel safe 
for users, issues of natural surveillance and appropriate lighting must be fully 
considered. 

COMMENT 

For clarity and to me the Basic Conditions paragraph a of the policy should be 
modified as follows: 

Policy: H4 Parking for residential development 

a. Proposals for residential development will be supported where they 
provide, as a minimum, the recommended parking provision as identified in 
Cornwall Councils Travel Guidance for developers; 1 space for each 
residential property with one bedroom or less; 2 spaces for properties with 
2 or more bedrooms, subject to viability. 

Policy: H5 Fire Sprinklers in new development. 

The inclusion of fire sprinklers as advised by the Cornwall Fire Service are 
required in all development that is providing affordable housing or those 
specifically for elderly or disabled residents. 

COMMENT 

The requirement for fire control measures is covered by Building Regulations 
not Planning, specifically Building Regulations document B3 (3) .Currently 
there is no mandatory requirement to fit sprinklers in new buildings in 
England, unlike in Wales. This is therefore not a land use policy and should be 
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deleted. It could be included within the context/ justification section as an 
advisory note. 

Communities and Infrastructure - ‘CI’ policies 

Policy: CI1 – Foot and Cycle Paths 

a. Proposals to provide new, or to retain or enhance existing, foot and cycle 
paths (see Map CIb) will be supported. 

b. New development proposals should incorporate foot and cycle access to 
nearby facilities and to connect with other parts of town. Major developments 
must have more than one point of pedestrian or cycle access and must 
demonstrate connectivity has been implemented in the masterplan, ‘design 
and access statement’ or equivalent. 

c. All new foot and cycle paths should be designed to be safe and feel safe 
both for users and adjacent properties. Surveillance and lighting are again 
design issues which must be fully considered, and advice taken from Devon 
and Cornwall Police. 

COMMENT 

I have no comment on this policy. 

Policy: CI2 – Allotments 

a. Development on existing allotment sites (as identified on Map CIb) will not 
be supported unless replacement facilities of the same or greater standard are 
provided at a suitable accessible location. 

b. The Neighbourhood Plan will support proposals for new allotments either 
within, adjoining or in close proximity to the built-up area boundary of 
Newquay, provided the land can be accessed and can accommodate 
necessary off-street car parking. 

c. New developments of more than 50 homes must make an offsite 
contribution of the equivalent of 175 square metres allotment space per 50 
houses to an appropriate existing allotment site as part of their proposals. Any 
amount totaling more than 2,500 square metres could create a new allotment 
site either on site or nearby. 

COMMENT 

The National Planning Policy Framework requires that that the obligations 
placed on developers should not be so onerous as to make the development 
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unviable. The requirements in paragraph c. of this policy would need to be 
viable and achievable to be acceptable in the context of the NPPF. For clarity 
and in order to meet the Basic Conditions paragraph c. of the policy should be 
modified as follows: 

c. New developments of more than 50 homes should, where viable and 
achievable make provision for allotments on the basis of 175 square metres 
allotment space per 50 houses either as an onsite or offsite provision must 
make an offsite contribution of the equivalent of 175 square metres allotment 
space per 50 houses to an appropriate existing allotment site as part of their 
proposals. Any amount totalling more than 2,500 square metres could create a 
new allotment site either on site or nearby. 

Policy: CI3 – Open Spaces, Leisure Facilities, Amenity Space & Green 
Infrastructure 

Map CIa identifies leisure sites and open spaces which are of value to the 
community. Development which would remove or reduce the recreational 
value of these sites will not be permitted unless alternative facilities of the 
same or greater recreational value are first provided at an acceptable 
alternative location. 

Proposals for development that is ancillary to the existing recreational use and 
that would enhance the community facilities and amenities will be supported. 

COMMENT 

I have no comment on this policy 

Policy: CI4 - Public Car Parks 

a. Development on these publicly owned town centre car parks 

• St George’s Road 

• The Manor 

• Mount Wise 

will not be permitted unless the same volume of public car parking is provided 
on the existing site or within the town centre (as defined in Map D3) as part of 
the proposal, on terms that are the same or better as the existing car park. 

b. Development on the following car parks which are valued for their 
contribution to open space will not be supported. 

• Pentire Headland 
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• Atlantic Road 

• Towan Headland 

• Dane Road 

• Fore Street 

• Trenance 

• Watergate Bay 

c. Development on other urban car parks will be supported where it can be 
demonstrated that there is no significant demand for parking on that site or 
where alternative parking can be provided on an acceptable alternative site in 
advance of the removal of any parking from town centre locations or where it 
is not deleterious to parking in the Town. 

COMMENT 

I have no comment on this policy. 

Landscape and Environment – ‘LE’ Policies 

Policy: LE1 - Landscape Character Areas 

a. Development will be supported where there is no significant adverse impact 
on the character of landscape areas. Where a significant adverse impact is 
identified, development will not be supported unless there are exceptional 
public benefits. 

b. Developments must demonstrate how they have taken into account, respect 
and do not negatively impact the character of the landscape. 

COMMENT 

For clarity and to meet the Basic Conditions the policy should be modified as 
follows: 

Policy: LE1 - Landscape Character Areas 

a. Development will be supported where there is no significant adverse impact 
on the character of landscape areas. An assessment of impact appropriate to 
the scale and size of any proposal should form part of any application, 
demonstrating how they have taken into account, respect and do not 
negatively impact the character of the landscape. 
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 Where a significant adverse impact is identified, development will not be 
supported unless there are exceptional public benefits. 

b. Developments must demonstrate how they have taken into account, respect 
and do not negatively impact the character of the landscape. 

Policy: LE2 – Valued Landscapes 

The following areas listed below and identified on Map LE2-3 are identified as 
locally valued landscapes. Development that would reduce the visual and/or 
recreational amenity of any of these important areas will not be supported 

• Gannel Estuary 

• Pentire Headland and Fistral Bay 

• Towan Headland and the Beacon 

• Coastal Strip from Barrowfields to Porth Beach 

• The Porth Valley 

• Trevelgue Point/Porth Island 

• Coastal strip From Trevelgue to Parish boundary at Watergate Beach 

COMMENT 

I have no comment on this policy. 

Policy: LE3 – Local Green Spaces 

Development proposals on the public open spaces identified on map LE2-3 are 
not supported unless the proposal enhances the existing use. 

The green spaces identified on map LE2-3 and listed below are designated as 
Local Green Spaces. Built development on land which has been identified as 
Local Green Space will only be supported where it is small scale and is 
incidental to the use of the land as green space. The following sites are 
designated as Local Green Spaces (in post code order): 

• Eothen 

• Beachfield Gardens 

• Penhallow Memorial Garden 

• Killacourt 
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• The Beacon (War Memorial) 

• Newquay Golf Course 

• East Pentire Town Green 

• Pentire Pitch & Putt 

• Trevean Green 

• Esplanade Green 

• Lawton Close Green 

• Atlantic Road Green 

• Mount Wise Gardens 

• Mayfield Park 

• Treloggan Doorstep Green 

• Trenance Gardens 

• Trenance Park/Heron Centre 

• The Barrowfields 

• Godolphin Green Sward (football ground) 

• St Columb Minor Recreation and Football Field 

• Alexandra Gardens 

• The Porth Wetlands 

• Priory Woods 

• The Frozen at Tregurrian 

COMMENT 

Local Green Space designation is a “restrictive and significant policy 
designation” equivalent to Green Belt designation. It is essential that, when 
allocating Local Green Space, plan-makers can clearly demonstrate that the 
requirements for its allocation are met in full. Paragraph 77 of the NPPF: 
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“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. 

In addition, the Local Green Space should be capable of enduring beyond the 
plan period and not be subject to a local plan allocation. Local Green Space 
designation will rarely be appropriate where the land has planning permission 
for development. Exceptions could be where the development would be 
compatible with the reasons for designation or where planning permission is 
no longer capable of being implemented. 

Given that the Framework is not ambiguous in stating that a Local Green 
Space designation is not appropriate for most green areas or open space, it is 
entirely reasonable to expect compelling evidence to demonstrate that any 
such allocation meets national policy requirements. 

The first paragraph of this policy refers to public open spaces, it is confusing 
within the Local Green Spaces policy and should be deleted.  

For clarity the proposed Local Green Spaces should be numbered and clearly 

identified on a proposals map. During the course of my examination the 

Qualifying Body have provided additional information numbering the proposed 

Local Green Spaces, identifying them on a map and confirming the size and 

ownership. This should form part of the plan. In addition, I have been provided 
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with confirmation that all of the owners of the land in question have been 

formally notified of the proposed designation and do not raise any objections. 

Having considered the proposed Local Green Space designations carefully I 
conclude that all but Newquay Golf course meet the NPPF tests. Whilst the 
golf course is in reasonably close proximity to the community I consider, at 
approximately 34.9 hectares it constitutes an extensive tract of land. In 
addition I have not been provided with evidence that convinces me that “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;” I accept that it is important for its landscape value and has been 
included in the plan as a valued landscape. The site may have been better 
identified in the plan as an important open space rather than Local Green 
Space but I have to consider the policies before me. My conclusion is that 
Newquay Golf course should be deleted from the Local Green Space policy. In 
addition for clarity the introduction to the policy should be modified as 
follows: 

Policy: LE3 – Local Green Spaces 

Development proposals on the public open spaces The following areas, 
identified on map LE2-3 are designated as Local Green Spaces. are not 
supported unless the proposal enhances the existing use. Development will 
only be permitted in very special circumstances. 

The green spaces identified on map LE2-3 and listed below are designated as 
Local Green Spaces. Built development on land which has been identified as 
Local Green Space will only be supported where it is small scale and is 
incidental to the use of the land as green space. The following sites are 
designated as Local Green Spaces (in post code order): 

Policy: LE4 – Protection of Views and Vistas 

Development proposals must ensure that key views of distinct buildings, 
heritage assets, areas of landscape, coast and open countryside can continue 
to be enjoyed. Proposals that may affect these areas or assets should submit a 
visual impact assessment showing how their development will impact on 
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relevant views. Proposals will be supported where there is no adverse impact 
on these views which include but are not limited to: 

• Views across the beaches from coast path, beach access and town 

• Views from and across the undeveloped headlands 

• Views of the coast and the River Gannel from elevated areas of Newquay 

• Views across the Boating Lake from Trenance Woodlands 

• Views of the coast from the Barrowfields 

• Views across Porth beach and to/from Trevelgue Head and Porth Island 

• Views up the coast from beaches, roads and coast path towards Watergate 
Bay and Tregurrian 

• Views from the South West Coast Path back inland and out to sea 

• Views along the Gannel Estuary and across to Crantock 

• Views from Pentire Head and Esplanade Green 

COMMENT 

It will not be appropriate to require a Visual Impact Assessment for all 
development. In order to meet the Basic Conditions, the first paragraph of the 
policy should be modified as follows: 

Policy: LE4 – Protection of Views and Vistas 

Development proposals must should ensure that key views of distinct 
buildings, heritage assets, areas of landscape, coast and open countryside 
can continue to be enjoyed. Proposals that may affect these areas or assets 
should submit a visual impact assessment appropriate to the size and scale of 
the proposal showing how their development will impact on relevant views. 
Proposals will be supported where there is no adverse impact on these views 
which include but are not limited to: 

Coastal Change – ‘CC’ Policies 

Policy: CC 1 - Designation of Coastal Change Management Area 

The entire coastline of the Parish from the Gannel Estuary to the Newquay 
Town boundary on Watergate Beach, as indicated on Maps CC a, b, c & d is 
designated as a Coastal Change Management Area (CCMA). 
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COMMENT 

Paragraphs 105-108of the NPPF address coastal change and coastal 
management: 

“105. In coastal areas, local planning authorities should take account of the UK 
Marine Policy Statement and marine plans and apply Integrated Coastal Zone 
Management across local authority and land/sea boundaries, ensuring 
integration of the terrestrial and marine planning regimes. 

106. Local planning authorities should reduce risk from coastal change by 
avoiding inappropriate development in vulnerable areas or adding to the 
impacts of physical changes to the coast. They should identify as a Coastal 
Change Management Area any area likely to be affected by physical changes 
to the coast, and: 

● be clear as to what development will be appropriate in such areas and in 
what circumstances; and 

● make provision for development and infrastructure that needs to be 
relocated away from Coastal Change Management Areas. 

107. When assessing applications, authorities should consider development in 
a Coastal Change Management Area appropriate where it is demonstrated that: 

● it will be safe over its planned lifetime and will not have an unacceptable 
impact on coastal change; 

● the character of the coast including designations is not compromised; 

● the development provides wider sustainability benefits; and 

● the development does not hinder the creation and maintenance of a 
continuous signed and managed route around the coast. 

108. Local planning authorities should also ensure appropriate development in 
a Coastal Change Management Area is not impacted by coastal change by 
limiting the planned life-time of the proposed development through temporary 
permission and restoration conditions where necessary to reduce the risk to 
people and the development.” 

I have received representations from owners whose land and/or property lies 
within the proposed Coastal Change Management Area concerned that the 
area designation is a “blanket designation “ and does not reflect the actual 
risk of coastal erosion across the whole area.  
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However the Environment Agency support the proposed area: 

“We support the focused use of CCMAs as a planning system tool to help 
address erosion risk in certain areas. Whilst the CCMA approach isn’t 
applicable everywhere (and we don’t necessarily want to ‘water down’ their 
effectiveness through a blanket approach in applying them), in Newquay’s 
case it seems wholly appropriate to designate the entire frontage.” 

The Inspector in the report on the Cornwall Local Plan considered that 
Neighbourhood Plans are the right vehicle to bring forward CCMAs and I agree 
with this conclusion. 

Therefore although I acknowledge the concerns expressed in representations 
made in connection with this policy I conclude that it the designation of the 
Coastal Change Management Area is consistent with the NPPF and Cornwall 
Local Plan and therefore meets the Basic Conditions.  

Policy: CC2 – Development in locations vulnerable to coastal change 

a. Development in locations vulnerable to Coastal Change will be assessed on 
the proximity of the development to the cliff edge and the latest predicted 100-
year erosion line, as follows: 

1. The Exclusion Zone: defined as the anticipated 100-year erosion line 
identified on the Cornwall Council flood risk interactive mapping website plus 
a 10m buffer – as an illustration, Maps CC a,b,c,d shows the zone based on 
2017 National Coastal Erosion Mapping Service Reporting. 

2. The Coastal Erosion Vulnerability (CEV) Zone: defined as 30m from the 
landward edge of the Exclusion Zone. 

b. Proposals for development in the Exclusion Zone 

1. Proposals for development in the Exclusion Zone will only be supported 
where they are for small, temporary structures that will not add to the erosion 
risk. Residential development will not be supported. 

2. Proposals for redevelopment, enlargement or extension of existing 
buildings that fall within the exclusion zone will not be supported. 

3. Proposals to change the use of existing buildings into residential usage will 
not be supported. 

4. Proposals to undertake minor works to improve sea defences and 
strengthen or stabilise cliff faces will be supported where it can be 
demonstrated that the works are consistent with the management approach in 
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the relevant Shoreline Management Plan and there will be no material adverse 
impact on the environment and the ability of biodiversity to adapt to the 
changing coastline is safeguarded. A detailed schedule of works, including 
materials to be used, must be submitted to Cornwall Council and agreed prior 
to works commencing. Proposals for major works to stabilise or strengthen 
cliff faces in areas where the SMP management approach is for ‘No active 
intervention’ or where the SMP’s long-term policy intent is not ‘Hold the Line” 
will not be supported. 

5. Development proposals that require stabilisation, strengthening or other 
interference with the cliff will not be supported. 

6. Proposals to stabilise or strengthen cliff faces will be supported where such 
work is necessary to ensure that existing safe public access to beaches is 
maintained but only where it has been demonstrated that the existing access 
arrangements are suitably located in a sustainable location and constructed in 
a way that in itself does not exacerbate cliff erosion. 

7. In all cases where the SW Coastal path passes through the Exclusion Zone, 
an additional 2m must be added to the Exclusion Zone to ensure that there is 
sufficient protected land to enable the path to roll back. 

c. Proposals for Development in the Coastal Erosion Vulnerability Zone 

1. All development proposals for new build, redevelopment, change of use, 
extension or enlargement (beyond permitted development rights) within the 
CEV zone must be accompanied by a rigorous Coastal Erosion Vulnerability 
Assessment (CEVA), carried out by a suitably qualified, experienced and 
indemnified professional. Proposals will be supported where the CEVA 
confirms that the proposal will not cause damage to cliff faces or otherwise 
increase susceptibility to coastal change and where the proposal complies 
with all other relevant planning policies. 

2. Any development whose boundary abuts the cliff edge will be required to 
provide details of proposals for any boundary treatment as part of their 
application – any proposal that affects the natural look of the cliffs will not be 
supported. 

3. All approved developments, where part of the site is within or adjacent to 
the CEVZ, will have permitted development rights for extensions, 
enlargements, garden buildings, hard landscaping and changes to boundary 
treatments removed by planning condition. 

d. Development at Beach Level 
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New development at beach level in areas adjacent to the toe of cliffs will not be 
supported unless clear evidence is provided demonstrating that no risk to 
such development or people undertaking activities would exist due to cliff 
instability 

e. Time Limited Approvals 

The use of Time Limited approvals for development in locations vulnerable to 
coastal change will only be supported where there has been a recent detailed 
geographical survey, by professional structural geologists and engineers who 
affirm that the proposal is viable for the period proposed. Such approval shall 
only be given where the applicant posts a bond with the relevant council, 
before works begin on site, that is sufficient to enable complete removal of the 
structure and full safe reinstatement at the end of the approved Time-Limited 
period. 

f. Newquay Harbour 

Development proposals around Newquay Harbour (Management Area 32 
Policy Unit 32.2) are not affected by this policy and applications for 
development here will be determined in accordance with other policies in this 
plan. 

COMMENT 

I refer to my comments on policy CC1 and find that policy CC1 in general 
meets the Basic Conditions however paragraph e. makes requirements outside 
planning control and should be modified as follows: 

e. Time Limited Approvals 

The use of Time Limited approvals for development in locations vulnerable to 
coastal change will only be supported where there has been a recent detailed 
geographical survey, by professional structural geologists and engineers who 
affirm that the proposal is viable for the period proposed. Such approval shall 
only be given where the applicant posts a bond with the relevant council, 
before works begin on site that is sufficient to enable complete removal of the 
structure and full safe reinstatement at the end of the approved Time-Limited 
period. 

Policy: CC3– Drainage Management 

a. Applications for development within 30 metres of the Exclusion Zone (i.e. 
the CEV Zone) as identified on map CC a,b,c & d will be required to provide a 
Drainage Impact Assessment showing how foul water and surface water will 
be managed. 
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b. Proposals must demonstrate how the development will provide for the 
drainage of surface water directly into existing sewers, without exceeding their 
capacity 

c. The use of drainpipes which would discharge water onto any cliff or cliff 
face will not be supported. 

d. The use of soakaways and permeable surfaces in the Exclusion Zone or 
within 5 metres of it will not be supported. 

e. The use of water collection tanks within or immediately adjacent to the 
Exclusion Zone will not be supported. 

COMMENT 

I have no comment on this policy 

Habitats and Biodiversity – ‘HB’ Policies 

Policy: HB1 –Habitats and Biodiversity 

a. Biodiversity 

1. Developments must ensure that adverse impacts on County Wildlife Sites, 
Local Geological Sites and sites supporting Biodiversity Action Plan habitats 
and species as recorded on Map HB2 are avoided, or effectively mitigated 
where impacts are unavoidable or, as a last resort impacts are compensated 
for, for instance through the creation of habitats elsewhere. Developments that 
do have an adverse impact on biodiversity without sufficient mitigation will not 
be supported. 

2. All developments should demonstrate how they ensure biodiversity gain 
consistent with the British Standard for Biodiversity, BS42020 and the 
Cornwall Council Biodiversity Supplementary Planning Document and 
Cornwall’s Environmental Growth Strategy. 

3. For developments of over 10 dwellings an Ecological Constraints and 
Opportunities Plan is required accompanied by a balance sheet or table 
setting out quantitatively the habitats to be lost, retained or enhanced, 
consistent with the British Standard for Biodiversity, BS42020. 

b. Species 

Developments demonstrating compliance with best practice, as set out in the 
Cornwall Biodiversity SPD, will be supported. Appropriate measures must 
include for example provision for bats, birds (including owls in remoter areas) 
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and invertebrates via purpose designed boxes and bricks, strategic hedgehog 
access points in fences, or establishment of new native hedges and flower-
rich habitats. 

c. Nocturnal wildlife 

The ecological corridors for Newquay identified within the Newquay Town 
Framework (see map HB3) are dark corridors to support our nocturnal wildlife 
e.g. bats, owls and moths. Development within 100m of these corridors should 
demonstrate how light spill has been designed out, within the design and 
access statement. 

d. Hedges, Hedgerows and Trees 

Hedges, Hedgerows and Trees will be expected to be preserved in all 
developments Where loss of biodiversity features, in particular Cornish 
Hedges, is unavoidable, the impacts should be mitigated and compensated for 
in line with Cornwall Council’s Biodiversity SPD. 

e. Marine 

1. Development will avoid disturbance of cliff and ground nesting habitats and 
haul out points for seals. Development will not adversely affect the designated 
features of the Newquay and the Gannel Marine Conservation Zone. 

2. Applications must demonstrate how they seek to design out marine litter 
and pollution (for example via effective waste storage facilities and sewage 
treatment). 

COMMENT 

I have no comment on this policy. 
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SECTION 5 

Conclusion and Recommendations 

1. I find that the Newquay Neighbourhood Development Plan has been prepared 
in accordance with the statutory requirements and processes set out in the 
Town and County Planning Act 1990 (as amended by the Localism Act 2011) 
and the subsequent Neighbourhood Planning (General) Regulations 2012. 

2. The Neighbourhood Plan does not deal with County matters (mineral 
extraction and waste development), nationally significant infrastructure such 
as highways and railways or other matters set out in Section 61K of the Town 
and Country Planning Act 1990. 

3. The Newquay Neighbourhood Development Plan does not relate to more than 
one Neighbourhood Area and there are no other Neighbourhood 
Development Plans in place within the Neighbourhood Area. 

4. The Strategic Environmental and Habitats Regulations Assessment screening 
meet the EU Obligation. 

5. The policies and plans in the Newquay Neighbourhood Development Plan, 
subject to the recommended modifications would contribute to achieving 
sustainable development. They have regard to national policy and to 
guidance, and generally conform to the strategic policies of the Cornwall Local 
Plan 2016. 

6. I therefore consider that the Newquay Neighbourhood Development Plan 
subject to the recommended modifications can proceed to Referendum. 

 

 

Deborah McCann BSc MRICS MRTPI Dip Arch Con Dip LD 

Planning Consultant 

NPIERS Examiner 

CEDR accredited mediator 

 6th November  2018 
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