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Housing Supplementary Planning Document 

Consultation Responses November/December 2019 

Consultee Name/ 

Organisation  

Proposed 

change 

number 

Consultee Comment 

Gloucestershire County 

Council 

N/A No comments 

J Biscoe 2 Surely this should refer to the whole housing need not the market need as that 

implies only market housing and leaves out affordable. Or is this the truth, it is 

market need which is addressed and sorry for the rest? 

 

3 Should refer to a rising population not a changing one as there is no provision for 

reversing the provision if the population should stop rising, for instance as a result of 

Brexit? 

 

4 Surely should say meets all the following criteria not definitions? 

 

Are social and affordable rent the same thing? I thought not since HMG said 

affordable must be 80% of market, does the same apply to social 

5 Does footnote 3 of the previous item apply to this one as well? Exception where 

owned by Housing Association….. 

See also this para states that social rents are lower than affordable so above is 

incorrect as implies that they are the same? 

 

7 Are social homes secured as social homes in perpetuity as well? 

 

8 This does not provide clarity as it does not state what the certain circumstances are, it 

serves to obfuscate! 

 

11 The word one in the last line is hopefully redundant and can be deleted. If not the 

sentence does not make sense and it is opaque as it implies that Homes England has 

more than one model lease in which case the final word should be leases not lease. 
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14 This seems to imply that the ultimate owner of such houses takes a financial hit each 

time the property is sold, or that the joint owner will never be able to sell it for the 

market value. This is unclear to me. 

The link did not work to show me what designated protected areas exist in Cornwall. 

What are these? AONB? SSSI? Er…..? 

 

15 One bedroom bungalows are useless. Need to be 2 bedroom so that if and when 

carers are  needed they have somewhere to stay when on overnight duty 

 

17 So this is the answer to low incomes, ever poorer standards of housing, dog kennels 

and rabbit hutches when the tents run out? 

 

19 OK so no social apartheid then. People on low incomes and with several children will 

not be able to live in zones 1 2 or 3 because the houses cannot be affordable. Good 

job the politicians don’t know about this with an election on the go? 

 

20 I am not sure what this means but it seems to imply that if CC thinks house values 

might rise in an area over the lifespan of a house it can provide that people be shifted 

to cheaper areas if needs be? Was this not where the Westminster Council housing 

and votes scheme for which Shirley Porter became famous fell down? 

 

21 Looks like more creeping social apartheid? 

 

23 This is a good one, it means given. So how does the developer cover the cost of this I 

wonder? 

 

24 What are the requirements? If they are hidden they can contain any amount of 

problems? 

 

27 So what is the difference between starter homes and affordable? The square root of 

not that much to me? 
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28 This seems to be at odds with the statement at 27 immediately above? 

 

30 So there is a way round this condition as seemingly always is the case 

 

33 This seems sensible but I bet someone has a way round it. 

 

35 So there is a credit for knocking down vacant housing it seems? 

 

37 Just a pity that the Local Plan all but ignores rural areas in every aspect including 

housing and favours urban areas at every turn. 

 

38 This serves to reinforce my comments above as the strategic housing policy only 

considers towns. 

 

39 Is the Homechoice register now sorted out? It was a mess and I have not heard any 

progress with it for a long time. 

 

40 If the cascade works as stated in this para then the planning has been badly done 

before the houses were built!! Commonly after two rounds such houses are basically 

open for anyone in my experience 

 

45 Presumably this means Council changed its mind and no longer welcomes such? 

 

46 My previous comments on one bedroom bungalows for elderly people refer. What is 

half a bedroom? Sleep sitting down? 

 

48 Surely affordable dwellings MUST be well designed? 

 

49 More social apartheid, shared tenure entrances should be avoided. Heil NPPF? 

 

52 So it was just a political headline after all. 
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53 Where a developer, not where are developer 

 

54 So situation normal then, build the market stuff first and the affordable afterwards. 

 

55 See above 

 

57 So here is a sop to try and avoid 54 above. Will it work? 

 

58 What particular circumstances? Who decides? 

 

59 …with all matters reserved 

 

61 … all information relevant to any planning application…. So the figures will be deemed 

commercial and confidential? 

 

63 Trying to close off another loophole 

 

64 & 65 Bit more social apartheid, if you can pay for it 

 

68 So the enabling payment is payable pro rata in other words 

Occupation of homes to me is not necessarily the same as the sale of homes, so they 

could be sold long before they are occupied 

70 Past experience has shown that such sites have been developed not infrequently? 

 

72 How does this square with the provisions at change 19 which I commented on above? 

Seems contrary to me. 

 

73 I bet there are arguments available which counter this provision. 

 

74 A professional but non binding opinion! 

Easier to require certain information to be provided for outline planning applications 

on such sites. What force does a pre app recommendation have? Nil in the final 

analysis. 
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78 What does self build mean? It does not necessarily mean that the putative owners 

come and lay blocks, install plumbing etc although it can. More commonly it means 

that one or more developer/owners hire contractors singly or jointly to do the works. 

Essentially they project manage the scheme although it is  usual that an architect who 

has designed a scheme will be available to guide construction and that a consultant 

engineer will be retained. How does this differ from a developer? The differences 

would be interesting to study. 

 

79 How does deleting a whole lot of text provide clarity? 

 

81 Replacing it with a lot more opaque wordage does not seem to clarify to me. 

 

83 Oh dear, another exception to affordable housing provision 

 

86 …meets current and future needs of residents… 

 

87 They MUST be two bedroom, why is CC so resistant to this notion for elderly people? 

Shock horror their kids or grandchildren might come and stay for a few days??? 

 

90 How can you even contemplate non accessible houses? Must be accessible please. 

 

92 See my comments at 78 above 

 

98 So guidance on self-build is not to be provided? 

N/A Once again a load of detail changes which combined serve to weaken an already weak 

and loophole riddled Local Plan seeming to pander to the desires of developers to 

cover Cornwall with houses for those with incomes much higher than are currently 

available here and with little realistic effort made to address that fundamental issue. 

Does it provide me with any joy or pride in what is being done in my name? 

South West Water N/A No comments 



 

 

Information Classification: CONTROLLED 

Consultee Name/ 

Organisation  

Proposed 

change 

number 

Consultee Comment 

Highways England N/A No comments 

Padstow Town Council N/A No comments 

Pearce Fine Homes (D2 

Planning) 

13 Objections to the requirement to return any proportion of staircasing receipt to the 

Council. Clearly if there is no developer subsidy, there should be no requirement to 

provide any money to the Council or other provider. 

57 Objections are lodged to the suggested delivery rates as it has no consideration as to 

how cash flowing a development works in reality. Such a percentage keeps cash flow 

under unnecessary strain. It would be preferable to remove the suggested rates and 

have them replaces as follows: - 

• 50% at 50% 

• 75% at 100% 

59 Objections to this approach, as it is not correct to say that proposals at outline stage 

are not sufficiently evolved. Such an approach only increases developers’ risk as land 

value is agreed at grant of outline planning permission. 

 

Accordingly, there is no justified reason why the Council cannot deal with viability 

assessments at the outline stage. 

60 It is considered that this list of requirements is overly prescriptive. Furthermore, the 

Council are suggesting land values for sites which are without clear evidence. This 

indicates an ignorance of the land market and needs to be deleted. The Council should 

not be attempting to ‘fix’ land negotiations through this SPD. 

63 If a scheme is unviable then the NPPF and NPPG are clear that subject to viability the 

level of affordable housing should be reduced. A developer is entitled to have a 

reasonable return from a development proposal and there are numerous appeal 

decisions which accept that contention. However, it is not acceptable for the Council 

to demand proof of finance for a scheme. Furthermore, if a scheme is unviable, the 

Council must be prepared to accept lower levels of affordable housing. 

68 The Council’s request for an enabling activity fee is an example of an unreasonable 

additional fee being requested by the Council. It places a further burden on the 

development industry and should be deleted. 
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72 Reference to a land value of £10,000 per plot is unhelpful and again is the Council 

seeking to fix land values. It should therefore be deleted. 

St Agnes Parish 

Council 

N/A Support the proposed changes 

St Minver Highlands 

Parish Council 

N/A No comments and support proposed amendments 

Bovis Homes (D2 

Planning) 

57 Objections are lodged to the suggested delivery rates as it has no consideration as to 

how cash flowing a development works in reality. In any event, a Section 106 

Agreement should be based on a site by site basis based on particular contributions 

and circumstances. Such a percentage keeps cash flow under unnecessary strain. It 

would be preferable to remove the suggested rates and have them replaced as 

follows: - 

• 50% at 50% 

• 75% at 100% 

59 Objections to this approach, as it is not correct to say that proposals at outline stage 

are not sufficiently evolved. 

Such an approach only increases developers’ risk as land value may be agreed at 

grant of outline planning permission. Accordingly, there is no justified reason why the 

Council cannot deal with viability assessments at the outline stage. 

60 It is considered that this list of requirements is overly prescriptive. Furthermore, the 

Council are suggesting land values for sites which are without clear evidence. This 

indicates an ignorance of the land market and needs to be deleted. The Council should 

not be attempting to ‘fix’ land negotiations through this SPD.  

63 If a scheme is unviable then the NPPF and NPPG are clear that subject to viability the 

level of affordable housing should be reduced. A developer is entitled to have a 

reasonable return from a development proposal and there are numerous appeal 

decisions which accept that contention. However, it is not acceptable for the Council 

to demand proof of finance for a scheme. 

68 The Council’s request for an enabling activity fee is an example of an unreasonable 

additional fee being requested by the Council. It places a further burden on the 

development industry and should be deleted. 

72 Reference to a land value of £10,000 per plot is unhelpful and again is the Council 

seeking to fix land values. It should therefore be deleted. 
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Natural England N/A While we welcome this opportunity to give our views, the topic this 

Supplementary Planning Document covers is unlikely to have major impacts 

on the natural environment. We therefore do not wish to provide specific 

comments, but advise you to consider the following issues:  

 

Biodiversity enhancement  

This SPD could consider incorporating features which are beneficial to wildlife within 

development, in line with paragraphs 8, 72, 102, 118, 170, 171, 174 and 175 of the 

National Planning Policy Framework. You may wish to consider providing guidance on, 

for example, the level of bat roost or bird box provision within the built structure, or 

other measures to enhance biodiversity in the urban environment. An example of 

good practice includes the Exeter Residential Design Guide SPD, which advises 

(amongst other matters) a ratio of one nest/roost box per residential unit. 

 

Landscape enhancement  

The SPD may provide opportunities to enhance the character and local distinctiveness 

of the surrounding natural and built environment; use natural resources more 

sustainably; and bring benefits for the local community, for example through green 

infrastructure provision and access to and contact with nature. Landscape 

characterisation and townscape assessments, and associated sensitivity and capacity 

assessments provide tools for planners and developers to consider how new 

development might makes a positive contribution to the character and functions of 

the landscape through sensitive siting and good design and avoid unacceptable 

impacts.  

 

Protected species  

Natural England has produced Standing Advice to help local planning authorities 

assess the impact of particular developments on protected or priority species.  

 

Strategic Environmental Assessment/Habitats Regulations Assessment  

A SPD requires a Strategic Environmental Assessment only in exceptional 

circumstances as set out in the Planning Practice Guidance here. While SPDs are 

unlikely to give rise to likely significant effects on European Sites, they should be 

considered as a plan under the Habitats Regulations in the same way as any other 
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plan or project. If your SPD requires a Strategic Environmental Assessment or 

Habitats Regulation Assessment, you are required to consult us at certain stages as 

set out in the Planning Practice Guidance.  

 

Should the plan be amended in a way which significantly affects its impact on the 

natural environment, then, please consult Natural England again. 

Saltash TC 27 The deletion of the specific penalties for early sale, unless replaced elsewhere in the 

document leave a serious loophole in the philosophy of continuing provision of starter 

homes on exception sites 

 

36 This change appears to contradict the purpose and intent of Policy 3, for large towns, 

of managing by DPD or Neighbourhood Plan by invoking the Policy 9 requirements for 

large towns as though they were Rural Exception Sites. This could lead to legal 

challenge if development is denied in accordance with the DPD or NP. 

St Ives TC Paragraph 20 What defines the proportion to be returned to the Council (or retained by Reg. 

Provider)?  Who makes the decision on this? 

 

Delete bracket after receipt 

29 Should be least not lease 

41 'are required by the NPPF to remain affordable in perpetuity'  is new text which is not 

underlined 

 

67, 81 etc deleted therefore succeeding paragraphs need to be renumbered -  & the same for 

several other deletions later in text 

68 The word 'including' is used twice in the same sentence 

 

It could be amended as follows: 

 '..... changing population by the provision of homes that meet people's needs 

throughout their lifetime, such as bungalows and ground floor flats. 

88 This sentence is confusing and requires rewriting.  For example: 
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Where an economic viability assessment demonstrates a lower than reasonable return 

together with financing costs, the Council will require evidence from the lending 

organisation to demonstrate that lending has been secured against that level of 

return. 

Paragraph 102 What does this mean?  Why not leave it as - 'It should be noted that proposals for 

inappropriately large developments on rural exception sites are less likely to be 

supported by the community'. 

North & Middle Pill 

Neighbourhood 

Association 

36 I have understood from reading the document that Cornwall Council are stating that 

they may ignore/override what is stated in Policy 9 which discusses the possibility of 

giving planning permission in rural areas (small villages) where a need for more 

affordable housing has been identified so that planning may be granted in the larger 

towns even if it is outside the planned building area for the town which has developed 

its own Neighbourhood plan. This would mean that CC is disregarding the 

Neighbourhood plan. 

 

Also, Cornwall Council cannot go back and change a document that has already been 

produced, having gone through a consultation process and which has been adopted- 

namely the Cornwall Local Plan. 

 

Persimmon Homes 46 Persimmon Homes support the additional clarity provided by the proposed changes 

in the wording. It is important that the policies of the Local Plan are not interpreted 

too strictly and this amended wording allows for appropriate flexibility to be applied 

according to the circumstances of each individual site and identified local needs. 

This will help to ensure that the needs of the local community are being met by 

new developments. 
 
We would however suggest an additional change to the first bullet point by adding 

the words “where there is an identified need” to ensure that single storey dwellings 

are only provided where a local need exists. 

48 

 

 

 

Policy 13 of the Cornwall Local Plan requires all affordable homes in Cornwall to 

comply with the Nationally Described Space Standards. The NDSS allows for 

differing levels of bed spaces to be provided within housetypes of the same number 

of bedrooms. Paragraph 5 of the NDSS is specific that this is to allow for differing 
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combinations of housing to be provided. Paragraph 71 seeks to go beyond the 

provisions of the NDSS and therefore Policy 13 of the CLP by introducing more 

stringent standards of provision. This goes beyond the scope of the Supplementary 

Planning Document and should be removed. 

SW Housing Planning 

Consortium 

(Tetlow King Planning)  

 

 

 

 

 General Comments  

 

We are pleased to see that the Council have removed references to the July 2018 

National Planning Policy Framework (NPPF) and have amended the SPD to reflect the 

2019 version where necessary.  

 

As with our previous comments, we consider that paragraphs 11 to 43 are 

unnecessary and overly descriptive of the various affordable housing tenures. There is 

no need for the SPD to replicate the affordable housing definitions set out in Annex 2 

of the NPPF which may be subsequently updated and amended. Therefore, to ensure 

the document’s longevity and consistency, the SPD should only refer to the national 

definition, except in relation to providing a local ‘view’ or details such as Cornwall 

Living Rent. 

 

 

 

 

Affordable Housing in perpetuity 

 

Unfortunately, we notice that the Council is continuing to include references to the 

need for affordable housing to be retained in perpetuity which is an approach that is 

inconsistent with the Local Plan and NPPF. The purpose of an SPD is not to set 

additional policy, nor are they permitted to do so. By making repeated references to 

requiring affordable homes to be secured in perpetuity, the SPD is actively seeking to 

introduce new requirements to the Council’s existing affordable housing policy.  

The Local Plan correctly makes only one reference to securing affordable housing in 

perpetuity, at paragraph 2.58, stating that these are to be secured on rural exception 

sites only, which falls in line with provisions made in Annex 2 of the NPPF.  

 

We reiterate that national policy refrains from securing all affordable housing in 

perpetuity as it can cause various issues for affordable housing providers, and 



 

 

Information Classification: CONTROLLED 

Consultee Name/ 

Organisation  

Proposed 

change 

number 

Consultee Comment 

purchasers when attempting to secure mortgages for such restricted properties. 

Implementing this policy instrument makes affordable home ownership much harder 

to deliver and will negatively impact the rate of affordable housing delivery across 

Cornwall. 

 

We ask again for the SPD to remove all references to retaining affordable housing in 

perpetuity unless explicitly relating to rural exception sites. 

 

 Types of Development Subject to Affordable Housing Obligations 

 

As with our previous comments, paragraphs 48 and 49 of this section continue to 

seek to impose new policy by demarcating which forms of housing will be required to 

contribute to affordable housing. As the Local Plan sets no such policy it would be 

inappropriate to introduce any text in the SPD on this matter. We ask that this be 

removed, pending a review of the Local Plan as supported by an appropriately robust 

viability appraisal. 
 

 Affordable Housing Design  

 

The guidelines at paragraph 71 could be considered rigid when considering how it 

may limit scheme potential in those cases where smaller properties may be needed or 

are only possible due to site circumstances. As these bed spaces are provided as 

guidelines, the Council should allow for deviation where necessary but should fully 

monitor the implementation of this guidance and review the SPD where need arises. 

 

 Entry-Level Exception Sites  

 

We are pleased to see that the Council has removed wording from paragraph 117 

which previously expected all affordable housing delivered on entry-level exception 

sites to be secured in perpetuity. The NPPF requirements in the definitions of each of 

the tenure categories often associated with entry-level exception sites in Annex 2 do 

not require their retention in perpetuity.  
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