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Executive Summary 

1 I was appointed by Cornwall Council in October 2019 to carry out the independent 

examination of the Falmouth Neighbourhood Development Plan. 

2 The examination was undertaken by written representations. I visited the 

neighbourhood plan area on 31 October 2019. 

3 The Plan includes a range of policies and seeks to bring forward positive and 

sustainable development in the neighbourhood area. The Plan has successfully 

identified a range of issues where it can add value to the strategic context already 

provided by the adopted Local Plan and the Site Allocations Development Plan 

Document. It identifies specific development sites in the town centre.  

4 The Plan has been underpinned by community support and engagement.  It is clear 

that all sections of the community have been actively engaged in its preparation.  

5 Subject to a series of recommended modifications set out in this report I have 

concluded that the Falmouth Neighbourhood Plan meets all the necessary legal 

requirements and should proceed to referendum. 

6 I recommend that the referendum should be held within the neighbourhood area. 

Andrew Ashcroft 

Independent Examiner 

19 December 2019 
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1 Introduction 

1.1 This report sets out the findings of the independent examination of the Falmouth 

Neighbourhood Development Plan 2019-2030 (the ‘Plan’). 

1.2 The Plan has been submitted to Cornwall Council (CC) by Falmouth Town Council in 

its capacity as the qualifying body responsible for preparing the neighbourhood plan.  

1.3 Neighbourhood plans were introduced into the planning process by the Localism Act 

2011.  They aim to allow local communities to take responsibility for guiding 

development in their area.  This approach was subsequently embedded in the 

National Planning Policy Framework (NPPF) 2012 and its updates in 2018 and 2019. 

The NPPF continues to be the principal element of national planning policy. 

1.4 The role of an independent examiner is clearly defined in the legislation. I have been 

appointed to examine whether or not the submitted Plan meets the basic conditions 

and Convention Rights and other statutory requirements. It is not within my remit to 

examine or to propose an alternative plan, or a potentially more sustainable plan 

except where this arises as a result of my recommended modifications to ensure that 

the plan meets the basic conditions and the other relevant requirements.  

1.5 A neighbourhood plan can be narrow or broad in scope. Any plan can include 

whatever range of policies it sees as appropriate to its designated neighbourhood 

area. The submitted plan has been designed to be distinctive in general terms, and to 

be complementary to the development plan in particular. It addresses a series of 

town centre, business, environmental and housing issues in a comprehensive 

fashion.  

1.6 Within the context set out above this report assesses whether the Plan is legally 

compliant and meets the basic conditions that apply to neighbourhood plans.  It also 

considers the content of the Plan and, where necessary, recommends changes to its 

policies and supporting text. 

1.7 This report also provides a recommendation as to whether the Plan should proceed 

to referendum.  If this is the case and that referendum results in a positive outcome 

the Plan would then be used to determine planning applications within the Plan area 

and will sit as part of the wider development plan. 
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2   The Role of the Independent Examiner 

2.1 The examiner’s role is to ensure that any submitted neighbourhood plan meets the 

relevant legislative and procedural requirements. 

2.2 I was appointed by CC, with the consent of the Town Council, to conduct the 

examination of the Plan and to prepare this report.  I am independent of both CC and 

the Town Council.  I do not have any interest in any land that may be affected by the 

Plan. 

2.3 I possess the appropriate qualifications and experience to undertake this role.  I am a 

Director of Andrew Ashcroft Planning Limited. In previous roles, I have over 35 years’ 

experience in various local authorities at either Head of Planning or Service Director 

level.  I am a chartered town planner and have significant experience of undertaking 

other neighbourhood plan examinations and health checks.  I am a member of the 

Royal Town Planning Institute and the Neighbourhood Planning Independent 

Examiner Referral Service. 

Examination Outcomes 

2.4 In my role as the independent examiner of the Plan I am required to recommend one 

of the following outcomes of the examination: 

(a) that the Plan is submitted to a referendum; or 

(b) that the Plan should proceed to referendum as modified (based on my 

recommendations); or 

(c) that the Plan does not proceed to referendum on the basis that it does not 

meet the necessary legal requirements. 

2.5 The outcome of the examination is detailed in Section 8 of this report. 

Other examination matters 

2.6 In examining the Plan I am required to check whether: 

 the policies relate to the development and use of land for a designated

neighbourhood plan area; and

 the Plan meets the requirements of Section 38B of the Planning and

Compulsory Purchase Act 2004 (the Plan must specify the period to which it

has effect, must not include provision about development that is excluded

development, and must not relate to more than one neighbourhood area); and

 the Plan has been prepared for an area that has been designated under

Section 61G of the Localism Act and has been developed and submitted for

examination by a qualifying body.

2.7 I have addressed the matters identified in paragraph 2.6 of this report. I am satisfied 

that the submitted Plan complies with the three requirements.  
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3 Procedural Matters 

3.1 In undertaking this examination I have considered the following documents: 

 the submitted Plan and its evidence base;

 the Basic Conditions Statement;

 the Consultation Statement;

 the CC SEA and HRA reports;

 the Equality Impact Assessment;

 the Town Council’s responses to the Clarification Note;

 CC’s responses to the Clarification Note

 the representations made to the Plan;

 the adopted Cornwall Local Plan 2010-2030;

 the adopted Cornwall Site Allocations Plan Development Plan Document;

 the National Planning Policy Framework (February 2019);

 Planning Practice Guidance (March 2014 and subsequent updates); and

 relevant Ministerial Statements.

3.2 I carried out an unaccompanied visit to the neighbourhood area on 31 October 2019. 

I looked at its overall character and appearance and at those areas affected by 

policies in the Plan in particular.  My visit is covered in more detail in paragraphs 5.9 

to 5.16 of this report. 

3.3 It is a general rule that neighbourhood plan examinations should be held by written 

representations only.  Having considered all the information before me, including the 

representations made to the submitted plan, I was satisfied that the Plan could be 

examined without the need for a public hearing.  I advised CC of this decision early in 

the examination process. 
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4 Consultation 

Consultation Process 

4.1 Policies in made neighbourhood plans become the basis for local planning and 

development control decisions.  As such the regulations require neighbourhood plans 

to be supported and underpinned by public consultation. 

4.2 In accordance with the Neighbourhood Planning (General) Regulations 2012 the 

Town Council has prepared a Consultation Statement.  This Statement is 

comprehensive in the way it sets out the mechanisms used to engage all concerned 

in the plan-making process. It includes an assessment of the consultation undertaken 

during the various stages of Plan production. It also provides specific details about 

the consultation process that took place on the pre-submission version of the Plan 

(December 2016 to February 2017).  

4.3 The Statement is particularly helpful in the way in which it either reproduces the 

documents and other information used for the wider consultation processes 

throughout the plan-making process or provides links to the relevant documents. In 

combination they add life and depth to the Statement.  

4.4 The Statement sets out details of the comprehensive range of consultation events 

that were carried out in relation to the initial stages of the Plan. They included: 

 the initial awareness work;

 the creation of a website, a Twitter account and a Facebook site;

 the use of leaflets and their distribution throughout the neighbourhood area;

 the organisation of drop-in sessions;

 the engagement with specialist groups;

 the organisation of themed workshops; and

 the organisation of an extensive package of engagement measures to

support the consultation exercise on the pre-submission Plan.

4.5 The Statement also provides details of the various Working Groups and their series 

of meetings. It is clear that the wider process has been proportionate to the 

neighbourhood area and the series of policies included in the Plan. 

4.6 The separate Response Report provides specific details on the comments received 

as part of the consultation process on the pre-submission version of the Plan. It is a 

hugely-impressive and comprehensive document. It identifies the principal changes 

that worked their way through into the submission version. They help to describe the 

evolution of the Plan.  

4.7 It is clear that consultation has been an important element of the Plan’s production. 

Advice on the neighbourhood planning process has been made available to the 
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community in a positive and direct way by those responsible for the Plan’s 

preparation.  

4.8 From all the evidence provided to me as part of the examination, I can see that the 

Plan has promoted an inclusive approach to seeking the opinions of all concerned 

throughout the process. CC has carried out its own assessment that the consultation 

process has complied with the requirements of the Regulations. 

Representations Received 

4.8 Consultation on the submitted plan was undertaken by CC for a six-week period that 

ended on 17 October 2019.  This exercise generated comments from a range of 

organisations as follows: 

 South West Water

 Natural England

 Highways England

 Historic England

 Devon and Cornwall Police

 Cornwall Council

 Budock Parish Council

 Mylor Parish Council

 Gladman Developments Limited

 Falmouth Civic Society

 Persimmon Homes

4.9 In addition twelve representations about the Plan were received from local residents. 

I have taken all the representations into account as part of the examination. Where it 

is relevant and appropriate to do so I comment about specific representations in the 

policy-by-policy analysis of the Plan in Section 7 of this report.  
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5 The Neighbourhood Area and the Development Plan Context 

The Neighbourhood Area 

5.1 The neighbourhood area consists of the parish of Falmouth. Its population in 2011 

was 21797 persons living in 10481 houses. It is an irregular area with Falmouth Bay, 

Penryn River and the Carrick Roads forming its northern, eastern and southern 

boundaries respectively. It was designated as a neighbourhood area on 16 January 

2015. 

5.2 As Pevsner comments ‘every facet of Falmouth’s rich and absorbing character 

reflects the sea and the town’s splendid position near the mouth of the Fal estuary 

and Carrick Roads, one of the finest deep-water havens in the world’ (Beacham, P. 

and Pevsner, N., 2014 p.183.). Its natural position gives the town two separate 

aspects to water. The docks and its principal maritime elements face to the north. 

The beaches and the various ornamental gardens face to the south. Pendennis 

Castle provides a prominent eastern tip to the neighbourhood area. The town centre 

is based around the linear axis of Market Street and High Street which runs largely 

parallel to the Penryn River. The town centre is characterised by the series of opes 

which run from this commercial part of the town down to the river frontage.  

5.3 The remainder of the neighbourhood area consists of very attractive agricultural 

hinterland to the south of the town leading to Maenporth. This part of the 

neighbourhood area is within the Lizard Heritage Coast AONB. 

Development Plan Context 

5.4 The development plan covering the neighbourhood plan area is the Cornwall Local 

Plan Strategic Policies 2010 – 2030, the associated Community Network Areas 

Section and the Cornwall Site Allocations Development Plan Document. The Local 

Plan 2030 sets out a vision, objectives, a spatial strategy and overarching planning 

policies that guide new development in the Plan period. Unless I indicate otherwise 

any references in this report to ‘the Local Plan’ are to the Local Plan 2010-2030. 

5.5 The Local Plan sets out a comprehensive range of policies. Whilst they are all 

applicable to the neighbourhood area in their different ways the following policies 

have been particularly important in influencing and underpinning the various policies 

in the submitted Plan: 

Policy 2 Spatial Strategy 

Policy 3 Role and Function of Places 

Policy 5 Business and Tourism 

Policy 6 Housing 

Policy 7 Housing in the Countryside 

Policy 8 Affordable Housing 

Policy 9 Rural Exception schemes 

Policy 12 Design 
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Policy 13 Development Standards 

Policy 16 Health and Wellbeing 

Policy 23 Natural Environment 

Policy 24 Historic Environment 

Policy 28 Infrastructure 

5.6 The Local Plan includes Community Network Area (CNA) Sections. As its title 

suggests this part of the development plan identifies specific issues in different 

communities in Cornwall. The neighbourhood area is within the Falmouth and Penryn 

CNA. It includes seven objectives as follows: 

Objective 1 – Housing Growth 

Objective 2 – Employment 

Objective 3 –Falmouth Town Centre 

Objective 4 – Community Services and Facilities 

Objective 5 – Sport, Leisure and Tourism 

Objective 6 – Transport Infrastructure 

Objective 7 – Economic Development, Environment and Coast 

In relation to the second objective the principal ambition is to encourage employment 

opportunities, particularly in relation to the universities at Falmouth and Penryn, at 

Falmouth Docks / Port of Falmouth and in related to tourism activities. In relation to 

the third objective the principal objective is to maintain Falmouth as a strategic 

shopping centre and to provide opportunities for new retail development to secure the 

centre’s vitality and viability and to strengthen the retail provision in the town centre. 

The Plan comments that the town centre environment should be enhanced by 

considering pedestrian prioritisation and supporting public realm improvements. 

5.7 The emerging neighbourhood plan has sought to take account of Cornwall Council’s 

preparation of a Site Allocations Development Plan Document. It was submitted for 

examination in October 2017 and was adopted in November 2019. Its focus is on the 

delivery of strategic growth in the larger settlements. In this context the Falmouth and 

Penryn chapter of the Plan sets out a clear development strategy for the future of the 

CAN. In particular it includes: 

 four housing allocations (FP – H1 to H4);

 four mixed use allocations (FP – M1 to M4); and

 six employment allocations (FP – E1 to E6).

5.8 The submitted Plan has been prepared within its wider adopted development plan 

context. In doing so it has relied on up-to-date information and research that has 

underpinned existing planning policy documents in the District. This is good practice 

and reflects key elements in Planning Practice Guidance on this matter. It is clear 

that the submitted Plan seeks to add value to the different components of the 
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development plan and to give a local dimension to the delivery of its policies. This is 

captured in the Basic Conditions Statement. 

Unaccompanied Visit 

5.9 I carried out an unaccompanied visit to the neighbourhood area on 31 October 2019. 

I drove into the area along the A39. This gave me an initial impression of the setting 

and the character of the neighbourhood area and its relationship to Penryn. It also 

highlighted its connection to the strategic road system.  

 5.10 I initially looked at the seafront area on the southern side of the town. Given its 

compact nature I was able to undertake much of the visit on foot. This approach 

allowed me to see first-hand several of the impressive features of the town. Along the 

seafront I was able to see and enjoy the Queen Mary Gardens, Gyllyngvase Beach, 

the Princess Pavilion and Gyllyngdune Gardens and The Chapel, Castle Beach and 

the imposing Falmouth Hotel. 

5.11 Thereafter I continued towards the town centre. In doing so I saw key elements of the 

maritime context of the town including the Docks station, the A&P Docks and the Life 

Boat Station. I also saw Arwenack and the Killigrew Monument, both of which are 

significant reminders of the development and the importance of Falmouth as a town 

in its own right.  

5.12 I saw the linear nature of the retail and commercial core of the town centre and its 

relationship to The Moor to the west. I saw the range of retail outlets and the ways in 

which they sought to cater for both local residents and visitors. I saw the public realm 

improvements taking place in High Street. I looked in particular at the Church Street 

car park, the Quarry car park and the former TA site as featured in the town centre 

policies.  

5.13 I then took the opportunity to walk to the north along Stratton Place and then into 

Stratton Terrace and North Parade. I saw several fine houses built for their views 

over the river towards Flushing. In doing so I saw the Royal Cornwall Yacht Club and 

the Green Bank Hotel.  

5.14 I walked back to the seafront. In doing so I looked at several of the identified 

Character Areas. I saw the way in which they were distinctive yet related parts of the 

town. I looked in particular at the identified urban capacity sites in and around 

Tregenver Road and Trescobeas Road. I saw the way in which they related to their 

wider environment.  

5.15 I then drove to the outlying parts of the neighbourhood area. I looked at the strategic 

sites in the Allocations Plan to the immediate north of the neighbourhood area. I also 

looked at the Falmouth Town AFC site (as addressed in Policy HR4). 

5.16 I finished my visit by driving into the southern tip of the neighbourhood area and 

down to Maenporth. This part of the visit highlighted the relationship between the 
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built-up areas and their wider hinterland within the natural setting of this part of 

Cornwall.  

6 The Neighbourhood Plan and the Basic Conditions 

6.1 This section of the report deals with the submitted neighbourhood plan as a whole 

and the extent to which it meets the basic conditions. The submitted Basic Conditions 

Statement has helped considerably in the preparation of this section of the report. It 

is proportionate to the Plan itself. It is a well-presented, informative and professional 

document.  

6.2 As part of this process I must consider whether the submitted Plan meets the Basic 

Conditions as set out in paragraph 8(2) of Schedule 4B of the Town and Country 

Planning Act 1990.  To comply with the basic conditions, the Plan must: 

 have regard to national policies and advice contained in guidance issued by

the Secretary of State;

 contribute to the achievement of sustainable development;

 be in general conformity with the strategic policies of the development plan in

the area;

 be compatible with European Union (EU) and European Convention on

Human Rights (ECHR) obligations; and

 not breach the requirements of Chapter 8 of Part 6 of the Conservation of

Habitats and Species Regulations 2017 (7).

6.3 I assess the Plan against the basic conditions under the following headings. 

National Planning Policies and Guidance 

6.4 For the purposes of this examination the key elements of national policy relating to 

planning matters are set out in the National Planning Policy Framework (NPPF) 

issued in February 2019. This approach is reflected in the submitted Basic Conditions 

Statement.  

. 

6.5 The NPPF sets out a range of core land-use planning issues to underpin both plan-

making and decision-taking.  The following are of particular relevance to the 

Falmouth Neighbourhood Plan: 

 a plan led system– in this case the relationship between the neighbourhood

plan, the adopted Cornwall Local Plan and the adopted Cornwall Site

Allocations Development Plan Document;

 delivering a sufficient supply of homes;

 building a strong, competitive economy;

 recognising the intrinsic character and beauty of the countryside and

supporting thriving local communities;

 taking account of the different roles and characters of different areas;

 highlighting the importance high quality design and good standards of amenity

for all future occupants of land and buildings; and
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 conserving heritage assets in a manner appropriate to their significance.

6.6 Neighbourhood plans sit within this wider context both generally, and within the more 

specific presumption in favour of sustainable development, which is identified as a 

golden thread running through the planning system.  Paragraph 29 of the NPPF 

indicates that neighbourhoods should both develop plans that support the strategic 

needs set out in local plans and plan positively to support local development that is 

outside the strategic elements of the development plan. 

6.7 In addition to the NPPF I have also taken account of other elements of national 

planning policy including Planning Practice Guidance and ministerial statements. 

6.8 Having considered all the evidence and representations available as part of the 

examination I am satisfied that the submitted Plan has had regard to national 

planning policies and guidance in general terms.  It sets out a positive vision for the 

future of the neighbourhood area within the context of its role in the settlement 

hierarchy and within the relevant Network Area. It includes a series of policies that 

are aimed at delivering appropriate strategic housing growth. It also seeks to 

safeguard the quality and nature of its natural environment and seeks to stimulate 

economic growth and diversification. The Basic Conditions Statement maps the 

policies in the Plan against the appropriate sections of the NPPF. 

6.9 At a more practical level the NPPF indicates that plans should provide a clear 

framework within which decisions on planning applications can be made and that 

they should give a clear indication of how a decision-maker should react to a 

development proposal (paragraph 16d).  This was reinforced with the publication of 

Planning Practice Guidance in March 2014. Its paragraph 41 (41-041-20140306) 

indicates that policies in neighbourhood plans should be drafted with sufficient clarity 

so that a decision-maker can apply them consistently and with confidence when 

determining planning applications.  Policies should also be concise, precise and 

supported by appropriate evidence. 

6.10 As submitted the Plan does not fully accord with this range of practical issues.  The 

majority of my recommended modifications in Section 7 relate to matters of clarity 

and precision. They are designed to ensure that the Plan fully accords with national 

policy. 

Contributing to sustainable development 

6.11 There are clear overlaps between national policy and the contribution that the 

submitted Plan makes to achieving sustainable development.  Sustainable 

development has three principal dimensions – economic, social and environmental. 

It is clear that the submitted Plan has set out to achieve sustainable development in 

the neighbourhood area.  In the economic dimension the Plan includes a 

comprehensive range of policies for housing and employment development (HR 1-7, 

TC1-4 and BE1-13). In the social role, it includes policies on cultural facilities (CUL1-

4) and on open spaces (FOS1-7). In the environmental dimension the Plan positively

seeks to protect its natural, built and historic environment.  It has specific policies on 
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design (DG1-12) which address its landscape and its heritage and local environment 

the historic environment. The Town Council has undertaken its own assessment of 

this matter in the submitted Basic Conditions Statement. 

General conformity with the strategic policies in the development plan 

6.12 I have already commented in detail on the development plan context in Cornwall in 

paragraphs 5.4 to 5.8 of this report. 

6.13 I consider that the submitted Plan delivers a local dimension to this strategic context. 

The Basic Conditions Statement helpfully relates the Plan’s policies to policies in the 

development plan. Subject to the incorporation of the recommended modifications 

included in this report I am satisfied that the submitted Plan is in general conformity 

with the strategic policies in the development plan.  

European Legislation and Habitat Regulations 

6.14 The Neighbourhood Plan General Regulations 2015 require a qualifying body either 

to submit an environmental report prepared in accordance with the Environmental 

Assessment of Plans and Programmes Regulations 2004 or a statement of reasons 

why an environmental report is not required. 

6.15 In order to comply with this requirement CC undertook a screening exercise (July 

2019) on the need or otherwise for a Strategic Environmental Assessment (SEA) to 

be prepared for the Plan. The report is thorough and well-constructed.  

6.16 Regulation 5(1) of the Environmental Assessment of Plans and Programmes 

Regulations 2004 (“the SEA Regulations”) provides that an environmental 

assessment (an SEA) must be carried out in a number of circumstances, including 

where the plan or programme, in view of the likely effect on sites, has been 

determined to require an assessment pursuant to Article 6 or 7 of the Habitats 

Directive (i.e. appropriate assessment by way of an HRA). However, this requirement 

is subject to an exception contained in Regulation 5(6) which provides that an 

environmental assessment need not be carried out for a plan or programme “which 

determines the use of a small area at local level” unless the plan has been 

determined to be likely to have significant environmental effects. Whether the plan is 

likely to have significant environmental effects needs to be determined by reference 

to the criteria in Schedule 1 of the 2004 Regulations. These criteria are set out in a 

series of questions in section 4.3 of the screening report. The assessment in this part 

of the report does not reveal any significant effects in the environment resulting from 

the Falmouth Neighbourhood Plan. The policy framework exists in Cornwall Local 

Plan policies 23 and 24 and in the emerging NDP to ensure protection of the 

environment. The report concludes that SEA is therefore not required. 

6.17 The screening report also included a parallel Habitats Regulations Assessment 

(HRA) of the Plan. It took appropriate account of the following European sites: 

 Falmouth to St Austell Bay SPA; and

 Fal and Helford SAC
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The assessment in section 4.2 shows that there is a potential for significant effects on 

the Fal and Helford SAC. As such an Appropriate Assessment was carried out. The 

report concludes that, in combination with Local Plan Policy 22 and its strategic 

mitigation there will be no impact on the integrity of this or any other European site.  

6.18 Having reviewed the information provided to me as part of the examination, I am 

satisfied that a proportionate process has been undertaken in accordance with the 

various regulations. In the absence of any evidence to the contrary, I am entirely 

satisfied that the submitted Plan is compatible with this aspect of European 

obligations.  

6.19 In a similar fashion I am satisfied that the submitted Plan has had regard to the 

fundamental rights and freedoms guaranteed under the European Convention on 

Human Rights (ECHR) and that it complies with the Human Rights Act.  There is no 

evidence that has been submitted to me to suggest otherwise.  There has been full 

and adequate opportunity for all interested parties to take part in the preparation of 

the Plan and to make their comments known.  In addition, the Town Council has 

prepared an exemplary Equality Impact Assessment. In summary I conclude that the 

submitted Plan does not breach, nor is in any way incompatible with the ECHR. 

Summary 

6.20 On the basis of my assessment of the Plan in this section of my report I am satisfied 

that it meets the basic conditions subject to the incorporation of the recommended 

modifications contained in this report.  

6.21 Section 7 assesses each policy against the basic conditions. Where necessary it 

recommends modifications on a policy-by-policy basis. 
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7   The Neighbourhood Plan policies 

7.1 This section of the report comments on the policies in the Plan.  In particular, it 

makes a series of recommended modifications to ensure that the various policies 

have the necessary precision to meet the basic conditions.   

7.2 My recommendations focus on the policies themselves given that the basic 

conditions relate primarily to this aspect of neighbourhood plans.  In some cases, I 

have also recommended changes to the associated supporting text. 

7.3 I am satisfied that the content and the form of the Plan is fit for purpose.  It is 

distinctive and proportionate to the Plan area. The wider community and the Parish 

Council have spent time and energy in identifying the issues and objectives that they 

wish to be included in their Plan. This sits at the heart of the localism agenda. 

7.4 The Plan has been designed to reflect Planning Practice Guidance (41-004-

20170728) which indicates that neighbourhood plans must address the development 

and use of land. It makes a clear distinction between its policies and a series of local 

Projects.  

7.5 I have addressed the policies in the order that they appear in the submitted plan. 

Where necessary I have identified the inter-relationships between the policies. The 

Projects are considered after the policies. 

7.6 For clarity this section of the report comments on all policies whether or not I have 

recommended modifications in order to ensure that the Plan meets the basic 

conditions.   

7.7 Where modifications are recommended to policies they are highlighted in bold print. 

Any associated or free-standing changes to the text of the Plan are set out in italic 

print. 

The initial section of the Plan (Sections 1-4) 

7.8 These introductory parts of the Plan set the scene for the range of policies.  They do 

so in a proportionate way. The Plan is presented in a professional way. It makes an 

effective use of well-selected photographs, tables and maps. A very clear distinction 

is made between its policies and the supporting text. It also draws a very clear 

connection between the Plan’s objectives and its resultant policies. The Plan is 

defined by its thorough and comprehensive approach.  

7.9 Section 1 provides a concise background to the overall Plan. It identifies the role of 

neighbourhood plans, and the importance of their role in securing sustainable 

development. It comments about how the plan is organised. Figure 5 is very effective 

in displaying this in a diagrammatic fashion.  
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7.10 Section 2 provides background information on how the Plan was prepared. It helpfully 

overlaps with the submitted Consultation Statement. 

7.11 Section 3 provides extensive details on the NPPF, the adopted Local Plan, the Site 

Allocations DPD and other documents/management plans. 

7.12 Section 4 details the Vision for Falmouth. The vision is helpfully connected to the 

wider concept of sustainable development. The vision incorporates three distinctive 

iterations of sustainable development in the neighbourhood area as follows: 

 Social: Ensuring a strong, healthy and just society

 Economic: Achieving a sustainable economy

 Environmental: Living within environmental limits

7.13 The next sections of the Plan set out its various policies and supporting text to 

provide a context and an explanation to those policies. This is achieved in significant 

detail.  

7.14 Section 12 consists of a Delivery Plan. It sets out in a helpful tabular format how the 

various policies and projects will be delivered, over what timescale and by which of a 

range of organisations. This is best practice.  

7.15 Other tables at the end of the Plan provide details and photographs about the various 

defined character areas. This work has been undertaken in a very professional way. 

It is a readable, visually-interesting and proportionate part of the Plan.  

7.16 The remainder of this section of the report addresses each policy in turn in the 

context set out in paragraphs 7.5 to 7.7 of this report. 

Guidance Note HR 1: General requirements for Falmouth Urban Expansion 

developments 

7.17 The policies in the Plan begin with a series of three Guidance Notes. They address 

the proposed strategic housing sites on the edge of the town/neighbourhood area. 

They have arisen from the development of the Site Allocations Development Plan 

Document. The supporting text on page 26 acknowledges that the key sites, whilst 

effectively being urban extensions of Falmouth, are outside the designated 

neighbourhood area. Guidance Note 1 provides general guidance. Notes 2 and 3 

provide guidance for the Ashfield and Lower Kergilliack communities respectively. 

7.18 In the context of the sites concerned being outside the neighbourhood area these 

elements of the Plan are included as Guidance Notes. The Notes recognises that 

they cannot be given any statutory weight in the development plan process. I sought 

advice from the Town Council through the clarification note about the role and 

purpose of the Guidance Notes. I was advised about the way in which the broader 

concepts about the incorporation of the new communities into the wider town were 

discussed at the inquiry on the Allocations Plan DPD. The Town Council also 

suggested that the Guidance notes could be extracted and included in a separate 

section, possibly at the end of the Plan (as a new Section 13) or added to Section 4. 
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7.19 I can understand the approach that the Town Council has taken to this matter. As 

Figure 28 demonstrates the strategic sites have a complicated relationship with 

existing administrative boundaries. In addition, their principal relationship is to 

Falmouth itself. Nevertheless, having considered all the information available as part 

of the examination I recommend that the Guidance Notes are removed from the Plan. 

I have reached this conclusion for the following reasons: 

 whilst minor elements of the various sites are within the neighbourhood area

the majority of each of the sites are outside the neighbourhood area. A

neighbourhood plan cannot propose policies for land outside its administrative

area (see section 2.6 of this report);

 in any event the incorporation of information about developments adjacent to

the neighbourhood area (albeit in Guidance Note format) will raise

expectations about the way in which that information would influence the

eventual development of those sites; and

 Budock Parish Council is already preparing its own neighbourhood plan for

the areas affected by these strategic developments. That Plan will present the

opportunity for the policies in the Site Allocations DPD to be refined as the

local community sees fit.

7.20 I appreciate that this recommended modification will be a disappointment to the Town 

Council. Nevertheless, the Town Council will have the opportunity to influence the 

eventual outcomes on the various sites through its comments on specific planning 

applications within the development management process.  

Delete Guidance Note HR1 

Delete the relevant parts of the preceding text in Section 5 of the Plan 

Guidance Note HR 2: Requirements for the Ashfield community 

7.21 This Guidance Note comments specifically about the Ashfield Community. 

7.22 I have commented more generally about the Guidance Notes in the Plan in relation to 

Guidance Note HR1. The same principles apply to Guidance Note HR2. I 

recommend accordingly. 

Delete Guidance Note HR2 

Delete the relevant parts of the preceding text in Section 5 of the Plan 

Guidance Note HR 3: Requirements for the Lower Kergilliack community 

7.23 This Guidance Note comments specifically about the Lower Kergilliack community. 

7.24 I have commented more generally about the Guidance Notes in the Plan in relation to 

Guidance Note HR1. The same principles apply to Guidance Note HR3. I 

recommend accordingly. 

Delete Guidance Note HR3 
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Delete the relevant parts of the supporting text in Section 5 of the Plan 

Policy HR 4: Falmouth AFC Site 

7.25 This policy sets out a context for the comprehensive residential-led redevelopment of 

the Falmouth Town Football Club ground. The ground is located at the north-western 

edge of the town and is bounded to the north and east by Conway Road. The policy 

seeks to reconcile two potentially-conflicting issues. On the one hand, it promotes a 

comprehensive development of the ground. On the other hand, it requires an 

alternative provision of the football ground facility.  

7.26 This approach is reflected in the criteria associated with the submitted policy. They 

include: 

 the alternative provision of the sports ground;

 the requirements for a mixed-use development on the existing site;

 the introduction of traffic calming measures;

 the incorporation of appropriate mitigation measures against water based

recreational impacts; and

 general capacity issues in relation to sewage treatment.

7.27 In principle I am satisfied that the policy approach meets the basic conditions. The 

football ground is dated and its location will be affected to a certain extent by the 

development of the adjacent strategic housing sites and other commitments.  

7.28 I have considered the issue of the required alternative provision of the football ground 

very carefully. In particular there was no information available as part of the 

examination about sites being considered and/or their availability. In addition, I have 

also taken account of the representation from CC on the practicalities of achieving 

alternative provision. On this matter it comments that:  

‘It is not sufficient to simply require alternative provision of equal standard to be 

located nearby, as the occupants of these houses themselves will generate additional 

demand for all forms of open space, including formal outdoor sports pitches. 

Consequently, any replacement proposals need to demonstrate that they can actually 

deliver an increased capacity, including for community sports-use, such as for junior 

team matches and similar events.’ 

7.29 In all the circumstances I recommend that the policy is modified to take account of 

this representation. Whilst there is no certainty that an alternative and available site 

will be identified, those concerned in the wider development package will have a 

clear understanding about the policy implications of the process. The progress or 

otherwise of this policy could be monitored throughout the Plan period and the policy 

reviewed as necessary.  

7.30 I also recommend modifications to other criteria in the submitted policy. In general 

terms they bring the clarity required by the NPPF. 

7.31 I also recommend detailed modifications to the fourth criterion of the policy. In 

particular they remove process-related requirements. 



Falmouth Neighbourhood Plan – Examiner’s Report 

17 

 

7.32 Finally I recommend modifications to the second part of the policy which sets out a 

requirement for a Construction Environment Management Plan (CEMP), I do not 

disagree that this work may be required. However, it is more of a process than a 

policy requirement. In this context I have recommended that the policy is less 

definitive and the need or otherwise for a CEMP will depend on the scale and nature 

of the redevelopment scheme.  

In the opening part of the policy replace ‘only if’ with ‘where the following 

criteria are met’ 

Replace criterion i. with: ‘the alternative provision of a football ground, 

including facilities for community sports-use and junior team matches in an 

accessible location for walking, cycling and public transport’ 

In ii replace ‘The development is for’ with ‘The redevelopment of the existing 

ground provides’ 

Replace criterion iii with ‘Where practicable the redevelopment of the existing 

ground takes account of adjacent strategic housing developments and 

provides any required traffic calming measures on Bickland Water Road where 

they arise directly from the redevelopment proposals’ 

Replace criterion iv. with: ‘The redevelopment proposal incorporates 

appropriate and necessary mitigation against water based recreational impacts 

on the Fal and Helford SAC’ 

Replace criterion v. with ‘The redevelopment of the site demonstrates that 

there is sufficient consented sewage capacity to safeguard the integrity of the 

Fal and Helford SAC’ 

Replace part 2 of the policy with: ‘Where appropriate to the scale and nature of 

the redevelopment proposals a Construction Environment Management Plan 

should be included with development proposals to assess any likely 

significant effects on the Fal and Helford SAC during the construction phase’  

Policy HR 5: Identified urban capacity sites 

7.33 This policy identifies five smaller sites which have the potential for residential or 

mixed-use development. They have arisen directly out of the plan preparation 

process. I looked at the various sites when I visited the neighbourhood area. I saw 

the concentration of the larger sites to the west of the A39.  

7.34 The sites are appropriate to come forward for urban capacity sites in general terms. 

However, there is a lack of clarity about the scale and nature of development that 

would arise on the various sites. The supporting text comments that at Falmouth RFC 

(C26) and Adult Education Site and Playing Fields (C24 and 25) the areas intended 

for redevelopment are small areas of land adjacent to the recreation facilities. 

However, the map on page 21 (fig 24) outlines the entire sites and the policy wording 

does not specify the retention (or the replacement) of the playing fields. Policy F0S 5 

elsewhere in the Plan protects sports facilities and resists their loss unless equal or 



Falmouth Neighbourhood Plan – Examiner’s Report 

18 

 

improved provision is provided. However, there is no direct reference to that policy in 

this part of the Plan. I recommend modifications to address these matters.  

7.35 In addition the policy loosely comments that development proposals on these sites 

comply with the requirements of Policy HR6. Whilst the outcome of this approach is 

appropriate each policy should be self-contained. I recommend accordingly. 

7.36 The policy also requires that development proposals on each site are prepared in the 

context of a master plan. Whilst I have supported this approach on the larger 

proposals in the town centre (later in the Plan and in this report) those sites are of a 

scale and significance that warrants such an approach. For the purposes of this 

policy I recommend that the need or otherwise for a masterplan is captured in the 

supporting text.  

Replace the opening part of the policy with: ‘The neighbourhood plan identifies 

the following sites as urban capacity sites with the potential for residential or 

mixed used development’ 

After the list of sites add: 

‘The development of the identified sites for residential development or mixed 

uses will be supported subject to the following criteria: 

 where appropriate the development of the site concerned retains its

existing open spaces/recreational facilities in accordance with Policy

FOS5 of this Plan;

 the redevelopment proposal takes account of the character and

appearance of the surrounding area and delivers a high-quality outcome

which has regard to the Cornwall Design Guide and the design policies

in this Plan;

 the redevelopment proposal incorporates appropriate and necessary

mitigation against water based recreational impacts on the Fal and

Helford SAC; and

 the redevelopment site demonstrates that there is sufficient consented

sewage capacity to safeguard the integrity of the Fal and Helford SAC.’

In the Policy Intention at the end of the penultimate paragraph (on Design and 

Access Statements) add: ‘The different sites will present their own challenges and 

delivery mechanisms. Where they would come forward in phases individual planning 

applications should be prepared within the context of a wider master plan for the site 

concerned and demonstrate the way in which they would deliver the wider master 

plan ambitions’ 

Policy HR 6: Criteria for Urban Capacity sites 

7.37 This policy follows on from Policy HR5. In this case it provides general policy advice 

for the potential development of unallocated urban capacity sites. It takes a 

comprehensive approach to this potentially important matter.  
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7.38 Its first part makes cross-references to other policies in the submitted Plan. Parts 2 to 

6 provide more process-related requirements. I recommend detailed modifications to 

parts 2 to 5 of the policy to ensure that they have the clarity required by the NPPF.  

7.39 Finally I recommend the deletion of the sixth part of the policy which sets out a 

requirement for a Construction Environment Management Plan (CEMP). I do not 

disagree that this work may be required on certain sites. However, this can be 

determined on a case-by-case basis. In any event it is more of a process than a 

policy requirement. This approach is different to that taken for Policy HR4. In that 

case a specific large site-specific proposal forms the basis of that policy. By definition 

this policy is general and not site-specific. 

In part 1 of the policy replace ‘Unallocated sites coming forward for’ with 

‘Development proposals’ 

In criterion v. replace ‘Impact’ with ‘Any potential impact of the proposal’ 

Replace part 3 of the policy with: ‘The redevelopment proposal incorporates 

appropriate and necessary mitigation against water based recreational impacts 

on the Fal and Helford SAC’ 

Replace part 4 of the policy with ‘The redevelopment site demonstrates that 

there is sufficient consented sewage capacity to safeguard the integrity of the 

Fal and Helford SAC’ 

In part 5 of the policy replace ‘to ensure……Helford SAC’ with ‘to safeguard the 

integrity of the Fal and Helford SAC’. 

Delete part 6 of the policy 

Policy HR 7: Cohousing and self-build developments 

7.40 This policy sets out a positive approach towards cohousing and self-build 

developments. The positive approach reflects the support for such developments in 

national policy. The policy identifies a series of appropriate environmental criteria that 

need to be incorporated in such proposals.  

7.41 I recommend that two elements of the policy are deleted. The first is the section of 

the opening part of the policy which comments about such development being 

supported where development would not otherwise be permitted. As submitted the 

Plan does not clarify the areas and/or the circumstances to which this would apply. In 

any event it will be a matter for CC’s judgement through the development 

management process taking account of all relevant material planning considerations. 

The second is the fourth criterion which requires arrangements to be made for any 

such developments to be held in trust as a community asset. Such an outcome would 

be both positive and well-received. However, it is not a land use matter. I also 

recommended consequential modifications to the supporting text. They overlap with 

my recommended modifications to Guidance Notes HR1-3. 
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7.42 Otherwise the policy meets the basic conditions. It has the ability to facilitate the 

development of a different form of housing in the town than that which might more 

naturally arise from commercial development proposals.  

In the opening part of the policy delete ‘and on site…. permitted’ 

Delete the fourth criterion 

In the supporting text on page 29 delete the text in brackets above the heading 

‘Policy Intention’ 

Policy HMO1: Student Accommodation 

7.43 This policy sets out to provide specific controls over the use of residential properties 

for student accommodation. The supporting text comments extensively about the 

existing and projected scale of student numbers in the wider area and at the Penryn 

Campus in particular. On the one hand, increased student numbers bring investment 

and spending in the neighbourhood area. On the other hand, it generates particular 

pressures on the housing market in general, and the demand for rental properties in 

particular.  

7.44 The policy has two main elements. The first resists further proposals for the 

conversion of dwelling houses to houses in multiple occupation, the development of 

new purpose-built student accommodation or the change of use of hotels and 

residential institutions to student accommodation. The second sets out specific 

circumstances where the Plan would support the extension of houses already in 

multiple occupation.  

7.45 The Plan helpfully provides cross-references to the Site Allocations Development 

Plan Document (DPD). The matter-of-fact approach taken in the submitted Plan has 

been prepared within the wider context of the planned delivery of significant increase 

in the provision of student accommodation within the Plan period. Paragraph 7.46 of 

the DPD comments that ‘(to) facilitate the delivery of student accommodation, three 

sites have been identified that can cater for growth both within and beyond the Plan 

period. The sites are centred in and around the existing campus to maximise their 

sustainability and in turn address impacts within the two towns. Furthermore, the 

strategy allows for growth within the short, medium and long term to support the 

Universities’ growth ambitions; plus, will offer the opportunity for some rebalancing of 

the market, by providing an alternative for students to come out of poor-quality HMO 

properties within the towns’ 

7.46 The three sites concerned are: 

 Parkengue (FP-M2): A mixed use site that adjoins the east of the existing

campus.

 Treliever (FP-M3): A mixed use site that adjoins the north of the campus

 The existing Penryn campus, which has outline planning permission for the

provision of 1049 units (PA08/01579/OM)
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The combination of these three sites on and adjacent to the campus, together with 

the permitted scheme at Packsaddle (PA16/03030), will deliver the Universities 

growth requirements to the end of the Plan period. However, a fourth site, Treliever 

Future Direction of Growth (FPM4) has also been identified, which will allow for 

growth at the end or beyond the Plan period; although this site should not be brought 

forward until Treliever (FP-M3) has been delivered. 

7.47 In these circumstances I am satisfied that the approach taken in the submitted 

neighbourhood plan is reasonable and takes account of the strategic context within 

which this important matter is being addressed. In the event that any of the strategic 

developments do not proceed the effectiveness of the neighbourhood plan policy can 

be assessed within the Plan period based on feedback from monitoring information 

and broader discussions which may take between the universities concerned and 

public bodies.  

7.48 I recommend detailed modifications to the policy to ensure that it has the clarity 

required by the NPPF as follows: 

 ensuring that the first part of the policy acknowledges existing planning

permissions and strategic commitments;

 deleting any reference to the need for extended HMOs to improve the

operation of the highway network given that it would be outside any owner’s

control;

 modifying the approach taken so that the policy ensures that amenity levels

are safeguarded recognising that their enhancement may not always be

practicable; and

 modifying the approach taken so that the policy ensures that the demand for

on street parking levels is maintained recognising that demand reduction may

not always be practicable.

7.49 Otherwise the policy meets the basic conditions. It provides a clear local response to 

a specific set of circumstances which have arisen in recent years. 

In part 1 of the policy replace ‘permitted’ with ‘supported’ 

In part 1 ii add at the end ‘except where they are already committed in the 

Cornwall Site Allocations Development Plan Document’ 

In part 2 of the policy replace ‘permitted’ with ‘supported’ 

In part 2 i replace ‘enhance’ with ‘safeguard and where practicable enhance’ 

Replace part 2 ii with ‘maintain and where practicable reduce the demand for 

on-street car parking’ 

In part 2 iii replace ‘enhance’ with ‘safeguard and where practicable enhance’ 

Policy HMO2: Build to Rent Development 

7.50 This policy complements the approach taken in Policy HMO1. In this case it offers 

support to the development of private rented sector housing and schemes offering a 
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mixture of market rent and affordable private rent housing for working households. It 

is a good distinctive response to the local housing market.  

7.51 The policy specifically excludes the occupation of such houses by undergraduate 

students. The Town Council agreed with my comments in the clarification note that 

this approach would be difficult to monitor and enforce. In addition, it commented that 

‘it is envisaged that such developments would by the nature of the legal agreement 

necessary under the terms of the policy not be practical nor attractive to landlords of 

student accommodation’. I recommend the deletion of this element of the policy. 

Otherwise the policy meets the basic conditions.  

Delete criterion 2 

Incorporate criterion 1 directly into the preceding element of the policy. 

Policy TC 1: The Falmouth Town Centre Strategy 

7.52 This policy is an important part of the Plan. It sets out how other policies will deliver 

key elements of the Falmouth Town Centre Strategy (FTCS). That Strategy is set out 

within the Plan itself. CC has confirmed that the proposed FTCS is fully underpinned 

and is consistent with the Strategic Economic Plan 2017-2030 and the Place Shaping 

Board (a collaboration between Cornwall Council and community agencies to bring 

about regeneration projects). 

7.53 The policy itself reads both as a policy in its own rights, a signpost to other more 

detailed policies, and a list of non-land use projects. In order to safeguard the 

impressive approach taken in the Plan on the FTCS whilst ensuring that the resulting 

policy has the clarity required by the NPPF I recommend that the policy is simplified. 

The outcome would be a policy that offers general support to developments which 

arise out of the FTCS and to the identified site development areas in particular. I also 

recommend associated modifications to the supporting text to capture the non-land 

use elements that are removed from the policy.  

Replace the policy with: 

‘Development proposals which arise from the implementation of the Falmouth 

Town Centre Strategy will be supported where they comply with other relevant 

design policies elsewhere in this Plan.  

The following developments will be particularly supported: 

At this point Insert 1 from the submitted policy (deleting ‘Support for’) 

At this point insert 2 from the submitted policy (deleting ‘Support for’) 

At this point insert 3 from the submitted policy’ 

At the end of the Policy Justification add: 

‘Policy TC1 seeks to capture the principal land use elements of the Falmouth Town 

Centre Strategy in this Plan. Clearly other elements of the Plan will be developed and 
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implemented within the Plan period. These will include sustainable transport 

initiatives and the consolidation of car parking arrangements’  

Policy TC 2: Church Street Car-Park 

7.54 This policy is based on the Church Street car park. As the supporting text comments, 

it is the greatest opportunity for the town to make the best use of one of its unrealised 

assets. Its overall ambition is to create a high-quality public space and to facilitate 

new activities and direct access to the marine activities of the harbour.  

7.55 Given the nature of the site it is a very comprehensive policy. It has four main 

elements as follows: 

 requiring a masterplan to conform development proposals around as series of

design principles;

 identifying the way in which development proposals should be prepared and

submitted;

 the associated requirements for planning applications; and

 appropriate mitigations against water based recreational impacts on the Fal

and Helford SAC.

7.56 I looked at the site carefully when I visited the town. I saw the centrality of the car 

park, and the way in which it separated the retail attractions of the town centre from 

its marine heritage and environment. In general, terms I am satisfied that the 

approach taken is appropriate for its central location within the town centre. In 

particular the policy approach is non-prescriptive in terms of the public realm 

improvements and the way in which it would maximise economic, cultural and marine 

activity benefits to the wider community. 

7.57 I recommend modifications to the policy to address two principal matters. The first is 

the sheer complexity and detail of the policy approach. In several cases it is 

repetitive. In other places it includes detailed process requirements which are better 

suited to the supporting text of the Plan as they are not directly of a policy nature. I 

recommend accordingly. 

7.58 The second is its reference to the need for the development to be associated with a 

contamination remediation strategy to address buried contaminants in the adjacent 

Controlled Waters. Whilst this approach seeks to reflect existing conditions around 

the site, there is no direct relationship between the proposed development and the 

current state of the controlled waters. In any event, and as CC comments in its 

representation, the policy’s requirement for works of this nature may make any such 

proposals unviable. As such I recommend that this element is removed from the 

policy and that it is addressed in more general terms in the supporting text. 

7.59 I also recommend more general modifications to the format, structure and the 

wording used in the policy. This includes consequential modifications to the 

supporting text.    

In the opening part of the policy delete ‘and remediates…. buried 

contaminants’  
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At the end of the opening part of the policy replace ‘the following conditions’ 

with ‘their compliance with the detailed requirements of this policy’ 

Between the opening element and the first part of the policy insert: ‘A master 

plan should be prepared for the overall development of the site. All 

development proposals within the site, including any specific proposals for 

individual elements of the wider package, should conform to the master plan. 

The master plan should incorporate [at this point include the submitted part 2i 

of the policy after ‘incorporating’]’ 

In the first part of the policy replace ‘to be set…...must:’ with ‘should be 

prepared within the context of the overall master plan for the site and should:’ 

In criterion i. run the two separate sentences into one sentence. 

Delete criterion xi. 

Replace the second, third and fourth parts of the policy with: 

‘The wider redevelopment package should incorporate appropriate and 

necessary mitigation against water based recreational impacts on the Fal and 

Helford SAC. 

Where appropriate to the scale and nature of the redevelopment proposals, a 

Construction Environment Management Plan should be included with 

development proposals to assess any likely significant effects on the Fal and 

Helford SAC during the construction phase’  

At the end of the supporting text on page 42 add: 

‘Policy TC2 provides a positive context within which development of this type can 

proceed. It is important that redevelopment proposals are supported with appropriate 

evidence so that their environmental effects can be fully assessed. As such 

development proposals should be accompanied with the following information: 

 insert here 2 iii a from the submitted Plan

 insert here 2 iv from the submitted Plan

 insert here 2 v from the submitted Plan

 appropriate legal agreements to address any of the previous three bullet

points or any other matters which cannot satisfactorily been controlled by way

of a planning condition.

The controlled waters around the site, including those within the Fal and Helford 

SAC, are affected by buried contaminants. All development proposals should take 

account of existing pollution levels and be designed accordingly’ 

Policy TC 3: Quarry Car Park 

7.60 This policy comments about the Quarry Car Park. I looked at the site as part of my 

visit.  I saw its dramatic natural features as described in the Plan. I also experienced 

first-hand the short but steep walk from The Moor to the car park. 
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7.61 The policy proposes the development of the site for a high-quality mixed tenure 

residential/mixed use development and additional car parking. It includes a series of 

criteria which development proposals would need to meet. They include: 

 detailed design criteria;

 the requirement for a master plan/concept plan; and

 specific access and safety requirements.

7.62 In general terms I am satisfied that the policy is appropriate to the town. It proposes 

the development of an important site which, through its unique and enclosed format, 

is capable of securing built development which would not impact on the character 

and setting of the town. In addition, it looks for sensitive solutions which would retain 

existing levels of car parking.  

7.63 However as submitted the policy has a confusing format. The requirement for a 

master plan appears part-way through the policy rather than at the beginning. In 

addition, the two sets of design and other requirements overlap one with the other. 

Finally, the fourth, fifth and six components of the policy are largely process-based 

requirements rather than policies. I recommend modifications to address these 

matters. I also recommend consequential modifications to the supporting text. 

Otherwise the policy meets the basic conditions.  

At the end of the opening part of the policy replace ‘the following criteria’ with 

‘their compliance with the detailed requirements of this policy’ 

Immediately after the opening element insert: ‘A master plan should be 

prepared for the overall development of the site. All development proposals 

within the site, including any specific proposals for individual elements of the 

wider package, should conform to the master plan. Constituent parts of the 

wider package which come forward separately will only be supported where 

they can demonstrate that the phased delivery of the site can be achieved 

without unacceptable impacts on the town centre, local residents, businesses 

and the provision of visitor car parking’ 

Delete the second part of the policy on master planning (as submitted) 

Incorporate the design elements in the first and third parts of the policy after 

the opening part of the submitted third part of the policy. In this opening part 

replace: 

 ‘A high-quality…. impacts on the’ with ‘Development proposals should

not result in unacceptable impact on the’

 ‘must effectively integrate the following issues’ with ‘should incorporate

positive design solutions to the following matters:’

Thereafter re-order the various design criteria so that they appear in the 

following order (with the criteria to remain unchanged unless indicated 

otherwise): 

1a/1b/1c/1d/1e/1g 
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3a adding ‘is provided’ at the end 

3b adding ‘is provided’ between ‘development’ and ‘with’ 

3c replacing ‘The need to complement’ with ‘The development complements’ 

3d replacing ‘must’ with ‘should’ 

3e inserting ‘The development incorporates’ at the beginning. 

Replace the fourth, fifth and six parts of the policy with: 

‘The wider redevelopment package should incorporate appropriate and 

necessary mitigation against water based recreational impacts on the Fal and 

Helford SAC. 

Where appropriate to the scale and nature of the redevelopment proposals a 

Construction Environment Management Plan should be included with 

development proposals to assess any likely significant effects on the Fal and 

Helford SAC during the construction phase’  

At the end of the supporting text on page 45 add: 

Policy TC3 provides a positive context within which development of this type can 

proceed. It is important that redevelopment proposals are supported with appropriate 

evidence so that their environmental effects can be fully assessed. It includes a 

series of design criteria. They have been included to take account of the particular 

characteristics of the site. In a general sense, development proposal should 

demonstrate how they confirm to the various policies in Section 11 of this Plan.  

Policy TC 4: The Former TA Site 

7.64 This policy addresses the former TA site. It is currently being used as a car park. It is 

centrally-located in the town centre. 

7.65 The policy proposes its use for new housing and for increased car parking provision. 

It includes a series of criteria which development proposals would need to meet. 

They include: 

 the maintenance/increase of car parking provision;

 the creation of linkages to other facilities in the town centre;

 the relationship of new development to the Killigrew monument; and

 the need for a development masterplan

7.66 In general terms I am satisfied that the policy is appropriate to the town. It proposes 

the development of an important site which is capable of securing built development 

which, with careful attention to design, height and scale matters would not impact on 

the character and setting of the town. In addition, it looks for sensitive solutions which 

would retain existing levels of car parking.  

7.67 However as submitted the policy has a confusing format. The requirement for a 

master plan appears part way through the policy rather than at the beginning.  The 
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sixth and seventh components of the policy a largely process-based requirements 

rather than policies. In addition, the final part of the policy applies elements of the 

policy on the Quarry Car Park to the development of this site. Whilst those elements 

are general in nature the policy requires anyone interested in its development to look 

at the contents of another policy.   

7.68 I recommend modifications to address these various matters. I also recommend 

modifications so that the reference to the specific heritage assets is incorporated 

within the criteria of the policy rather than within its opening part. I also recommend 

consequential modifications to the supporting text. Otherwise the policy meets the 

basic conditions.  

In the opening part of the policy replace ‘and heritage assets…. Manor and’ 

with ‘and satisfactorily address the following issues:’ 

Insert at the beginning of the list of criteria 6 i of the submitted policy replacing 

‘a masterplan incorporating’ with ‘The preparation of a master plan which 

incorporates’ 

In criterion 4: 

 replace overwhelming’ with ‘unacceptable’

 inset into brackets ‘the view of which…. must be maintained’

 at its end add ‘and Arwennack House and Manor’

Delete section 6 of the policy 

Insert at this point criterion 1e from Policy TC3 (in full) replacing ‘The 

Moor…the quarry’ with ‘in the immediate locality’ 

Replace sections 7 and 8 of the policy with: 

‘The wider redevelopment package should incorporate appropriate and 

necessary mitigation against water based recreational impacts on the Fal and 

Helford SAC. 

Where appropriate to the scale and nature of the redevelopment proposals a 

Construction Environment Management Plan should be included with 

development proposals to assess any likely significant effects on the Fal and 

Helford SAC during the construction phase’  

At the end of the supporting text on page 46 add: 

‘Policy TC4 provides a positive context within which development of this type can 

proceed. It is important that redevelopment proposals are supported with appropriate 

evidence so that their environmental effects can be fully assessed. It includes a 

series of design criteria. They have been included to take account of the particular 

characteristics of the site. A key element of the development of the site will be the 

way it takes account of important heritage assets in its immediate locality’ 

Policy TC 5: New uses for upper floors in the town 
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7.69 This policy recognises the vibrancy and vitality which can naturally arise from the full 

occupation of upper floors in the town. During my visit I saw several buildings in the 

town centre where the upper floors were being used actively and productively and 

where independent accesses had been retained. In other cases, I saw that upper 

floors were unused.  

7.70 The policy is underpinned by a series of environmental, amenity and heritage criteria. 

They are appropriate and distinctive to the town. 

7.71 The policy correctly offers support for a variety of retail, commercial and residential 

uses. In some cases, the proposed uses may not need planning permission. I 

recommend that the policy acknowledges this scenario.  

7.72 The fourth criterion comments that no car parking should be included with any such 

proposals. A footnote indicates that occupants of any floorspace brought back into 

use could purchase season tickets for car parks in the town centre. I recommend that 

this aspect of the policy is deleted. As submitted, it is a rather blunt tool to control an 

issue which will need to be applied differently and sensitively to different sites. In 

particular it would be unreasonable (and indeed impracticable) to expect a 

development proposal not to use existing parking spaces accessible to the property 

concerned. I recommend that the parking issue is addressed in the supporting text.  

7.73 I recommend that the fifth criterion on heritage matters is simplified. I also 

recommend detailed modifications to the wording within the policy. 

At the beginning of the policy add: ‘Insofar as planning permission is required’ 

In the first sentence replace ‘permitted’ with ‘supported’ 

In criteria 1 and 3 replace ‘adversely’ with ‘unacceptably’ 

Delete criterion 4. 

Replace criterion 5 with: ‘As appropriate to the premises concerned the 

proposal is sensitive to heritage assets in general terms, and would preserve 

or enhance the character and appearance of the Falmouth Conservation Area 

in particular’ 

At the end of the supporting text add: ‘Policy TC5 provides a context within which 

development of this nature can come forward. It acknowledges that not all 

developments will need planning permission. In many cases the provision of 

dedicated car parking within the curtilage of the site will not be possible in general, 

and within the historic core of the town centre in particular. Occupiers of any 

floorspace brought back into use could purchase season tickets for car parks in the 

town centre. Where existing car parking spaces are available within the curtilage of 

the premises concerned their use would be a matter for private agreement between 

its wider users’ 

Policy BE 1: Supporting the Harbour, Port and Docks 
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7.74 This policy comments about the importance of the working port to the town in terms 

of employment, economy and tourism. It supports sustainable development and 

improvements to port infrastructure and access. The details of the Policy Intention 

are included in the wider supporting text on pages 48 and 49.  

7.75 As submitted the policy does not have the form and structure required for a 

development plan policy. I recommend modifications to address this matter. In doing 

so I recommend that direct reference is made to the details included in the Policy 

Intention. 

Replace the second sentence of the policy with: 

‘Development proposals which would support sustainable development and 

improvements to the port infrastructure and access will be supported. 

Proposals that would deliver the following works will be particularly supported: 

 marine engineering and maritime tourism;

 signage and information for passengers including the provision of

disabled access to the ferries

 added value enterprise in the marine advanced engineering and energy

sectors; and

 supply chain development including training and skills’

Policy BE 2: Supporting Value Added Enterprises 

7.76 This policy offers support to added value enterprises. It recognises that such 

businesses would support the port and harbour and bring opportunities for 

employment growth and diversification.  

7.77 Its approach is appropriate to the character of the neighbourhood area. In addition, it 

will contribute towards its economic diversification and well-being. 

7.78 I recommend detailed modifications to the wording used in the policy to bring the 

clarity required by the NPPF. Otherwise it meets the basic conditions. 

Replace ‘permitted subject to there being no significant detrimental impact’ 

with ‘supported where the proposed development would not have an 

unacceptable detrimental impact’ 

After the three criteria replace ‘add to difficulties’ with ‘have an unacceptable 

detrimental impact on’ 

In the final part of the policy replace ‘must wherever possible’ with ‘should 

where practicable’ 

Policy BE 3: Tourism Facilities and Accommodation 
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7.79 This policy offers support to proposals for the development and/or enhancement of 

tourism facilities and accommodation. It identifies nine criteria which any such 

developments should meet.  

7.80 The criteria address a range of matters including design, accessibility and heritage. I 

recommend that the policy is modified so that it requires compliance with the criteria 

insofar as they are applicable to the particular development. In some cases, 

proposals will be able to comply with all of the criteria. In other cases, this will be 

impracticable.  

Between ‘where’ and ‘it’ in the initial part of the policy add: ‘as appropriate to 

their scale, nature and location’ 

Policy BE 4: Protection of existing stock of holiday accommodation 

7.81 This policy has two purposes. The first sets out to retain hotels and guesthouses 

within the identified Prime Seafront Hotel Area of the town. The second comments 

about the need for any new development of hotels or other accommodation in this 

area to be informed by the context of its scale and surroundings. I saw the 

significance and the attractiveness of this part of the neighbourhood area as part of 

my visit.  

7.82 The first part of the policy largely repeats the equivalent policy in the former Carrick 

Local Plan 1998. Whilst the tourism accommodation in the town has generally stood 

the test of time well, it is clear that the tourism market in changing. I saw several 

modern apartments in this part of the town.   

7.83 In this context I recommend that the policy is modified so that it takes account of 

demand and viability issues within an overall context of retaining the tourism 

accommodation in this part of the town. In recommending modifications I have 

sought to be consistent with the approach taken in Policy 5.2 of the adopted Cornwall 

Local Plan.  

7.84 I am generally satisfied that the second part of this policy is appropriate in the 

circumstances. However, I recommend a modification so that its application is clear. 

As submitted, it is too general and does not have the clarity required by the NPPF.  

In the first part of the policy replace ‘will not be approved…. character of the 

area’ with: 

‘will not be supported unless: 

 it can be demonstrated their continued use for such purposes is not

underpinned by market demand through a process of active and

continued marketing for at least a period of nine months; or

 the proposed use otherwise contributes towards the vibrancy and

attractiveness of the tourism offer in the town; or
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 it can otherwise be demonstrated that the proposed use would have no

unacceptable impact on the delivery of tourism-related accommodation

and activity in this part of the town; or

 the premises are unsuitable for continued tourism-related uses due to

environmental considerations’

In the second part of the policy replace ‘New development…. within this area’ 

with ‘Proposals for the development of new holiday accommodation or for the 

redevelopment or adaptation of holiday accommodation in the Prime Seafront 

Hotel Area’ 

Policy BE 5: Facilities for small boat moorings 

7.85 This policy offers support for proposals which would improve access and facilities to 

serve existing moorings. It identifies nine criteria which any such development should 

meet.  

7.86 The criteria address a range of issues including design, accessibility and drainage 

matters. I recommend that the policy is modified so that it requires compliance with 

the criteria insofar as they are applicable to the particular development. In some 

cases, proposals will be able to comply with all of the criteria. In other cases, this will 

be impracticable.  

7.87 I recommend that the sixth criterion is deleted. Whilst other permissions and licences 

may be required, they will be a parallel process to the planning process. 

7.88 I also recommend detailed modifications to the final part of the policy. In particular 

they remove the process-related requirements. 

After ‘where’ in the initial part of the policy add: ‘as appropriate to their scale, 

nature and location’ 

Delete criterion 6 

In the final part of the policy replace will also be expected to’ with ‘should’ and 

‘an appropriate contribution to mitigate against’ with ‘appropriate and 

necessary mitigation against’ 

Thereafter delete ‘to be agreed….is granted’ 

Policy BE 6: Revival of Prince of Wales Pier 

7.89 This policy offers support for proposals for the revival of the Prince of Wales Pier. It 

identifies important features of any refurbishment of the Pier. Its final part also seeks 

to ensure that the design of such works will be consistent with its scale, design and 

character of the existing Pier.  

7.90 I recommend that the policy provides flexibility for any parts of the refurbishment 

package to come forward. Otherwise its format could have unintended 

consequences. With this modification the policy meets the basic conditions.  
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In the opening part of the policy insert ‘any or all of’ between ‘incorporate’ and 

‘the’ 

Policy BE 7: Enhancing and Promoting the Moor 

7.91 This policy offers support to proposals which would enhance and promote The Moor 

as a key visitor and local destination. I saw its importance to the wider town as part of 

my visit. The policy has a particular focus on improving the public realm, reducing 

vehicular/pedestrian conflicts and promoting a sense of place.  

7.92 The policy takes an appropriate approach towards this sensitive part of the town. I 

recommend a modification which acknowledges that some of the public realm 

improvements included in the policy may be permitted development. Otherwise the 

policy meets the basic conditions 

At the beginning of the policy add: ‘Insofar as planning permission is required’ 

Policy BE 8: Dracaena Community and Visitor facilities 

7.93 This policy offers support for new community facilities at Dracaena Fields. 

7.94 It meets the basic conditions. 

Policy BE 9: Supporting Festivals Infrastructure 

7.95 This policy offers support to the enhancement of existing facilities or for the provision 

of new facilities to support the town’s festival culture. It properly recognises the 

distinction between this infrastructure and the organisation of the festivals.  

7.96 I recommend modifications to the structure and the detailed wording of the policy. 

Otherwise it meets the basic conditions. 

Replace ‘subject to there being…...traffic generation and conflict’ with: 

‘where the proposed development would not have an unacceptable detrimental 

impact on the residential amenities of adjoining residential areas in terms of 

their scale and visual appearance, the noise generated, and traffic movements 

and highway safety matters’ 

Policy BE 10: Small scale workshop development 

7.97 This policy takes a similar approach to that of Policy BE9. In this case it relates to 

small scale workshop development related to the University. 

7.98 This policy is also appropriate to the neighbourhood area. In this case it will help to 

expand and diversify its economic base and well-being. 

7.99 The form and composition of the policy avoids most of the issues identified with 

policy BE9. On this basis I recommend only one technical modification to ensure that 

it has the clarity required by the NPPF. 
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Replace ‘permitted subject to there being no significant detrimental impact’ 

with ‘supported where the proposed development would not have an 

unacceptable detrimental impact’ 

Policy BE 11: Innovation/home business hub. 

7.100 This policy offers support to the development of an innovation/home business hub in 

specific locations. 

7.101 This policy is appropriate to the neighbourhood area. In this case it will help to 

expand and diversify its economic base and well-being. I recommend a technical 

modification to its wording. Otherwise it meets the basic conditions. 

Replace ‘permitted’ with ‘supported’ 

Policy BE 12: Home based enterprise. 

7.102 This policy offers support to home-based enterprises. The approach acknowledges 

that improvements in technology make such possibilities more attractive both to 

employers and to local residents. The policy identifies a series of appropriate 

environmental safeguards.  

7.103 I recommend that the policy is modified so that it recognises that many such 

proposals may not need planning permissions as material changes of use will not 

take place. I also recommend other modifications to the wording used. Otherwise it 

meets the basic conditions.  

At the beginning of the policy add: ‘Insofar as planning permission is required’ 

Replace ‘encouraged’ with ‘supported’ and ‘unreasonable’ with ‘unacceptable’ 

Policy BE 13: Intensification and Enhancement of Existing Employment Sites 

7.104 This policy continues the positive approach towards new business development in 

the town. In this case its focus is on the redevelopment and/or enhancement of 

employment uses at a series of identified locations.  

7.105 This policy is appropriate to the neighbourhood area. In this case it will help to 

expand and diversify its economic base and well-being. I recommend technical 

modifications to its wording. Otherwise it meets the basic conditions. 

Replace ‘permitted subject to there being no significant detrimental impact’ 

with ‘supported where the proposed development would not have an 

unacceptable detrimental impact’ 

Policy FOS 1:  Protection of key open spaces: 

7.106 This policy sets out to support the protection of open spaces as recorded in the 

Falmouth Local Landscape Assessment. It takes appropriate account of the different 

status of the key open spaces (high value/moderate value).  
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7.107 I am satisfied that the approach taken in the policy is both appropriate to the 

circumstances and is evidence-based. I recommend a detailed modification to the 

wording of the second part of the policy.  

7.108 I also recommend that the policy is accompanied by a separate map which shows the 

open spaces and their designations as identified in the Assessment. If necessary, the 

separate map can cross-refer to the information already included in the evidence 

base. Otherwise it meets the basic conditions. 

In the second part of the policy replace ‘adequate’ with ‘appropriate’ 

Include a separate map in the Plan which shows the open spaces and their 

designations as identified in the Assessment 

Policy FOS 2: Assessment of secondary open spaces: 

7.109 This policy follows on from Policy FOS2. In this case it applies to unassessed open 

spaces. 

7.110 As submitted the policy reads slightly out of context. I recommend a modification 

which would introduce an additional element to provide the necessary wider context. I 

also recommend consequential modifications to the first and second sentences of the 

submitted policy. 

Insert at the beginning of the policy: ‘Development proposals elsewhere in the 

town should take account of and respect secondary open spaces’ 

In the first sentence of the submitted policy replace ‘may’ with ‘would’ and 

‘shall’ with ‘should’.  

In the second sentence of the submitted policy replace ‘then…...shall apply’ 

with ‘the relevant section of Policy FOS 1 will apply to the determination of the 

relevant planning application’ 

Policy FOS 3: Specific Improvement Projects for Pendennis Point and Falmouth 

Seafront. 

7.111 This policy sets out to safeguard the Pendennis Point and Falmouth Seafront from 

unacceptable proposals which would otherwise affect planned improvement works. It 

is an appropriate policy to the character of the neighbourhood area and the 

attractiveness and the significance of Pendennis Point and the adjacent seafront in 

particular. 

7.112 The policy meets the basic conditions. 

Policy FOS 4: Green Corridor and Gardens Walk 

7.113 This is a more general policy than Policy FOS 3. In this case it resists developments 

within or close to the proposed Green Corridor and Garden Walk 

7.114 I recommend a modification to the wording used. Otherwise it meets the basic 

conditions. 
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Replace ‘be resisted’ with ‘not be supported’ 

Policy FOS 5: General open spaces and sports, play and recreation facilities 

7.114 This policy seeks to safeguard open spaces and sports, play and recreational 

facilities. It is an appropriate policy to the character of the neighbourhood area and 

the attractiveness and the significance of its various open areas and recreation 

areas. I recommend a modification to the wording used. Otherwise it meets the basic 

conditions 

Replace ‘be resisted’ with ‘not be supported’ 

Policy FOS 6: Funding 

7.115 This policy looks to the future in its approach towards identifying key environmental 

and open spaces projects to which it can apply funding received from Section 106 or 

Community Infrastructure Levy funding.  

7.116 Its purpose is well-intended. However, it is not a policy. Rather it is a Project that will 

sit with the other Projects included in the Plan. In addition, it will relate well to Policy 

DP1 of the Plan (both as submitted and as recommended to be modified). I 

recommend accordingly.  

Delete the policy 

Reclassify the policy as a Project 

Guidance Note FOS 7: Provision of municipal facilities –Cemeteries and Allotments 

7.117 This Guidance Note makes a request that additional cemetery provision is 

incorporated within the strategic residential allocations on edge of the town (outside 

the designated neighbourhood area).  

7.118 This matter raises similar issues tio those for Guidance Notes HR1-3. I recommend 

the deletion of Guidance Note FOS7 for the same reasons. I also recommend 

consequential modifications to the supporting text.  

Delete the Guidance Note 

In the supporting text delete the final sentence (‘Therefore a Guidance 

Note……additional facilities’) 

Policy TCON 1: Sustainable transport measures in new development 

7.119 This policy is the first of three policies which comment about transport and 

connectivity in the neighbourhood area. The supporting text is very comprehensive 

about the ambitions of this part of the Plan. It also makes a strong linkage with other 

local studies on this important matter.  

7.120 This policy comments that new developments will be supported that incorporate 

measures to meet the sustainable transport needs of local residents and businesses. 

The bulk of the policy then identifies a range of sustainable transport measures which 
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may be appropriate within the neighbourhood area where they relate to the 

development concerned.  

7.121 Whilst this approach is understandable the policy largely lists a series of sustainable 

transport initiatives which, in themselves, are unlikely to need separate planning 

permissions. In this context I recommend that the schedule of initiatives is removed 

from the policy and listed in the supporting text.  

Retain the first sentence of the policy 

Delete the remainder 

At the end of the policy justification add: 

‘Policy TCON1 provides a supportive context within which new developments can 

deliver sustainable transport measures. Depending on the scale, nature and location 

of the development concerned they may include: 

[At this point list 1/2/3 from the deleted element of the policy] 

Thereafter insert the final part of the submitted policy (with the removal of ‘as 

identified…. Policy TCON2)’ 

Policy TCON 2: Sustainable transport measures in the Town Centre 

7.122 This policy identifies a phased programme of sustainable transport measures which 

will come forward in the Plan period and support the Connecting Cornwall Falmouth 

and Penryn Transport Strategy. The schedule of projects is both interesting and 

appropriate. However, in most cases they are unlikely to need planning permission. 

7.123 In such circumstances I recommend that the policy is deleted and replaced with a 

Project. In this capacity it will complement the submitted Project TCON5. 

Delete the policy 

Reposition it as an additional Project 

Policy TCON 3 Protection of footpaths, bridleways and cycleways. 

7.124 In contrast to the two earlier policies in this section of the Plan this policy is land-use 

based. Its focus is on the protection of footpaths, bridleways and cycleways. The first 

and second parts of the policy offer support to new and improved facilities. The third 

and fourth parts provide a policy context for the determination of proposals which 

would result in either the loss or the closure of such facilities.  

7.125 The policy is well-designed. I recommend a specific modification to its fourth part. 

Otherwise it meets the basic conditions 

In part 4 of the policy replace ‘permitted’ with ‘supported’ 

Guidance Note TCON 4: Sustainable transport and peripheral development sites 
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7.126 This Guidance Note seeks to ensure that Policy TCON1 is taken into account in the 

design of the proposed peripheral developments outside the neighbourhood area. 

7.127 In the context of my recommended modifications to Guidance Notes HR1-3 I also 

recommend the deletion of this Guidance Note. In any event I have already 

recommended extensive modifications to the format and content of Policy TCON1.  

Delete Guidance Note TCON4 

Policy CUL 1: Development of new and regeneration of cultural facilities 

7.128 This policy offers support to the development of new or improved facilities for the 

provision of arts and creative industries. It identifies four criteria that such 

developments should meet.  

7.129 The general approach of the policy is appropriate to the neighbourhood area in 

general. It reflects its existing arts and creative activities. I recommend that the 

wording of the policy is modified so that development proposals have to meet the 

criteria as appropriate to their scale and location. In some cases, proposals will be 

able to meet the requirements of all the four criteria. In other case this will be 

impracticable.  

7.130 I also recommend a detailed modification to the wording of the policy to bring clarity. 

Otherwise it meets the basic conditions. 

Replace ‘The development of new or regeneration of facilities’ with ‘Proposals 

for the development or new or improved facilities’ 

At the beginning of the second sentence add: ‘As appropriate to their scale and 

location’ 

Policy CUL 2: Protection of existing venues. 

7.131 This policy continues the approach of Policy CUL 1. In this case it seeks to protect 

existing cultural venues and to support measures which would extend their access 

and use.  Both aspects of the policy are appropriate to the town and its cultural offer.  

7.132 I recommend a detailed modification to the wording of the first part of the policy so 

that it meets the basic conditions. 

7.133 I also recommend that the second part of the policy acknowledges that several of the 

measures which it includes are likely to be permitted development. Otherwise the 

wider policy meets the basic conditions.  

Break the policy into its two separate components 

In the first sentence of the submitted policy replace ‘be resisted’ with ‘not be 

supported’ 

At the beginning of the second sentence of the submitted policy add: ‘Insofar 

as planning permission is required’ 
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Policy CUL 3: Cultural expertise in new development 

7.134 This policy supports the involvement of creative practitioners in large-scale 

developments. In particular it requires that developers should submit proposals for 

creative arts within the details of planning applications.  

7.135 In principle this approach has considerable merit. Nevertheless, it is not directly a 

land use matter. As such I recommend that the policy is deleted from the Plan. 

However, given its relationship to the wider cultural offer in the town I recommend 

that it becomes an additional Project. In doing so I recommend detailed modifications 

to its format.  

Delete the policy 

Replace the policy with a Project. In doing so replace the second sentence with: ‘The 

Town Council will encourage developers and creative practitioners to work together 

on major developments. This could include the extent to which creative arts are 

engaged in the development, how any creative elements are funded and maintained 

and the timetable and trigger points for the delivery of the creative components of the 

wider scheme’ 

Policy CUL 4: Cultural use of Open Spaces 

7.136 This policy is the final one in the series focusing on cultural matters in the town. In 

this case it offers support for development which would facilitate the use of open 

spaces for performance, pop up exhibitions and other creative outdoor activities.  

7.137 I am satisfied that the policy makes a suitable differentiation between works which 

would constitute development and outdoor activities and performances which are not 

directly development. Nevertheless, I recommend modification to bring absolute 

clarity to this matter. Otherwise the policy meets the basic conditions. Plainly it will 

assist in the roll out of the wider cultural offer in the town.  

Replace ‘Development to facilitate’ with ‘Insofar as planning permission is 

required development proposals that are necessary to allow’ 

Policy HA 1: Support for the provision of health and social facilities. 

7.138 This policy is an important policy in the wider context of the Plan. In this case it has a 

focus on the health and well-being of the wider community. It recognises the 

importance of the Falmouth Health Centre and the Community Hospital. I looked at 

this part of the town when I visited the neighbourhood area.  

7.139 The policy aims to do two things in parallel. The first is to support the regeneration of 

the Hospital and Health Centre sites themselves. The second sets a context for 

enabling development which may be required to facilitate the improvement of the 

principal medical facilities and/or to make such developments viable. 

7.140 I am satisfied that the principle of this approach is appropriate to the circumstances in 

the neighbourhood area. In addition, it is an ambitious and a proactive approach to 

the broader issue of the provision of modern health and social care facilities. I 
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recommend that the second part of the policy is modified so that it explicitly supports 

appropriate enabling development. I also recommend modifications to the wording of 

the criteria in the first part of the policy. Otherwise it meets the basic conditions. 

In the first part of the policy (criterion I and ii) insert ‘The’ at the beginning 

In the second part of the policy add at the beginning: ‘Proposals for other uses 

on the sites that would enable health and social facilities to be retained and/or 

extended on the site and/or which are required to assist the viability of wider 

health and social facility facilities will be supported’ 

Policy DG 1: Design in Housing Proposals. 

7.141 This policy comments specifically on the design of new housing. It has a specific 

focus on ensuring that any such schemes comply with the Cornwall Design Guide 

and the Building for Life standards. This generates a policy which appears simply to 

restate existing policy approaches.  

7.142 I recommend that this issue is addressed through the inclusion of an additional 

opening element of the policy which would provide a context for the consideration of 

existing guidance. I also recommend that the more detailed elements of the policy (1-

3) are deleted. They are specific matters that will be able to be considered by CC on

a case-by-case basis. 

As a new paragraph at the beginning of the policy add: ‘As appropriate to their 

nature and location proposals for new residential development should 

incorporate high quality design in terms of their layout, format, scale, massing, 

articulation and use of materials and other external finishes’ 

In the submitted policy delete points 1/2/3 

Policy DG 2: Development Generally. 

7.143 This policy has a more general effect than that of policy DG1. In the main it refers to 

other existing design guidance notes. In its response to the clarification note the 

Town Council commented that it wishes to reinforce the integrity of other guidance. I 

recommend that this issue is addressed through the inclusion of an additional 

opening element of the policy which will provide a context for the consideration of 

existing guidance. Otherwise the policy meets the basic conditions.  

As a new paragraph at the beginning of the policy add: ‘As appropriate to their 

nature and location proposals for new development should incorporate high 

quality design in terms of its format, scale, massing, articulation and use of 

materials and other external finishes’ 

Policy DG 3: Design and Local Distinctiveness in the historic core 

7.144 This policy seeks to ensure that development proposals in the historic core take 

account of and respond positively to its character, appearance and distinctiveness. 

The supporting text highlights a series of documents and studies which detail this 
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distinctiveness. They include the Conservation Area Appraisal, the urban survey for 

the town and the Falmouth Landscape Character Assessment.  

7.145 The policy identifies six design principles which new development should respect. 

They have a general application and address the relationship of new development to 

existing buildings. They include the relationship of proposed new development to the 

particular site, the relationship with the public realm and the use of materials.  

7.146 I recommend that the wording of the policy is modified so that development proposals 

have to meet the criteria as appropriate to their scale and location. In some cases, 

proposals will be able to meet at the requirements of all the six criteria. In other case 

this will be impracticable.  

7.147 The sixth criterion relates to the demolition of existing buildings. It comments 

generally that this course of action should be avoided. I recommend that this criterion 

is modified so that it incorporates an approach which reflects the significance of the 

building concerned and the potential benefits which may arise from a broader 

development proposal (which may involve the demolition of an individual building). In 

any event listed building and conservation area controls already provide a high 

degree of control in this part of the town.   

7.148 I recommend that criterion 4 refers to the use of traditional, vernacular materials 

rather than materials sourced locally. The important consideration is the nature of the 

materials themselves.  

7.149 I also recommend a detailed modification to the wording of the policy to bring clarity 

and to correct errors. Otherwise it meets the basic conditions. 

At the beginning of the policy add: ‘As appropriate to their scale and location’ 

In criterion 1 delete ‘be in’ after ‘general design’ 

In criterion 2 delete ‘Whilst’ and insert ‘and’ after ‘proposed’ 

Replace criterion 4 with ‘Where practicable development should use vernacular 

local materials’ 

Replace criterion 6 with ‘The demolition of buildings which otherwise 

contribute positively to the character of its location within the historic core will 

not be supported unless it can be demonstrated that the public benefits that 

would arise from a broader development or redevelopment outweigh the loss 

of the building concerned and where the quality of the resulting development 

would comply with other development plan policies, including policies in this 

Plan’ 

Policy DG 4: Design and Local Distinctiveness outside the historic 

7.150 This policy takes a similar approach to that of Policy DG3. In this case its focus is on 

design and local distinctiveness for developments outside the historic core. By 

definition this relates to a much larger area than that within the historic core. This is 

reflected in a more general policy approach.  
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7.151 The policy requires that new development should contribute to a sense of place and 

reflect local distinctiveness. It refers to the same Character Areas work as that 

featured in Policy DG 3. I recommend detailed modifications to the ‘pattern book’ 

approach as included in the second sentence of the policy. In any event it is 

adequately considered in the supporting text. Otherwise it meets the basic conditions. 

In the second sentence replace ‘may use’ with ‘will be supported which 

incorporate’ 

Policy DG 5: Shop front design and signage 

7.152  This policy comments about shop front design and signage. Shop front design is an 

important element of the overall character and appearance of the town. I saw several 

traditional and distinctive shopfronts during my visit to the town.  

7.153 The policy provides a comprehensive range of design guidance for shop fronts. It has 

an appropriate focus on architectural matters such as cornices, fascias, plinths and 

pilasters. In general terms it is a first-class policy on this matter. It builds on the 

details and the wider integrity of the Cornwall Shopfront Design Guide.  

7.154 I recommend detailed modifications to the wording used in the policy. They do not 

affect its overall approach. Otherwise the policy meets the basic conditions. 

In part 2i and ii replace ‘permitted’ with ‘supported’ 

In part 4 replace ‘may be permitted’ with ‘will be supported’ 

Replace the final part of the policy with: ‘Where appropriate development 

proposals should demonstrate how they have responded positively and 

sensitively to the Cornwall Shopfront Design Guide’ 

Policy DG 6: Design and the historic environment 

7.155 This policy comments that development proposals that would have an effect on 

heritage assets should be accompanied by an assessment of the development on 

that asset. It comments that proposals that do not adequately consider the impact will 

be refused.  

7.156 In general terms the policy has regards to national policy. Subject to detailed 

modification to the wording used it meets the basic conditions. I recommend 

accordingly. 

Replace ‘be refused’ with ‘not be supported’ 

Policy DG 7: Design in Conservation Areas 

7.157 This proposal comments about proposed development in the conservation area. It 

sets out five matters which development proposals should address. Its second part 

comments about the importance of heritage assets within the conservation area.  

7.158 The policy is well-designed and reflects local circumstances. It takes an exemplary 

approach on this important matter. It meets the basic conditions. 
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Policy DG 8: Development within the setting of a Conservation Area 

7.159 This policy comments about developments which may affect the setting of the 

conservation area. It comments that such developments should be sensitive to their 

particular impact on the character of the conservation area. It also sets out 

requirements for how these matters should be addressed. 

7.160 The policy meets the basic conditions. 

Policy DG 9: Trees and large tree-like shrubs in the Conservation Area 

7.161 This policy comments about the importance of trees and large tree-like shrubs to the 

character of the conservation area. It requires that developments in the conservation 

area should carefully integrate such vegetation into their designs. It also comments 

that the loss of such vegetation which makes a contribution to the historic context and 

setting of the conservation area will not be supported. I saw the many trees and 

elements of vegetation in the neighbourhood area in general, and along its southern 

seafront in particular.  The policy is accompanied by a tremendously helpful design 

box on page 75 which make reference to BS5837:2012 Trees in relation to design, 

demolition and construction. 

7.162 I recommend that the final part of the policy is modified so that it defines the 

contribution made by trees and large tree-like shrubs to the conservation area. In 

their own ways each and every such element of vegetation will make some 

contribution. In policy terms the significance is the importance of that contribution. 

Otherwise the policy meets the basic conditions.  

In the final sentence of the policy replace ‘a contribution’ with ‘an important 

contribution’  

Policy DG 10: Historic Parks and Gardens 

7.163 This policy provides guidance in relation to development proposals for three identified 

historic gardens which do not enjoy any statutory protection. I looked at one of three 

gardens (Gyllyngdune Garden) when I visited the town.  

7.164 The policy takes a generally supportive approach subject to any proposals meeting 

three criteria which seek to retain its historic and arboricultural features. 

7.165 I am satisfied that the policy approach taken is appropriate to the neighbourhood 

area and properly respects these important elements of the local landscape. I 

recommend detailed modifications to the wording used in the policy so that it has the 

clarity required by the NPPF. Otherwise it meets the basic conditions.  

In the opening part of the policy replace ‘approved’ with ‘supported’ 

In criteria 1 and 2 replace ‘significant’ with ‘unacceptable’ 

Policy DG 11: Impact on Views and Vistas. 
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7.166 This policy comments about the impact on views and vistas from development 

proposals arising from Policies HR4/HR5/HR6/TC2/TC3/TC4. It requires that where 

they rise significantly above existing roof heights that planning application are 

accompanied by a Landscape and Visual Impact Assessment (LVIA). The policy also 

comments that proposals which would have a detrimental effect on key viewpoints or 

vistas should be refused.  

7.167 In general terms I am satisfied that the policy takes an appropriate approach. It will 

be complementary to the criteria within the various policies for the sites concerned 

7.168 The first part of the policy (on the need for a LVIA) is largely process-related. In this 

context I recommend that an additional paragraph is inserted at the beginning of the 

policy to explain its overall purpose and to provide a context for the section on the 

need for a LVIA.  

7.169 I also recommend that the wording used in the final part of the policy is modified so 

that it has the clarity required by the NPPF. In any event CC will need to consider a 

wide range of material considerations in determining planning applications on the six 

sites listed in the policy.  

Insert an additional section at the beginning of the policy to read: 

‘Development proposals arising from Policies HR4/HR5/HR6/TC2/TC3/TC4 

should take account of their potential impact on the roofscape of the town in 

general, and on views and vistas to and from the site in the town’ 

Replace the final part of the policy with: ‘Proposals that would have an 

unacceptable detrimental impact on key viewpoints or vistas of the townscape 

or of the surrounding landscape will not be supported’ 

Policy DG 12: Local Listing of Non-Designated Heritage Assets 

7.170 This policy identifies eight local assets as non-designated heritage assets. The policy 

lists the assets and then applies Policy 24 of the Cornwall Local Plan to any 

proposals which may affect the assets concerned.  

7.171 Subject to recommended modifications to the wording used I am satisfied that the 

substantive part of the policy meets the basic conditions. 

7.172 The final part of the policy comments that additional sites and properties may be 

added to the local list within the Plan period. This process is appropriate and relates 

to the associated Project DG12. However, it is a process-related matter rather than a 

policy. As such I recommend that it is repositioned into the supporting text.  

In the first part of the policy replace ‘locally listed as being of’ with ‘identified in 

the neighbourhood plan as locally listed buildings with’ 

In the second part of the policy replace ‘considered’ with ‘determined’ 

Delete the third part of the policy 
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Reposition the deleted third part of the policy to the end of the ‘Local Listing’ 

supporting text at the top of page 77. Thereafter add ‘This process relates to the 

associated Project DG12 in the Plan’ 

Policy DP 1: Delivering Community Priorities 

7.173 This policy sets the scene for the Delivery Plan. It seeks to ensure that secured 

developer’s contributions are directed towards targeted projects. In principle this 

approach provides a degree of internal consistency and wider delivery to the Plan. 

7.174 The policy has three related parts as follows: 

 how the Town Council will use its elements of Community Infrastructure levy

funding receipts (Part 1)

 how the Town Council expects CC to use strategic CIL receipts in the

neighbourhood area (Part 2); and

 how it anticipates that Section 106 agreements would be used within the

neighbourhood area arising from developments outside Falmouth (Part 3).

7.175 I sought CC’s views on the contents and the format of the policy given its potential 

financial implications and that its focus is primarily on the allocation of funding rather 

than specifically guiding and influencing new development.  I was advised as follows: 

Part 1 - CIL is a tariff-based process which can be used to mitigate the cumulative 

impacts of development in an area. The Town Council is free to spend their local 

portion of CIL on their priority projects and they do not require a planning policy to do 

so.  

Part 2 - The CIL spend for the strategic portion of CIL will be managed by Cornwall 

Council through a competitive bidding process which Town and Parish Councils and 

community groups will be able to bid into, and the submitted Plan cannot have a 

policy to direct that process.  Applications for this portion of CIL income will be 

assessed by a CIL Funding Advisory Panel, consisting of members of the Planning 

Partnership (representatives from Town and Parish Councils and the Cornwall 

Association of Local Councils), and the Panel will make recommendations for 

approval to the Portfolio Holder for Planning and the Service Director for Planning 

and Sustainable Development.  The relevant governance arrangements are currently 

being considered 

Part 3 - S106 monies that are collected for development outside of Falmouth must be 

used to mitigate the impacts of that development. It is not a general pot from which 

monies can be used to address deficiencies in infrastructure away from that 

development. 

7.176 On the basis of all the information available as part of the examination process I 

recommend that the policy is deleted. It is not directly a land use policy given that its 

focus is on the expenditure and allocation of developer contributions from a range of 

sources.  In any event the comments from CC raise a series of detailed, local 

procedural issues. However, I recommend that, with modifications, the policy 
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becomes another Project. It will set out the way in which the Town Council intends to 

prioritise funding at its disposal within the Plan period.  

Delete the Policy 

Replace it with a Project to read: Project DP1 – Delivering Community Priorities 

‘The Town Council will use developer contributions at its disposal within the Plan 

period either to deliver or to assist in the delivery of identified key projects 

[Insert at this point Part 1 of the submitted policy] 

Projects 

7.177 The Plan includes a series of Projects. The Introduction of the Plan correctly 

summarises their status as local issues which have arisen as part of the preparation 

of the Plan. They are as follows: 

 FOS 1: Specific Improvement Projects for Pendennis Point and Falmouth Sea Front 

FOS 2: The Falmouth Green Corridor and Garden Walk Projects 

FOS 3: Responsibility for the management and maintenance of open spaces 

FOS 4: The Falmouth Beaches Management Group (FBMG) 

FOS 5: A Falmouth Open Spaces Management Group 

FOS 6: Improvements and enhancements to secondary parks, gardens sites and 

amenity areas, and none specific open spaces  

FOS 7: Development of a sports, play and leisure strategy 

TCON 5: Sustainable Transport Strategy 

DG 11: Views and Vistas 

DG 12:  Local Listing Project 

SAF1: Community Safety 

7.178 Planning Practice Guidance comments that such matters should be included in a 

separate part of the Plan distinct from the land use policies. The submitted Plan has 

taken a different approach. It has included the various Projects within the relevant 

topic-based sections of the Plan. However, in all the circumstances I am satisfied that 

the approach taken is appropriate. In many cases the Projects have been designed 

either to work in parallel with a specific policy or to deliver that policy. As such the 

relationship between planning policies and the Projects is clearer through the use of 

this approach. In addition, the Projects are identified in a different colour to the land 

use policies.  

7.179 The Projects are as comprehensive as the policies. They are listed separately in the 

Plan in Table 2. There is no need for this report to address them in turn as they will 
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not ultimately be part of the development plan. However, I am satisfied that in their 

different ways the Projects provide a clear list of priorities for the Town Council and 

others to address in the Plan period. A key success of the Plan is the way in which 

the Projects directly complement the land use policies.  

7.180 The following Projects are worthy of particular mention for their distinctive approach 

within the context of the town: 

 FOS 1: Specific Improvement Projects for Pendennis Point and Falmouth Sea – This 

part of the town is one of its iconic features. Wider improvements will assist in 

consolidating the attractiveness of the town to visitors and its local residents alike.   

FOS 6: Improvements and enhancements to secondary parks, gardens sites and 

amenity areas, and none specific open spaces – from my observations from the visit 

to the Town I saw the way in which its parks and gardens added interest and 

character. I also saw the way in which they continued a long heritage of planting and 

a creative use of open spaces taking advantage of the microclimates in and around 

the town.  

TCON 5: Sustainable Transport Strategy – I saw first-hand the demands on the most 

popular town centre car parks and the opportunities that existed to encourage and 

facilitate more sustainable modes of transport for local residents and visitors alike 

Other matters 

7.181 This report has recommended a series of modifications both to the policies and to the 

supporting text in the submitted Plan. Where consequential changes to the text are 

required directly as a result of my recommended modification to the policy 

concerned, I have highlighted them in this report. However other changes to the 

general text may be required elsewhere in the Plan as a result of the recommended 

modifications to the policies. It will be appropriate for CC and the Town Council to 

have the flexibility to make any necessary consequential changes to the general text. 

I recommend accordingly.  

 Modification of general text (where necessary) to achieve consistency with the 

modified policies. 

Updates 

7.182 Since the Plan was submitted the Site Allocations Development Plan Document has 

been adopted. There are various places within the Plan where this should be 

acknowledged. In particular Section 2 provides the overall context to the importance 

of the Development Plan Document. 

Update the relevant sections of the Plan to take account of the recent adoption of the 

Cornwall Site Allocations Development Plan Document. 

Monitoring and Review 
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7.183 The Plan is fortunate that it has been prepared within an up to date local planning 

policy context. In addition, Section 12 is very robust in terms of how the Town Council 

intends to deliver the various land use policies and the separate Projects.  

7.184 Nevertheless there is the potential for changes to occur within the Plan period and to 

which the Plan may wish to respond. Within this context I recommend that Section 12 

incorporates a more general section on the general monitoring of the effectiveness of 

the policies in the Plan.  

In Section 12 and at the end of the Policy Intention Section add: ‘The Town Council 

recognises the importance of keeping the Plan up-to-date. In this context it will 

monitor the effectiveness or otherwise of its various policies on a regular basis. 

Where necessary this information will be used to assess the need for a review of 

particular elements of the Plan’ 

8   Summary and Conclusions 

Summary 

8.1 The Plan sets out a range of policies to guide and direct development proposals in 

the period up to 2030.  It is distinctive in addressing a specific set of issues that have 

been identified and refined by the wider community.  

8.2 Following my independent examination of the Plan I have concluded that the 

Falmouth Neighbourhood Development Plan meets the basic conditions for the 

preparation of a neighbourhood plan subject to a series of recommended 

modifications. 

Conclusion 

8.3 On the basis of the findings in this report I recommend to Cornwall Council that 

subject to the incorporation of the modifications set out in this report that the 

Falmouth Neighbourhood Development Plan should proceed to referendum. 

Referendum Area 

8.4 I am required to consider whether the referendum area should be extended beyond 

the Plan area.  In my view, the neighbourhood area is entirely appropriate for this 

purpose and no evidence has been submitted to suggest that this is not the case.  I 

therefore recommend that the Plan should proceed to referendum based on the 

neighbourhood area as approved by Cornwall Council on 16 January 2015.  



Falmouth Neighbourhood Plan – Examiner’s Report 

48 

 

8.5 I am grateful to everyone who has helped in any way to ensure that this examination 

has run in a smooth and efficient manner. The responses to my Clarification Note 

were very helpful in preparing this report.  

Andrew Ashcroft 

Independent Examiner 

19 December 2019 


