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PENTEWAN VALLEY  PARISH NEIGHBOURHOOD PLAN RESPONSE REPORT 

1. INTRODUCTION 

The purpose of the Regulation 14 consultation is to give the local community, landowners, organisations, and statutory consultees the opportunity to review what is proposed and to comment before the Plan is finalised and submitted. 

This report collates and summarises all representations received during the Regulation 14 consultation on the Consultation Draft Pentewan Valley  Parish Neighbourhood Development Plan. The consultation was held over an extended 
period starting on 5 September 2025 ending on 7th December 2025. All comments received during the consultation have been considered by the Steering Group through a series of meetings in January and February 2026. Responses were 
received from local residents, statutory consultees, statutory undertakers, landowners, and other organisations. 

All comments received were considered by the Steering Group through a series of meetings in January to March 2026. Each representation was reviewed in detail and recommendations were prepared for Pentewan Valley Parish Council, 
setting out how the draft Plan should be amended in light of the views expressed. The report therefore supports the next stages of neighbourhood plan preparation, including refining policies and supporting text, checking internal 
consistency, strengthening the evidence base where needed, and documenting, through the Consultation Statement, how Regulation 14 feedback has informed the Submission Draft NDP. 

Section 2 provides a brief overview of all representations submitted. Section 3 presents the comments in the topic order of the draft NDP, so that issues raised on each part of the Plan can be considered together. For each topic area, the 
Steering Group’s response is set out alongside the recommended amendments. 

Where possible, the proposed changes seek to address and incorporate the points raised. However, there are instances where this is not reasonable or appropriate, for example where a requested change would conflict with the Plan’s 
vision and objectives, fall outside the scope of neighbourhood planning, be contrary to the National Planning Policy Framework or the Cornwall Local Plan, or be unachievable for financial, technical, or legal reasons. In some cases, 
representations were based on misunderstandings of policy intent. Where this occurred, the Steering Group has sought to clarify the issues and, where appropriate, has written to respondents to explain the purpose and intended 
operation of the relevant policies. Where consultation bodies offered opposing views, the Steering Group has sought a proportionate and balanced approach. 

2. OVERVIEW 

Community Response  

The community consultation was carried out online using the GoCollaborate platform, with allowances made for handwritten responses from those who do 
not use the internet. These paper responses were transcribed and entered into the system to ensure they were given equal weight. In total, there were 50 
responses from the community, generating 133 individual comments on a wide range of specific topics.  

Resident responses to the content of the draft Pentewan Valley Parish Neighbourhood Development Plan were strongly positive overall. Across the main policy 
themes, support was consistently very high, with unanimous support for the climate change policies and very strong support for housing, the natural 
environment, heritage and design, business and employment, and community facilities and infrastructure.  

This indicates broad agreement with the Plan’s overall direction and with its attempt to provide a balanced framework for managing change in the parish 
across the key themes addressed in the draft NDP, namely climate change, housing, business and employment, the natural environment, heritage, Cornish 
distinctiveness and design, and community facilities and infrastructure. 

Comments suggest that residents particularly value the Plan’s emphasis on protecting the rural character of Pentewan Valley, safeguarding landscape, and 
heritage and biodiversity. There was also clear support for measures to address local housing needs, especially affordable housing for local people, alongside support for policies that strengthen the local economy in ways that remain 
sympathetic to the area. Where concerns were raised, these tended to focus not on opposition to the Plan as a whole, but on matters of detail, implementation, and the need to ensure that policies are applied robustly and deliver real 
improvements on the ground. Overall, the resident response suggests that the draft Plan is widely seen as a sound and workable document which broadly reflects local priorities and aspirations. 

Consultation Body Reponses. 

Publicity for the draft NDP was carried out in accordance with Regulation 14 and paragraph 1 of Schedule 1 of the Neighbourhood Planning Regulations. Notice of the consultation was provided to all people who live, work or carry on 
business in the neighbourhood area, as well as to the full range of statutory, non-statutory, volunteer and business consultees. 

In line with the Regulations, the following bodies were notified: 

• adjoining local planning authorities, county councils and parish councils 

• the Coal Authority 

• Homes England 

• Natural England 

Policy Area Support 
(Yes) 

Opposition 
(No) 

Support 
Rate (%) 

Climate Change 50 0 100% 
Housing 47 3 94% 
Natural 
Environment 48 2 96% 

Heritage & Design 49 1 98% 
Business & 
Employment 48 2 96% 

Community & 
Infrastructure 48 2 96% 
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• the Environment Agency 

• Historic England 

• Network Rail Infrastructure Limited 

• any strategic highways company whose area overlaps or adjoins the neighbourhood area 

• where relevant, the Secretary of State for Transport 

• the Marine Management Organisation 

• electronic communications providers and apparatus operators 

• the Integrated Care Board and NHS England 

• licensed electricity and gas undertakers 

• the water and sewerage undertakers for the area 

• voluntary organisations active in or benefiting the neighbourhood area 

• bodies representing racial, ethnic, national or religious groups 

• bodies representing local businesses 

• bodies representing disabled people 

This ensured that all required consultation bodies, together with local residents and other interested parties, were given the opportunity to comment on the draft Plan.  

Of the national and local organisations consulted the following replied, a total of 14 in all, : 

1. National Highways, PVNDP001   
2. McAdam, PVNDP002   
3. St Austell Town Council, PVNDP003   
4. Cornwall Rural Community Charity (CRCC), PVNDP004   
5. Environmental Resilience and Adaptation Team, PVNDP005   
6. National Grid Network Services (South West) / Distribution, Bodmin, PVNDP006   
7. Persimmon Homes (via RPS/Tetra Tech Consulting), PVNDP007   
8. St Mewan Parish Council, PVNDP008   
9. Mevagissey Parish Council, PVNDP009   
10. Historic England, PVNDP010   
11. Cornwall Council Neighbourhood Planning Team PVNDP011  
12. Innovation Nursery, PVNDP012 and PVNDP013 
13. Environment Agency PVNDP014 
14. Devon and Cornwall Police PVNDP015 

Across these responses, an estimated 75 individual points in total, were submitted.  

Overall, most representations from statutory undertakers and other bodies were technical, advisory, or clarification led, aimed at refining the draft rather than objecting in principle to neighbourhood planning. Common themes were 
improving policy wording and mapping precision, checking alignment with national policy and Cornwall Council’s strategic and development management expectations, strengthening the supporting evidence base where designations or 
restrictions could be challengeable at examination, and ensuring deliverability and procedural workability, including how policies would operate in development management and screening, particularly in relation to coastal change, flood 
risk and housing delivery. Cornwall Council’s response reinforced this refinement focus, drawing attention to areas where the draft would benefit from tighter alignment with countywide approaches and the current decision making 
context, including the need for a robust local evidence base where principal residence restrictions are proposed, clarifications and minor rewording across several policies, removal of unsupported references such as First Homes, and 
practical implications of not allocating sites in an interim policy environment. 

A number of responses were explicitly supportive or neutral, offering endorsement of the Plan’s quality and evidence base, or stating that no specific interests were affected, while flagging willingness to engage on future proposals. St 
Austell Town Council, Historic England and the Environment Agency were broadly supportive of the overall direction of the Plan, with Historic England particularly welcoming the provisions for local distinctiveness and the Environment 
Agency supporting the Plan’s climate change and biodiversity ambitions while suggesting greater prominence for flood resilience, floodplain protection and water quality. However, strong objections were received from Persimmon Homes, 
challenging the approach to the housing requirement and delivery framing, objecting to the principal residence restriction, and disputing the evidence and methodology for the proposed Area of Local Landscape Value, with a wider claim 
that aspects of the draft risk failing basic conditions unless revised. In addition, more targeted points included detailed technical advice from the Environmental Resilience and Adaptation Team and the Environment Agency on the Coastal 
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Change Management Area evidence, mapping and examination risk, Cornwall Council similarly advising that the CCMA extent is overly cautious and potentially challengeable, and a request from Devon and Cornwall Police to embed 
designing out crime more explicitly within design policy. 

3. ANALYSIS AND RECOMMENDATIONS  

All comments received have been carefully read, analysed and discussed by the Steering Group, which has made recommendations on how the NDP should be amended before it is formally submitted to Cornwall Council. In forming these 
recommendations, the Steering Group has sought to accommodate community views as far as possible, while remaining focused on planning considerations and maintaining the fundamental vision and objectives of the Plan, which 
reflects the priorities identified through earlier stages of community engagement. 

Some comments and suggestions made by respondents relate to actions that fall outside the legal scope of a Neighbourhood Development Plan. Where this is the case, recommendations have been made on how such issues might 
instead be taken forward as community projects or explored further by the Parish Council. 

The analysis that follows summarises the consultation responses and sets out the recommended changes to the NDP. Residents’ comments are shown in plum text, and formal comments from statutory bodies and consultees are 
shown in normal text. Proposed amendments to the Plan are shown in red text. 
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Table 1. ANALYSIS BY THEME, OBJECTIVE AND POLICY 

1. THEME AND POLICY 
REF 

2. NAME/NATURE 
OF CONSULTEE  

3. SUMMARY CONTENT OF COMMENTS 4. STEERING GROUP COMMENT & RECOMMENDED RESPONSE 

GENERAL    

 Residents While the quantitative data shows nearly universal support, the 
"Additional Comments" provide more nuance: 

• Appreciation of Effort: Multiple residents explicitly thanked the 
team for the "hard work" and "numerous meetings" required to 
develop such a comprehensive document. 

• Preservation vs. Progress: Supporters noted that the plan 
successfully "keeps the essence of Pentewan Valley" while still 
making realistic allowances for future housing and employment. 

• Infrastructure Concerns: A few residents highlighted specific 
local issues, such as the maintenance of the River Trail, road 
safety on Sawles Road, and the need for "Tidy and Safe" village 
initiatives to increase the plan's credibility. 

• Accountability: There is a clear expectation that the Parish 
Council (PVPC) must "own it fully" and ensure Cornwall Council 
respects these local policies once passed. 

Comment: Support noted and appreciated. 

Recommendation: None 

 Cornwall Council 
Neighbourhood 
Planning 

Broadly supportive of the Plan and recognises that earlier comments 
have largely been taken on board. However, it highlights two main areas 
that still require attention [Housing and CCMA]. Aside from these, the 
remaining comments, set out in the table accompanying the comment, 
are described as relatively minor. 

 

Comment: Support noted. Individual comments raised by CC are dealt with under the relevant policy 
references below. 

Recommendation: None at this stage. 

 Historic England Congratulates the community on its Plan, and particularly the provisions 
made for recognising and protecting the area’s local distinctiveness 
through initiatives such as design codes and guidance. Earlier advice 
regarding site allocations etc is withdrawn. 

Comment: Noted 

Recommendation: None 

 Natural England No response. Comment: None. 

Recommendation: None. 

 Environment 
Agency 

Supports the neighbourhood plan’s overarching vision and objectives.  
In particular, is supportive of the commitment to long term sustainability 
and taking local actions to tackle the causes and effects of climate 
change, and improve biodiversity. Make specific comments on vision, 
objectives and policies.  

Suggests that the Plan should include a policy emphasising the 
avoidance of development in areas at risk of flooding unless no suitable 
alternative sites are available. It also suggests that, where development 
in the floodplain is unavoidable, the Plan should require it not only to be 

Comment: Support noted. Individual comments raised by EA are dealt with under the vision, objectives and 
policies references below. The point about flooding  is understood and reflects the established national and 
strategic policy approach to flood risk, including the sequential preference for avoiding development in flood 
risk areas and the requirement for necessary development to be safe and not increase flood risk elsewhere. 
However, these matters are already embedded in national policy and strategic local plan policy, and it is not 
necessary for the NDP to replicate them. A short explanatory note could, however, be included in the 
supporting text to highlight this policy context and its relevance to development proposals in the Parish. 

Recommendation: Insert explanatory note between policies 6 and 7 as follows:  

Flood Risk and Development 
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1. THEME AND POLICY 
REF 

2. NAME/NATURE 
OF CONSULTEE  

3. SUMMARY CONTENT OF COMMENTS 4. STEERING GROUP COMMENT & RECOMMENDED RESPONSE 

safe over its lifetime and avoid increasing flood risk elsewhere, but also, 
where possible, to contribute to reducing overall flood risk in the Parish. 

 

Flood risk is principally addressed through national policy and the Cornwall Local Plan, which seek to avoid 
development in areas at highest risk of flooding wherever possible. Where development in such areas is 
necessary and justified, it must be safe for its lifetime, must not increase flood risk elsewhere, and should 
where possible help reduce overall flood risk. Proposals in the Parish should therefore take proper account of 
flood risk, drainage constraints, and opportunities for sustainable drainage and natural flood management. 

 National 
Highways 

Considers that the Plan's policies are unlikely to lead to a scale of 
development which would adversely impact on the safe and efficient 
operation of the SRN. Therefore have no specific comments to offer. 

Comment: Noted. 

Recommendation: None. 

 Persimmon 
Homes 

The PVNP does not meet the Basic Conditions because it is not 
sufficiently aligned with national policy, particularly the 2024 NPPF, or 
with the Cornwall Local Plan. 

In particular, it says the Plan’s approach to village development, spatial 
distribution, and countryside housing is inconsistent with the 
development plan. It also suggest that the NPD could also unnecessarily 
restrict other forms of sustainable development around settlements that 
might better meet housing needs and fit the spatial strategy. 

The objection further states that the Plan’s housing requirement does 
not appear to reflect the District Council’s most up to date assessment 
of need. Overall, it concludes that the PVNP should be revised so that it 
aligns more clearly with national and local policy and better responds to 
local housing needs. 

Comment: Objection not accepted. The comments appear to reflect a significant misunderstanding of the 
relevant housing figures, the requirements of the NPPF, and the policy context provided by both the Cornwall 
Local Plan and the Pentewan NDP. The individual comments raised by Persimmon are dealt with under the 
relevant policy references below. 

 

 

Recommendation: None at this stage. 

 St Austell Town 
Council 

Impressed by the depth of research and quality of the document Comment: Noted and appreciated. 

Recommendation: None 

 St Mewan Parish 
Council 

Viewed the plans and wished PVPC every success in the development of 
the Plan, 

Comment: Good wishes noted. 

Recommendation: None 

 Devon and 
Cornwall Police 
PVNDP015 

Recommends including a general requirement in the NDP for new 
development to design out crime and anti-social behaviour. It 
acknowledges that this is already addressed in national and local policy, 
but suggests that it should also be referenced in the neighbourhood 
plan, in line with practice elsewhere in Cornwall. The point made is that 
this should apply to all forms of development, not only housing, since 
issues of crime, disorder, and fear of crime can arise in relation to car 
parks, footpaths, play areas, and commercial premises as well as 
residential schemes. The comment also links this to wider concerns 
about community safety and cohesion, including the importance of 
personal safety and measures relevant to violence against women and 
girls. 

Comment: Accepted, but note that Policy 25, Design Principles, already includes the following: ‘b) It 
incorporates design features that minimise the fear of crime; minimise opportunities for crime and anti-
social behaviour; and support personal and property security by application of ‘Secure by Design’ 
standards.’ 

Recommendation: Amend Objective F as follows: 

 Community Facilities and Infrastructure - To encourage healthy and active lifestyles, and strengthen the 
social fabric of the community, and promote community safety and cohesion, by developing and improving 
community facilities, including sport and leisure provision, and ensuring that development takes opportunities 
to design out crime and disorder. 

 

 

 

 

VISION    
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1. THEME AND POLICY 
REF 

2. NAME/NATURE 
OF CONSULTEE  

3. SUMMARY CONTENT OF COMMENTS 4. STEERING GROUP COMMENT & RECOMMENDED RESPONSE 

 Residents With an average support rate of over 96% across all policy areas, the 
community has provided a clear mandate for the NDP Vision. There are 
no significant "pockets" of resistance; even the most "controversial" 
section (Housing) still maintains a 94% approval rating. The feedback 
suggests that the residents view the plan as a well-balanced, "workable" 
document that protects the parish's heritage while planning sensibly for 
the future. 

Comment:  Shows very strong overall support for the NDP Vision, with consistently high approval across all 
policy areas and no significant areas of opposition. 

Recommendation: Retain the Vision as drafted, as it clearly reflects community priorities and is seen as a 
balanced and practical basis for guiding future development. 

 

 CORNWALL 
COUNCIL 
Neighbourhood 
Planning 

No specific comments on the NDP vision Comment: Noted. 

Recommendation: None. 

 Environment 
Agency 

Supports the overarching vision and objectives, especially the 
commitment to long term sustainability, climate action and biodiversity 
enhancement. 

Comment: Noted. 

Recommendation: None. 

    

Climate Change    

Overall Residents 100% of residents support the proposals under this theme. These 
comments show strong overall support for the climate change section 
and for the need to address climate change urgently at both national and 
local level. Residents generally regard the proposed approach as 
sensible, practical and important in helping to create a more sustainable 
future. Particular support is expressed for community-led action, 
renewable energy, sustainable heating, and measures to reduce flood 
risk and improve resilience. 

A consistent theme is support for policies that encourage low-carbon 
development and help the parish anticipate and adapt to a changing 
climate. Respondents especially welcome the intention to promote 
renewable energy in new development and the inclusion of flood 
limitation and protection measures. Concern about flooding in low-lying 
areas is specifically noted, and some comments stress that the policies 
should be applied firmly and consistently where relevant. 

A smaller number of comments suggest refinements or raise 
qualifications. These include a call for stronger support for sustainable 
transport, especially better-connected cycle routes, support for 
community energy but with more emphasis on sustainable heating, 
concern about wind farms in the parish, and a preference for solar 
panels on roofs rather than in fields. Overall, however, the comments 
are largely supportive and focused on improving the detail of the policies 
rather than questioning their overall direction. 

Comment: There is very strong support for the climate change theme, with residents backing practical action 
on renewable energy, sustainable heating, and flood resilience. 

Retain the approach, but consider minor refinements to strengthen support for sustainable transport, cycling, 
sustainable heating, and clear guidance on renewable energy siting. 

Recommendation: None 

 CORNWALL 
COUNCIL 
Neighbourhood 
Planning 

No specific comments Comment:  

Recommendation:  



Pentewan Valley  Parish Parish Neighbourhood Development Plan 2026 Consultation Statement  – Response Report                Appendix 2 Page 7 

 

1. THEME AND POLICY 
REF 

2. NAME/NATURE 
OF CONSULTEE  

3. SUMMARY CONTENT OF COMMENTS 4. STEERING GROUP COMMENT & RECOMMENDED RESPONSE 

 Environment 
Agency 

Broadly supportive of the Plan, particularly its focus on long term 
sustainability, climate action, biodiversity, and the environmental 
policies in the Climate Change and Natural Environment sections. 

However, it suggests that flood and coastal resilience should be given 
greater prominence in the Vision and Objectives, including stronger 
recognition of SuDS, natural flood management, protection of 
floodplains, and making space for water. It also recommends adding a 
clearer objective on safeguarding water quality, noting the importance of 
the water environment and bathing waters to the community, and the 
need for development to avoid worsening the ecological status of the St 
Austell River while seeking improvements where possible. 

 

Comment: Accepted. 

Recommendation: Amend objectives as follows:  

A. Climate Change - To support local actions to tackle the causes and effects of climate change, including 
improved flood and coastal resilience, the use of sustainable drainage and natural flood management, the 
protection of floodplains from inappropriate development, and encourage new development to incorporate on 
site provision of renewable energy, low energy and low carbon technologies, and encourage public transport 
facilities and non-motorised travel with safer walking routes within the villages and parish. 

E. The Natural Environment – To maintain and improve the sustainability, quality water environment, and 
biodiversity of the natural environment and the local landscape including safeguarding and enhancing water 
quality and supporting the long term resilience of the parish’s rivers, bathing waters, and wider ecosystems. 

Policy 1  Sustainable 
Design and Low-
Carbon Heat 

Residents 1 comment, request to strengthen sustainable heating measures, linked 
to community energy. 

Comment:  A reasonable point.  

Recommendation: Add an information box containing the following text:  

Supporting the Transition to Low Carbon Heating 

Many properties in Pentewan Parish, particularly older rural and traditional buildings, still rely on oil or gas for 
space and water heating. Policy CC6 supports the transition to lower carbon alternatives, in line with 
Cornwall’s Climate Emergency DPD. This reflects the wider need to reduce carbon emissions from homes and 
other buildings, while helping households move towards more sustainable and efficient forms of heating over 
time. 

For many people, the prospect of replacing oil or gas heating can seem difficult or expensive. However, in many 
cases the change brings wider benefits as well as carbon savings. Lower carbon systems can improve air 
quality, provide more even and reliable heat, reduce noise, lower maintenance requirements, and in some 
cases reduce running costs over the longer term. A successful transition can also improve comfort and help 
futureproof buildings as national expectations around emissions continue to tighten. 

The most suitable solution will depend on the type, age and condition of the building, its location, and access to 
fuels or technology. Options may include air source or ground source heat pumps, biomass boilers, BioLPG or 
HVO in some circumstances, wood or pellet stoves, and combinations of these with better insulation, solar 
thermal systems, and upgraded internal heating arrangements. In practice, the greatest benefits are often 
achieved where cleaner heating is considered alongside wider energy efficiency improvements. 

This is particularly important in the case of historic buildings, traditional properties, and other heritage assets, 
where changes need to be designed carefully and sensitively. Policy SEC1.3 of the Climate Emergency DPD 
gives significant weight to proposals that improve energy efficiency and reduce carbon emissions in existing 
buildings, especially where this helps sustain and secure the sensitive reuse of heritage assets. Many 
improvements can be carried out without planning permission, but permission may be needed where external 
equipment, flues, enclosures, extensions, or other building works are involved. 

Further advice is available from .[1] Stoke Climsland Retrofit Guidance for Heritage / Traditional Properties and 
Improving Energy Efficiency in Historic Cornish Buildings (cornwall.gov.uk) 

 PVNDP013, 
Cornwall Council 
Neighbourhood 
Planning 

Paragraph 3 for non-residential should align with the requirements in the 
CEDPD, meeting BREEAM ‘excellent’ (SEC1 2a) and incorporating water 
reduction measures (SEC1 (5)) 

Comment: Agreed, also needs edit for clarity. 

Recommendation: Amend the policy to read as follows:  

All new development proposals will be supported, which: 

a) Seek to achieve high standards of design and sustainable development, or seek to retrofit low-
carbon heating and cooling solutions to existing buildings as part of any redevelopment, and  

https://letstalk.cornwall.gov.uk/34880/widgets/102130/documents/65983
https://www.cornwall.gov.uk/media/bpedqi4m/improving-energy-efficiency-in-cornish-buildings.pdf
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1. THEME AND POLICY 
REF 

2. NAME/NATURE 
OF CONSULTEE  

3. SUMMARY CONTENT OF COMMENTS 4. STEERING GROUP COMMENT & RECOMMENDED RESPONSE 

b) Demonstrate how design, construction and operation address the requirements of the Cornwall 
Climate Emergency DPD Policy SEC1. 

2. Non-residential development is encouraged to achieve a score of three credits within the water (Wat 01 
Water Consumption) issue category for the BREEAM New Construction Standard, achieving 40% 
reduction compared to baseline standards. 

3. Proposals that demonstrate inclusion of measures to sustainably minimise waste or improve the 
management of resources will also be encouraged. 

 PVNDP012, 
Innovation 
Nursery 

Requests reference in supporting text as a flagship employment site 
demonstrating best practice 

Comment: Accepted. A reference as requested will add context and help embed the NDP in the local area.  

Recommendation: Insert a footnote to the Policy as follows: ‘Innovation Nursery is a flagship employment site 
within the parish, demonstrating best practice in sustainable innovation, low-carbon infrastructure, and 
collaborative business development. Located on the former Eden Project nursery site, it is intended as a 
testbed for practical, scalable, planet-positive solutions, bringing together enterprise, research, investment, 
and community engagement. Its substantial on-site solar and battery installation, together with its wider role in 
supporting sustainable start-ups and sharing learning through local engagement, illustrates the kind of 
innovation-led employment development the Plan seeks to encourage’. 

Policy 2  Local Energy 
Storage 

Residents No comments Comment: None. 

Recommendation: None. 

 CORNWALL 
COUNCIL 
Neighbourhood 
Planning 

No comments Comment: None. 

Recommendation: None. 

 PVNDP012, 
Innovation 
Nursery 

Requests recognition in supporting text, linked to their move towards off 
grid operation.   

 

Comment: Accepted. A reference as requested will add context and help embed the NDP in the local area. 

Recommendation: Insert a footnote to the Policy as follows: ‘Delivery of steps supporting the transition to low-
carbon energy is already underway within the parish through the Innovation Nursery, where a major ground-
mounted solar and battery scheme is being installed as part of the site’s wider low-carbon approach. The 
scheme has been designed to maximise on-site generation, support long term energy resilience, and reduce 
dependence on the grid, providing a clear local example of the kind of practical climate action and sustainable 
employment development the Plan seeks to encourage’. 

Policy 3  Community 
Led Renewable Energy 

Residents 1 comment, explicit support for community energy. 

 

Comment: Noted. 

Recommendation: None, 

 CORNWALL 
COUNCIL 
Neighbourhood 
Planning 

No comments Comment: None. 

Recommendation: None. 

Policy 4  Wind Energy Residents 1 comment, explicit opposition to wind farms in the parish. Comment: Not accepted. The Plan notes the concern raised about wind turbines. However, Cornwall has 
some of the strongest wind resources in the UK and Europe, and the evidence prepared for this NDP indicates 
that parts of the parish have wind speeds capable of supporting viable turbine development. The area also has 
relatively good proximity to the electricity distribution network, and Cornwall’s Climate Emergency DPD 
identifies broad areas as suitable in principle for wind energy, subject to policy and landscape criteria. At the 
same time, the NDP recognises the parish’s important constraints, including the National Landscape, the 
Pentewan Conservation Area, tourism assets, and extensive woodland and biodiversity interests. For that 
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1. THEME AND POLICY 
REF 

2. NAME/NATURE 
OF CONSULTEE  

3. SUMMARY CONTENT OF COMMENTS 4. STEERING GROUP COMMENT & RECOMMENDED RESPONSE 

reason, the Plan does not support wind energy indiscriminately, but instead seeks to manage it carefully 
through a defined area of search and maximum turbine tip heights.   

Recommendation: No change.  

 CORNWALL 
COUNCIL 
Neighbourhood 
Planning 

No comments Comment: None. 

Recommendation: None. 

Policy 5  Ground-
Mounted Solar 
Photovoltaic Panels 

Residents 2 comments, clear preference for solar on roofs, not fields. 

 

Comment: Not accepted. The preference expressed for solar panels on roofs rather than in fields is 
understood and reflects a legitimate concern to protect the countryside and agricultural land. The Plan takes 
this into account. At the same time, the parish has very high solar potential, comparable with the best in the 
UK, meaning that local solar generation can make a meaningful contribution to meeting net zero. The NDP 
therefore takes a balanced approach, recognising the benefits of solar energy while ensuring that development 
remains appropriate and proportionate to its location. In view of the parish’s sensitive landscape, 
environmental assets, and the extent of Grade 2 and Grade 3 agricultural land, the Plan limits solar PV 
schemes to smaller scale Band A installations, helping to minimise impacts on agricultural use and local 
character. 

Recommendation: No change. 

 CORNWALL 
COUNCIL 
Neighbourhood 
Planning 

No comments Comment: None. 

Recommendation: None. 

Policy 6  Sustainable 
Drainage 

Residents No comments Comment: None. 

Recommendation: None. 

 CORNWALL 
COUNCIL 
Neighbourhood 
Planning 

No comments Comment: None. 

Recommendation: None. 

 PVNDP005, 
Environmental 
Resilience and 
Adaptation Team 
at CC 

Technical correction to wording is suggested describing the standard of 
protection offered by the proposed flood defence.   

 

Comment: Accepted 

Recommendation: Amend the justifying text at 4.57: ‘In response, a new coastal defence scheme was 
completed in 2024, featuring a man-made sand dune structure with an impermeable granite core, strategically 
positioned within the former navigation channel. The proposed coastal flood defence is designed to reduce the 
flood risk to Pentewan from the sea throughout the 30 year design life, offering protection for a, reducing risk 
even during more severe events.’ 

 

 Environment 
Agendy 

Welcomes Policy 6 on Sustainable Drainage, particularly its support for 
SuDS to manage surface water flooding. It also supports the recognition 
in the policy and supporting text that SuDS can deliver wider benefits for 
water quality and wildlife. In addition, the comments note positively that 
the Plan identifies the St Austell Critical Drainage Area in the north of the 
Parish, where tighter drainage requirements apply. 

Comment: Support welcomed. The comments are noted and confirm the importance of Policy 6 in addressing 
surface water flooding through the use of SuDS, whilst also recognising the wider benefits these measures can 
provide for water quality and biodiversity. The reference to the St Austell Critical Drainage Area is included to 
ensure that the particular drainage sensitivities affecting part of the Parish are properly acknowledged and 
taken into account in the consideration of development proposals. 

Recommendation: None. 
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 PVNDP012, 
Innovation 
Nursery 

Requests recognition as an exemplar site for integrated SuDS and 
landscape based flood management.  

 

Comment: Accepted. 

Recommendation: Insert a footnote to the Policy as follows: Innovation Nursery is also recognised as an 
exemplar employment site within the parish. Through its stated commitment to sustainable drainage, 
landscape-led flood management, and the sharing of good practice with neighbouring businesses and 
partners, it provides a local example of how employment development can contribute to climate resilience 
alongside economic activity. Innovation Nursery describes Cornwall as its “living lab” for testing practical 
systems in real-world conditions, while Cornwall Council’s SuDS guidance supports the use of sustainable 
drainage in development as part of wider resilience and environmental management.   

 

Policy 7  Natural Flood 
Management Solutions 

Residents 2 comments, general support for flood limitation, plus concern about 
flooding in low lying areas. 

 

Comment: Noted 

Recommendation: None 

 CORNWALL 
COUNCIL 
Neighbourhood 
Planning 

No comments Comment: None. 

Recommendation: None. 

 PVNDP012, 
Innovation 
Nursery 

Requests recognition as an exemplar site for integrated SuDS and 
landscape based flood management.  

 

Comment: See Policy 6 above. 

 Environment 
Agency 

Environment Agency supports Policy 7 on Natural Flood Management 
Solutions, recognising its positive approach to managing flood risk and 
the wider benefits that such measures can provide. It also recommends 
early consultation with the Environment Agency at the design stage of 
any proposed NFM scheme so that pre-application advice can be 
provided before any planning application is submitted. 

Comment: Support welcomed. The comments are noted and reinforce the value of Policy 7 in encouraging 
Natural Flood Management Solutions as part of a wider approach to managing flood risk and delivering multiple 
environmental benefits. The recommendation for early engagement with the Environment Agency on proposed 
NFM schemes is also noted and could usefully be reflected in supporting text or guidance, as appropriate. 

Recommendation: Insert new footnote to policy: [5] The Environment Agency recommend early 
consultation at the design stage of any proposed NFM scheme so that pre-application advice can be 
provided before any planning application is submitted. 

Policy 8  Coastal 
Change Management 
Area Designation 

Residents No comments Comment: None. 

Recommendation: None. 

 CORNWALL 
COUNCIL 
Neighbourhood 
Planning 

NP team have no direct comment, but draw attention to the information 
that Cornwall Council’s environment team and the Environment Agency 
consider the proposed CCMA boundary too extensive, as it covers most 
of Pentewan Village and may be seen as overly precautionary and open 
to challenge at examination. They recommend replacing Map 5 in the 
NDP with the map shown on page 16 of the Coastal Change and 
Flooding Evidence Note, which excludes most of the built-up part of the 
village and is considered likely to resolve those concerns. 

Comment: Subsequent to the R14 consultations a meeting and exchange of correspondence has taken place 
involving EA and CC. The Environment Agency indicated that it would be willing to meet to discuss the 
Pentewan CCMA boundary. It advised that the discussion should consider both the most appropriate flood risk 
data for future use and updated coastal erosion projections for Pentewan. The Agency noted that new erosion 
data was expected later that month, although it would require further review before being used, and therefore 
suggested a meeting early in the new year. 

Following a subsequent meeting, it was recorded that the parties had agreed in principle to use the Flood Map 
for Planning, Flooding from Rivers and Sea, present day 1% annual exceedance probability scenario, rather 
than the more precautionary climate change scenario for 2070 to 2125, as the basis for revising the CCMA 
boundary. On that basis, a revised boundary was proposed. It was also suggested that built-up parts of the 
village lying outside the mapped flood area, but enclosed by floodable land, could potentially be excluded from 
the CCMA unless there was a case for including them on land management or community safety grounds 

 Environment 
Agency 

Broadly supportive of the intention behind Policy 8 and, in particular, of 
the proposal to designate a Coastal Change Management Area in 
Pentewan. It accepts in principle the methodology used to define the 
proposed CCMA boundary, namely the combination of Cornwall 
Council’s Coastal Vulnerability Zone mapping with the Environment 
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Agency’s Flood Map for Planning for the period 2036 to 2069. The 
reasoning behind that support is that land projected to be affected by 
coastal flooding in Pentewan is also likely to face some degree of 
coastal erosion risk within the next 100 years, so using both datasets is 
seen as a sensible attempt to capture the full extent of the area 
potentially at risk. 

However it points out that national guidance on CCMAs indicates that 
where flood risk is used as one of the defining elements of a CCMA, this 
should generally focus on land that is likely to become permanently 
inundated in the relatively near future, or land that will be frequently 
affected by coastal flooding. On that basis, the use of the Flood Map for 
Planning to help define the CCMA is described as a highly precautionary 
approach. While that degree of precaution is recognised as potentially 
helpful from a resilience perspective, the comment stresses that it 
would need to be carefully justified, particularly at independent 
examination, and shown to be consistent with the development plan 
and wider national guidance. 

Draws attention to an important technical update that may affect the 
evidence base. It notes that the NCERM dataset is in the process of 
being revised, and that these revisions are expected to change the 
classification of the river mouth zone at Pentewan Beach from a 
“Floodable Frontage” to an “Erodible Frontage”. As a consequence, new 
erosion projections are expected for the central river mouth area, and 
these may extend further inland than the erosion projections currently 
available for the beach frontage and tidally influenced sections of the St 
Austell River. The implication is that the updated mapping may provide a 
more accurate picture of the likely pattern and extent of coastal erosion 
risk over the next century. For that reason, the comment recommends 
that the Parish review the proposed CCMA boundary once the revised 
NCERM mapping becomes available, in case amendment is needed. 

Strongly supportive of the justification text at paragraph 4.60, 
particularly the idea of preparing a future Coastal Change Management 
and Adaptation Plan. This is seen as a constructive and necessary next 
step, and there will be support for helping the community with that work 
when the time is right.  

The comment clearly distinguishes between the value of having a long-
term adaptation strategy and the more limited role of the CCMA itself. 
Simply extending the CCMA boundary would not in itself make 
Pentewan more resilient to coastal change. The CCMA is described as 
essentially a static planning tool, useful for limiting or managing 
development in vulnerable locations, but not sufficient on its own to 
deliver adaptation. Without an agreed management and adaptation 
strategy, or a clear approach to relocation, rollback, or other forms of 
response, enlarging the CCMA could risk imposing wider planning 
constraints on homes and businesses without clear practical benefit. 
The concern is that such an approach might be regarded by an examiner 
as overly rigid, unjustified, and potentially harmful to the long-term 
resilience of the community. Overall, therefore, the comment supports 
the designation in principle, supports the current approach with caution, 
urges review of the evidence once updated mapping is released, and 

because of their relationship to the surrounding flood risk. A draft CCMA revision was suggested as in Plan 1 
below. 

 
In response, it was noted that the revised CCMA outline broadly reflected the earlier discussion and appeared 
more defensible from the perspective of neighbourhood plan examination. However, one remaining concern 
was identified. Part of the proposed area appeared to be defined only by fluvial flood risk, and at a relatively low 
level of risk, rather than by current tidal flooding. Internal Environment Agency mapping was said to show that 
this area is not presently at tidal flood risk, although new future climate change mapping for 2120 indicates that 
it could become inundated during extreme events.[Plan 2 below] 
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argues that any future extension of the CCMA should follow a proper 
adaptation plan rather than come in advance of one. 

 
It was therefore recognised that there is an argument for including this area within the CCMA now, on the basis 
that CCMAs are intended to reflect how coastal change risk may evolve over time. However, it was also 
emphasised that, if this approach were taken, the plan would need a clear and robust narrative explaining why 
that future risk is sufficiently important to justify present-day inclusion in the CCMA, and why this is necessary 
from a neighbourhood planning and spatial planning perspective. 

A further issue raised was that an examiner might question whether areas of fluvial flood risk need to be 
included in the CCMA at all, given that such areas are already subject to planning controls through the 
published Flood Map for Planning. This was identified as a possible source of challenge to the proposed extent. 
It was also noted that there are relatively few adopted examples of CCMAs that incorporate flood risk, with 
Looe cited as a potential example. 

Overall, the discussion suggests a movement away from the earlier, broader and more precautionary approach 
towards a revised CCMA boundary based primarily on present-day mapped flood risk. This revised approach 
was seen as more likely to withstand examination. However, some uncertainty remained over whether land 
currently affected only by fluvial flood risk, but potentially vulnerable to future tidal inundation under climate 
change scenarios, should also be included. The key conclusion from the discussion is that any such inclusion 
would require strong justification and careful explanation in the supporting evidence. 

Recommendation: [1] That the proposed CCMA be drawn to follow the area shown in Plan 2 above, plus 
the Coastal Vulnerability Zone shown in the CEDPD, and built-up parts of the village lying outside the 
mapped flood area, but enclosed by floodable land, on community safety grounds. [See Plan 3 below] 
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[2] Amend the justifying text as follows:  

Pentewan lies within a dynamic and vulnerable coastal environment where the interaction of coastal 
processes, tidal flooding, fluvial flooding, sea level rise, storm surge, erosion, and the condition of coastal 
defences creates a significant and evolving risk profile. The village is particularly exposed because it sits at the 
mouth of a complex coastal and estuarine system, where the Pentewan Stream, the St Austell River, and 
smaller local watercourses converge at the harbour frontage. This combination of coastal and inland water 
processes has contributed to repeated flooding events in the past and is expected to become more significant 
as climate change intensifies. 

National policy is clear that plans should reduce risk from coastal change by avoiding inappropriate 
development in vulnerable areas and by identifying as a Coastal Change Management Area any land likely to be 
affected by physical changes to the coast over the next 100 years. The purpose of a CCMA is therefore not 
limited to areas of present-day erosion, but extends to those places likely to be affected by erosion, permanent 
inundation, coastal flooding, coastal landslip, or related physical change as those risks evolve over time. In 
Pentewan, this requires a spatial response that reflects both the immediate coastal vulnerability of the harbour 
and beach frontage and the wider inland areas that are, or are likely to become, affected by flood pathways 
associated with coastal change. 

In defining the CCMA, regard has been had to concerns raised in discussion with the Environment Agency and 
Cornwall Council officers that an unduly extensive or weakly evidenced boundary could be challenged at 
examination. For that reason, the proposed boundary does not simply extend across most of the village on a 
broad precautionary basis. Instead, it follows a more targeted and defensible approach, drawing on the revised 
flood-based extent illustrated in Plan 2, together with the Coastal Vulnerability Zone identified in the Climate 
Emergency DPD. This approach better reflects the available evidence and the distinction between areas 
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already subject to general planning constraints for fluvial flood risk and those where coastal change is a 
material long-term spatial planning issue. 

The inclusion of the Coastal Vulnerability Zone is justified because it identifies land already recognised through 
strategic policy as subject to planning constraint arising from coastal erosion and related coastal processes. 
Although the Climate Emergency DPD does not itself designate Pentewan as a CCMA, the presence of the 
Coastal Vulnerability Zone confirms that parts of the Pentewan frontage are vulnerable to physical coastal 
change and therefore form an appropriate core component of the CCMA. 

The inclusion of the land shown in Plan 2 is justified because, although part of this area is currently defined 
principally by fluvial flood risk rather than present-day tidal inundation, climate change modelling to 2120 
indicates that it would be affected by tidal flooding during extreme events. In particular, the relevant mapping 
shows that under a 1 in 1000 event, which is a relatively rare and unlikely scenario, the whole of the area 
currently identified only as being at fluvial risk would become inundated. CCMAs are intended to reflect how 
coastal change risk is expected to evolve over time, rather than simply map present-day tidal influence. On that 
basis, it is justified to include within the CCMA land that is not currently at tidal flood risk, where the evidence 
shows that it is likely to become vulnerable in the future as sea levels rise and coastal processes intensify. This 
provides a more realistic and forward-looking basis for spatial planning in Pentewan, consistent with the 
purpose of a CCMA and with the need to plan positively for long-term resilience and adaptation. 

Built-up parts of the village that lie outside the mapped flood area, but are enclosed by floodable land, are also 
included within the CCMA on community safety and land management grounds. Although such parcels may 
not themselves fall within the mapped flood extent, they are functionally surrounded by land that is vulnerable 
to flooding and coastal change. In practical terms, their access, servicing, safety, and ability to operate as part 
of a resilient settlement would be directly affected in flood events or in any future adaptation response. 
Excluding such enclaves would create an artificial boundary that failed to reflect how risk is experienced on the 
ground and could undermine the coherent management of coastal change within the village. 

This approach is also justified by the longer-term strategic context. The Shoreline Management Plan identifies 
Pentewan as an area of significant projected coastal change and promotes managed realignment in the 
relevant policy units. While the new coastal defence works completed in 2024 provide important medium-term 
protection, they have a finite design life and do not remove residual or long-term risk. The SMP policy therefore 
remains an important indicator that Pentewan will need to plan for adaptation over time. In that context, a 
CCMA is justified now as a precautionary spatial planning tool, even though a more detailed Coastal Change 
Management and Adaptation Plan will be needed in future to address relocation, rollback, infrastructure 
planning, and any adaptation land requirements in more detail. 

The proposed CCMA boundary is therefore considered to strike an appropriate balance between caution and 
proportionality. It is not based on an unduly broad or speculative designation, but on a combination of identified 
coastal vulnerability, mapped flood risk, and the practical need to include enclosed parts of the built-up area 
where community safety and settlement resilience would inevitably be affected by surrounding flooding. As 
such, it provides a justified and locally appropriate basis for applying coastal change policy in Pentewan 
pending the preparation of a more detailed adaptation plan. 

 

Housing    

Overall Residents 94% support, 6% against, under this theme. 

Resident comments on housing are broadly supportive of an approach 
that prioritises small-scale, locally affordable homes, particularly 
homes for rent, social housing, and housing that meets the needs of 
younger people and families.  

Comment: The concerns raised by residents are understood and, in many respects, shared. Consultation 
responses show broad support for an approach that gives priority to small-scale housing which meets local 
needs, particularly affordable homes for rent, social housing, and homes suited to younger people, families, 
and older residents wishing to downsize. There is also clear concern about the loss of housing stock to second 
homes and holiday lets, and strong support for development that is proportionate, well integrated with existing 
communities, and respectful of local character. 
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There is also strong support for measures to limit second homes and 
restrict holiday lets, reflecting concern that too much of the local 
housing stock is being lost to non-principal residence use. More 
generally, residents appear comfortable with housing that fits into 
existing communities, including infill development, provided it is 
appropriately scaled and respects local character. 

Alongside this support, a consistent message is that new housing must 
be matched by the infrastructure needed to support it. Comments refer 
to the importance of services, transport links, and access to nearby 
towns, and there is some scepticism about whether development will 
genuinely deliver the facilities or benefits promised. One response 
points to an estate where retail provision appeared in early plans but 
was later dropped, illustrating wider concern about delivery credibility 
and the risk that supporting infrastructure may not follow housing 
growth. 

Some comments also raise questions about the detail of the policy 
approach. These include uncertainty about infill housing in hamlets, 
rural exception housing in the open countryside, and how local 
character should be interpreted in an area where building styles have 
changed over time.  

There is also some concern about how these housing policies relate to 
the potential for larger forms of development, such as hotel proposals.  

Overall, however, the narrative is one of qualified support, with residents 
backing housing that meets local need but wanting clearer safeguards 
on scale, character, and infrastructure. 

However, the NDP must balance these locally expressed priorities against a range of wider and sometimes 
competing pressures. These include the need to support affordable housing for local people, provide 
opportunities for existing residents to move within the Parish as their needs change, respond to pressure from 
a strong market influenced by in-migration and second home demand, and manage continuing development 
pressure associated with the outward influence of St Austell. These issues must also be considered in the 
context of changes in national planning policy, which place increasing emphasis on boosting housing supply. 
The Plan therefore seeks to support housing that meets local need while applying safeguards on scale, 
character, and infrastructure, so that growth is better aligned with the capacity and identity of the Parish. 

Recommendation: No change. 

 CORNWALL 
COUNCIL 
Neighbourhood 
Planning 

Advises that, because some Local Plan housing policies are now out of 
date, there is currently a presumption in favour of sustainable 
development across Cornwall, guided by its Interim Policy Position 
Statement. It notes that only neighbourhood plans which allocate 
specific development sites receive the full protection of NPPF paragraph 
14, and because the Pentewan Plan does not allocate sites, it will not 
benefit from that protection. As a result, although the Council supports 
the Plan’s housing policies, proposals consistent with the interim policy 
approach may still be approved even where they conflict with certain 
NDP housing policies, particularly those concerning the location of new 
housing, rural exception sites, and development on the edge of St 
Austell. Other NDP policies not aimed at restricting housing supply will 
continue to carry full weight in decision-making. 

Comment: NPPF 2024 paragraph 14 states that, where the presumption in favour of sustainable development 
under paragraph 11d applies to applications involving housing, the adverse impact of allowing development 
that conflicts with a neighbourhood plan is likely to significantly and demonstrably outweigh the benefits, 
provided that, first, the neighbourhood plan became part of the development plan five years or less before the 
date of the decision, and second, the neighbourhood plan contains policies and allocations to meet its 
identified housing requirement. 

In this case, it remains open to question whether a neighbourhood plan that does not allocate specific sites, 
but which nevertheless contains policies clearly capable of delivering the indicative housing requirement 
identified by the local planning authority, may still attract the protection intended by paragraph 14. That issue is 
not yet settled and may ultimately need to be tested through decision making and appeal. 

What is clear, however, is that the policy approach of this NDP, read alongside the Cornwall Local Plan, is not 
one that acts as a restraint on housing delivery such that it would run counter to the Government’s current 
objective of significantly boosting housing supply during this Parliament. The Plan does not seek to prevent 
sustainable housing development in principle, nor to impose an artificial cap on delivery. Rather, it provides a 
locally specific framework to guide housing to the most appropriate locations and to secure development that 
is proportionate, sustainable, and aligned with local character, infrastructure capacity, and identified needs. 

Introducing a site allocation at this late stage would substantially delay the progress of the Neighbourhood 
Plan, thereby postponing the wider policy benefits it would bring. That would serve no practical purpose, 
particularly where the evidence indicates that housing delivery is not being suppressed by the Plan. The 
settlement study and supporting evidence demonstrate that at least 40 dwellings can be delivered sustainably 
under the existing Local Plan and Neighbourhood Plan policy framework, without the need for a specific 
allocation. In that respect, the Plan should not be regarded as a policy obstacle frustrating housing delivery, 
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but as positively managing it in a way that remains consistent with national policy and the broader objective of 
increasing supply. 

Recommendation: No change. 

 

 Persimmon 
Homes 

Persimmon argues that the NDP’s proposed housing requirement is not 
adequately justified and appears to have been derived by the Parish 
rather than provided or confirmed by Cornwall Council. They object to 
the figure on the basis that, given the Parish’s relationship to St Austell, 
a major and sustainable settlement, it could unduly restrict future urban 
extension opportunities outside a formal Local Plan review. They 
contend that the figure should either be removed or clearly stated not to 
attract the protections of NPPF paragraph 14. They also suggest that the 
NDP should include indicative delivery timescales and possibly reserve 
sites, so that future housing needs can be addressed and conflicts with 
the emerging Local Plan are minimised. 

Comment: Not accepted: The indicative housing figure was not derived independently by the Parish Council. It 
was provided by Cornwall Council following a request from the Parish Council and has been used as the 
starting point for the Plan’s housing strategy. The NDP does not seek to frustrate the proper planning of growth 
through the Local Plan process, nor to pre-empt future strategic decisions about the role of St Austell and its 
edges. Rather, it seeks to identify an appropriate local response to housing need within the Parish, based on 
the evidence currently available and the scope of neighbourhood planning. The Plan’s approach is therefore 
justified and proportionate. Issues relating to any future strategic urban extensions, wider housing delivery 
trajectories, or reserve site provision are matters more appropriately addressed through the Cornwall Local 
Plan review rather than through this NDP. 

Recommendation: To make the position clear, amend the relevant supporting paragraph to read as 
follows. Cornwall Council has provided an indicative housing requirement of 28 dwellings for the 
Neighbourhood Area, using the Government’s standard methodology based on existing housing stock and local 
affordability. This figure is the starting point for the Plan’s housing strategy. As there are already around 493 
existing commitments in the Parish, the indicative requirement is more than met, and there is therefore no 
residual requirement for the Plan to allocate further housing sites. This position does not rule out otherwise 
acceptable development, but it means there is no requirement for additional site allocations to meet the 
indicative housing figure. 

Future Strategic Urban Extension Requirements for St Austell. Matters relating to any future strategic urban 
extensions to St Austell, wider housing delivery trajectories, or the identification of reserve sites are strategic 
issues that fall beyond the scope of this Neighbourhood Plan. These are more appropriately considered through 
the Cornwall Local Plan review, where they can be assessed in the context of the wider settlement strategy, 
infrastructure planning, transport implications, environmental constraints, and the distribution of growth 
across the area. This Plan therefore focuses on the locally specific role of neighbourhood planning, rather than 
seeking to determine strategic growth options that should be addressed through the development plan process 
at Cornwall-wide level. 

 National 
Highways  

No specific comments on the Plan and considers that its policies are 
unlikely to generate a scale of development that would harm the safe 
and efficient operation of the strategic road network. However, it notes 
that this does not affect any future response it may make to individual 
planning applications, which would be assessed on their own merits 
against the policy in force at the time. 

Comment: Noted 

Recommendation: None 

Policy 9  Locations and 
Scale for New Housing 
Development 

Residents 5 comments, preference for small scale, fitting in, with specific 
reference to potential land areas and how any development should 
reflect existing character, with open space and tree retention. 

 

Comment: The NDP policy set is intended to respond directly to these concerns by supporting small-scale 
development that fits appropriately within its surroundings, respects existing character, and takes proper 
account of layout, open space, landscaping, and the retention of important trees. The policies are also framed 
to ensure that, where development does come forward on potential sites, it is expected to integrate sensitively 
with the form and appearance of the area rather than erode local distinctiveness. 

Recommendation: No change. 

 CORNWALL 
COUNCIL 
Neighbourhood 
Planning 

See comments above relating to housing policies.  Comment: None 

Recommendation: None 
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 Persimmon 
Homes 

[1] Policy 9 is flawed because, although it refers to the presumption in 
favour of sustainable development, it does not properly explain how it 
conforms with Cornwall Local Plan Policy 1. It goes on to contend that 
CLP Policy 1 itself is now substantially or wholly out of date because it 
does not reflect the revised wording and tests in the December 2024 
NPPF, particularly in relation to when key policies are deemed out of 
date for decision-making where housing land supply or delivery is 
inadequate. The overall criticism is that both the NDP and the Local Plan 
policy it relies on do not properly reflect the current national policy 
position. 

[2] Persimmon further argues that Policy 9 is not in conformity with 
Cornwall Local Plan Policy 2 because, in its view, Policy 2 is itself no 
longer consistent with the December 2024 NPPF. While the NDP and 
Cornwall Council consider Policy 2 still carries weight as part of the 
spatial strategy, RPS says it is fundamentally tied to an older housing 
target and a distribution pattern that no longer reflects the much higher 
level of housing now required. It argues that the Council cannot rely on 
Policy 2 as an up-to-date basis for directing growth when current 
housing needs are significantly above those planned for, and that the 
NDP’s reliance on that policy is therefore flawed. 

Comment: Not accepted.  

[1] CLP Policy 1 is a high-level policy setting out the presumption in favour of sustainable development. It 
provides the overarching framework that proposals in accordance with the development plan should be 
approved, and that where relevant policies are out of date, permission should be granted unless the adverse 
impacts would significantly and demonstrably outweigh the benefits, or specific restrictive policies in the NPPF 
apply. It is therefore generic and permissive in nature. 

By contrast, NDP Policy 9 performs a different function. It is a criteria-based spatial policy for housing which 
applies that wider presumption in a locally specific way. Rather than simply repeating the general principle, it 
directs small-scale housing to the named settlements of London Apprentice, Pentewan and Tregorrick, and 
limits housing elsewhere to defined exceptions. In doing so, it reflects and operates alongside the strategic 
approach in the Cornwall Local Plan, particularly CLP Policy 3(3), which supports infill and rounding off in 
smaller settlements, and CLP Policy 7, which strictly controls housing in the open countryside. Policy 9 should 
therefore be understood not as displacing the presumption in favour of sustainable development, but as 
articulating how that presumption should be applied locally, consistently with the wider strategic policy 
framework of the Cornwall Local Plan. 

[2] It is important to note that the PVNDP is required to be in general conformity with the adopted Cornwall 
Local Plan, and with the Local Planning Authority’s current interpretation of that Plan in the context of the 
December 2024 NPPF. Cornwall Council’s stated position is that Policy 2 continues to carry weight in guiding 
the overall spatial strategy, particularly in maintaining a dispersed pattern of development that reflects the role 
and function of different places. In addition, parts 3 and 4 of Policy 3 remain relevant in supporting infill, 
rounding off, and rural exception development in appropriate locations, while continuing to protect nationally 
important landscapes and the wider countryside. Other housing policies in the Local Plan also remain 
applicable, including Policy 6 on housing mix, Policy 7 on housing in the countryside, Policy 8 on affordable 
housing, and Policy 9 on rural exception schemes. The PVNDP has therefore been prepared on the basis of the 
policy framework that Cornwall Council considers remains operative and relevant for neighbourhood planning 
purposes. 

Recommendation: No change. 

 

Policy 10  Housing Mix Residents 8 comments, strong support for family sized, practical homes, more 
rented options, social housing, shared ownership, and homes for 
younger people. 

 

Comment: Support welcomed. The PVNDP seeks to respond directly to these concerns by supporting housing 
that better meets local needs, including family-sized and practical homes, more rented provision, social and 
affordable housing, shared ownership options, and homes that enable younger people to remain in or return to 
the Parish. The policy approach is intended to promote a broader and more suitable mix of homes, rather than 
development dominated by market housing that does not address local need. 

Recommendation: None. 

 CORNWALL 
COUNCIL 
Neighbourhood 
Planning 

Cornwall Council’s affordable housing team does not support First 
Homes and recommends removing that tenure from both the policy and 
supporting text. Suggests minor amendments.  

Comment: Helpful advice. Noted. First Homes, or other forms of discounted market housing, may not be the 
preferred tenure of Cornwall Council’s Affordable Housing Team, but they remain a recognised affordable 
home ownership product within the national policy framework and may still form part of an appropriate 
housing mix where justified. For that reason, it is considered reasonable for the NDP to refer to them as a 
potential tenure option. Their inclusion in the Plan does not imply priority over other affordable tenures, 
particularly social rented housing, but reflects the need for the policy to acknowledge the range of mechanisms 
that may contribute to meeting local needs. 

Recommendation: [1] Amend references to First Homes as ‘Discounted Market Housing. 

[2] Amend Policy 10 to read as follows:  

1. Residential developments will be supported in accordance with CLP Policy 6 if they provide a mix of formats, 
sizes and tenures of dwellings to ensure a range of housing choices are available to meet the identified housing 
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needs in the Parish. These may include: a) A predominant mix of smaller one- and two-bedroom homes for the 
young and elderly in the form of social/affordable rented and low cost home ownership. b) Homes that provide 
enhanced opportunities to ‘work from home’. c) Dwellings designed to meet special needs such as fully 
accessible or extra care units suitable or readily adaptable for disabled or elderly people, on parts of the site 
with generally level access and close to community facilities. (Further information as to standards required 
may be found in the Cornwall Council Housing Supplementary Planning Document October 2019). d) Self-build 
opportunities in accordance with NDP Policy 12. 2. When applications for housing are being considered 
developers should assess current demographic and market information to determine the proportional balance 
of specialist housing required and demonstrate how their proposals meet the local requirements identified in 
the assessment. Provision should include an appropriate element of M4(2) Accessible and Adaptable Homes 
and M4(3) Wheelchair Accessible homes. 3. The affordable housing portion of development proposals, secured 
through developer contributions as required by Policies 8 and 9 of the Cornwall Local Plan, should comprise 
50% social rented and 50% intermediate housing (including 25% Discounted Market Housing when there is a 
requirement for the tenure). 4. To enable affordability within Pentewan Valley Parish’s housing market: a) 
Discounted Market Housing provision should be offered at a discount of 50% of market value in perpetuity. b) 
Shared ownership homes provision should be offered at a viable price point and discount that is affordable at 
average local salaries. 5. To meet the needs of the community on or below local average households, lower 
income households in the community, the rented portion should maximise the proportion of 1 and 2 
bedroomed units in socially rented tenure taking into account the current assessed housing need for the 
Parish. 

 

Policy 10A  Principal 
Residency 

Residents 3 comments, second homes and holiday lets seen as a problem, 
support for restrictions, and for ensuring housing serves the year round 
community. 

 

Comment: Support welcomed. The PVNDP reflects these concerns by seeking to ensure that new housing 
contributes to the year-round community rather than adding to levels of second home ownership or holiday 
use. Policy 10a is intended to help retain a more balanced and sustainable local housing stock, support 
community cohesion, and improve the prospect that new homes will meet the needs of permanent residents. 

Recommendation:  

 CORNWALL 
COUNCIL 
Neighbourhood 
Planning 

Cornwall Council advises that, although the policy wording itself is 
acceptable, a Principal Residence policy is a restrictive measure and 
must be supported by robust local evidence if it is to be justified in the 
NDP. The evidence should demonstrate both the scale of the second 
home or holiday let issue and the parts of the parish where the impact is 
significant. It notes that limiting the policy to Pentewan village and 
London Apprentice may be appropriate, but this must be clearly 
supported by the evidence. It also warns that the current supporting text 
is not sufficient on its own, and that examiners are likely to reject such a 
policy if the justification is inadequate. 

Comment: Noted. However, the evidence to justify the Principal Residence policy has already been prepared 
and is available through the PVNDP website in the Second Homes Report, which addresses the matters raised, 
including the extent and location of second home and holiday let pressures within the Parish. The policy area 
has been defined having regard to that evidence. The issue therefore appears to be not the absence of 
evidence, but that this material has not yet been taken into account in Cornwall Council’s comments. The 
supporting text can be amended to signpost the report more clearly, but the evidential basis for the policy is 
already in place.[ Second Homes Report ],  

Recommendation: Add the following paragraph to the supporting text. : Further evidence to support Policy 
10a is set out in the Pentewan Valley Second Homes Report, available on the Parish Council website. This 
report examines the impacts of second and holiday home ownership on local communities, including effects 
on housing availability, affordability, community sustainability, demographics, local services, and the local 
economy. It also reviews national and Cornwall-wide trends, the planning and legal context for principal 
residence policies, enforcement considerations, and, crucially, the specific circumstances in Pentewan Valley, 
before drawing conclusions and recommendations for the Neighbourhood Plan. 

 Persimmon 
Homes 

Argues that Policy 10A is an unjustified and overly restrictive departure 
from the Cornwall Local Plan approach. It says the Local Plan addresses 
affordability through housing mix and affordable housing requirements, 
rather than by imposing blanket principal residence restrictions on open 
market homes. In its view, restricting all new market housing in 
Pentewan Village and London Apprentice to principal residence use 
goes beyond adding local detail and instead interferes with the 

Comment: Not accepted. This comment overlooks the evidence set out in the Pentewan Valley Second 
Homes Report, available on the Parish Council website, which provides a detailed analysis of the scale and 
effects of second home ownership in the Parish and a clear justification for the policy approach proposed. 
Policy 10A is therefore not based on anecdotal assertion, but on a specific local evidence base prepared to 
support the NDP. In addition, the policy does not amount to a blanket restriction on the sale or occupation of 
housing generally. It applies only to new build open market dwellings within the defined policy area, and is 
intended to ensure that new housing contributes to the year-round community rather than adding further to 

https://www.pentewanvalley-pc.gov.uk/shared/attachments.asp?f=ce1ba814%2D717c%2D47a4%2Da047%2Ddf233929bedd%2Epdf&o=Pentewan%2DValley%2DSecond%2DHomes%2DReport%2Dv3%2Epdf
https://www.pentewanvalley-pc.gov.uk/shared/attachments.asp?f=ce1ba814%2D717c%2D47a4%2Da047%2Ddf233929bedd%2Epdf&o=Pentewan%2DValley%2DSecond%2DHomes%2DReport%2Dv3%2Epdf
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operation of the market housing sector. Persimmon also contends that 
the draft Plan does not provide sufficient evidence to justify such a 
restrictive policy, and notes that nearby St Austell has relatively low 
levels of second home ownership, which it suggests weakens the case 
for the restriction. 

second home or holiday use. The reference to St Austell is also of limited relevance, as the policy is based on 
the circumstances of Pentewan Village and London Apprentice, where the evidence identifies a materially 
different pattern and impact. 

Recommendation: No change. 

 McAdam Focuses on the second homes issue from the perspective of a long-held 
family holiday property in Pentewan that has never been used as a 
permanent residence. The respondent supports the principle of 
requiring new homes to remain in residential use, and broadly accepts 
the need to restrict the loss of existing homes to holiday use. However, 
they are concerned that such policies could have unintended 
consequences for older owners who may need flexibility, for example to 
sell or to generate income to fund long-term care. They seek 
reassurance that Policy 10a would not affect the future sale or use of 
their existing holiday property 

Comment: Noted. Policy 10a is intended to apply only to new dwellings, not to existing properties. It would 
therefore not affect the future sale or use of an established holiday property that has not formed part of the 
permanent housing stock. The purpose of the policy is to ensure that new homes contribute to meeting local 
residential needs, rather than being lost from the outset to second home use. The concern about flexibility for 
existing owners, including in later life or where financial circumstances change, is understood, but this is not 
what Policy 10a is intended to regulate. 

Recommendation: No change 

Policy 11  Rural 
Exception Sites for 
Affordable Housing 

Residents 1 comment, principled objection to building in open countryside, 
preference for adding to existing communities. 

 

Comment: Noted. The preference for locating housing within or adjoining existing communities is understood 
and is reflected in the overall strategy of the PVNDP, which seeks to direct most new housing to the most 
sustainable locations. However, rural exception sites remain an established planning mechanism for delivering 
affordable housing to meet local needs where suitable opportunities within settlements are limited. Policy 11 is 
intended to allow this only in carefully controlled circumstances, where the scale, location, and purpose of the 
scheme are justified by local need and where the development relates well to an existing settlement rather 
than resulting in isolated or inappropriate countryside development. 

Recommendation: No change 

 CORNWALL 
COUNCIL 
Neighbourhood 
Planning 

The policy text is fine  Comment: Noted. 

Recommendation: None. 

 Persimmon 
Homes 

Argues that the NDP relies too heavily on Cornwall Local Plan Policy 7, 
which it considers more restrictive than the NPPF because it limits new 
homes in the countryside to special circumstances, whereas national 
policy focuses on avoiding isolated homes unless exceptions apply. It 
says this could lead the NDP to steer development too narrowly towards 
sites adjoining settlements and exclude other potentially suitable and 
sustainable locations that could help meet housing needs. RPS also 
points to an apparent inconsistency in the NDP, noting that while it 
supports the continued application of Policy 7, it also allows 
Regenerative Low Impact Development as a further exception in the 
open countryside. Overall, it contends that the approach is too 
inflexible, not properly aligned with the NPPF presumption in favour of 
sustainable development, and likely to carry reduced weight where 
housing supply policies are out of date. 

Comment: Not accepted, for three reasons. 

First, the PVNDP must be in general conformity with the adopted development plan, including the Cornwall 
Local Plan and the Cornwall Climate Emergency DPD. The approach taken is consistent with that framework, 
including CLP Policy 7 on housing in the countryside and CEDPD Policy AL1 on Regenerative Low Impact 
Development. The NDP is therefore applying the policy framework that remains operative for neighbourhood 
planning, not creating an alternative one. 

Second, the NPPF continues to support the principle that sustainable development should be directed to 
locations where there is access to services, facilities, and infrastructure, and where growth can help support 
the vitality of existing communities. The PVNDP reflects that established planning principle by directing most 
housing to the most sustainable settlements in the Parish and limiting development in the open countryside to 
clearly defined exceptions. 

Third, the NPPF is clear at paragraphs 82 to 84 that a locational hierarchy remains relevant in rural areas. 
National policy states that housing in rural areas should be responsive to local circumstances, should support 
local needs, and should be located where it will enhance or maintain the vitality of rural communities. It also 
supports rural exception sites and recognises that development in villages can help sustain local services. The 
PVNDP follows that approach by prioritising development within, adjoining, or closely related to existing 
settlements, while allowing specific forms of development in the countryside where justified. It therefore does 
not conflict with national policy, but gives it locally specific effect. 
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Recommendation: No change 

Policy 12  Community 
Led, Self and Custom 
Build Housing 

Residents No comments Comment: Noted. 

Recommendation: None. 

 CORNWALL 
COUNCIL 
Neighbourhood 
Planning 

Says the policy is Fine. Comment: Noted. 

Recommendation: None. 

Policy 13  Infill Within 
Hamlets and Small 
Groups of Dwellings 

Residents 3 comments, one explicit objection to new build infill in hamlets, and a 
related point that enlargements should not be automatically prohibited, 
context matters. 

 

Comment: noted. The PVNDP recognises that development in hamlets and small groups of dwellings is a 
sensitive issue. Policy 13 is intended to allow only very limited infill where it can be accommodated without 
harming rural character, settlement pattern, or landscape setting, and not to promote unrestricted new build 
development in such locations. The point that proposals should be considered in context is well made, 
particularly in relation to extensions and enlargements, and the policy approach is intended to ensure that 
decisions are based on the specific character, scale, form, and circumstances of each site rather than on an 
automatic or blanket prohibition. 

Recommendation:  

 CORNWALL 
COUNCIL 
Neighbourhood 
Planning 

Says the policy is Fine. Comment: Noted. 

Recommendation: None. 

Policy 14  Protection of 
Pentewan Valley’s 
Existing Housing Stock 

Residents 2 comments, support for restricting holiday lets, and protecting existing 
stock for local occupation 

Comment: Support welcomed. The PVNDP seeks to address these concerns not only by resisting the loss of 
homes to holiday use, but also by protecting the existing stock of smaller and more affordable dwellings that 
are essential to the year-round community. The supporting evidence shows a shortage of smaller one-bedroom 
homes to buy or rent, and recognises that the existing housing stock underpins local quality of life and 
opportunities for lifetime living. The policy approach therefore responds to concerns about changes, such as 
amalgamation, excessive enlargement, or replacement of smaller homes with larger, higher-value dwellings, 
where these would reduce the supply of homes suited to local needs, worsen the mismatch between 
household size and dwelling size, harm local character, or reduce garden space important to flood resilience. 

Recommendation: None. 

 CORNWALL 
COUNCIL 
Neighbourhood 
Planning 

Suggests slight rewording for clarity 

 

Comment: Helpful advice. 

Recommendation: Amend Policy to read as follows:  

1. Proposals for the extension of dwellings that require planning permission will be supported where provided it 
is demonstrated that they:  

a) Are proportionate to the original dwelling; and 

b) Are of an appropriate design guided by local character, surrounding landscape and neighbouring properties 
and the proposal is appropriate for the character of the site  design is where the dwelling will not have an 
unacceptable impact on the site 

5. Development proposals that would result in the overall a net loss of existing housing will not be supported. 

Business and 
Employment 
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Overall Residents 96% support, 4% against. 

Resident comments on business and employment are generally 
supportive of a diverse rural economy that can sustain local identity and 
community over the long term.  

Respondents support tourism where it is appropriate, but also want 
recognition of the importance of traditional rural businesses and the 
need to create permanent, year-round employment rather than relying 
too heavily on seasonal activity. There is also clear support for placing 
limits on holiday lets, reflecting concern about the impact of visitor 
accommodation on the balance of the local economy and community. 

At the same time, a number of comments focus on how these aims 
would work in practice. In particular, respondents raise questions about 
enforcement, especially how any restrictions on holiday lets would be 
monitored and applied, what would count as an acceptable mix of visitor 
and permanent accommodation, and how more casual Airbnb-style 
letting would be treated. 

 There is also concern about the parish already having enough tourism, 
or even too much, with some comments pointing to the cumulative 
impact of tourism-related uses and facilities on local character and 
everyday life. 

Other comments highlight the practical conditions needed to support a 
successful local economy. These include better mobile signal, superfast 
broadband, electric vehicle charging, and safer cycling connections, all 
of which are seen as important to supporting local businesses and more 
sustainable patterns of travel.  

There is also a request for farming to be treated more clearly as a 
business in its own right, alongside observations about future 
development pressures around Pentewan Sands and possible wider 
waterfront opportunities.  

Overall, the comments support economic development, but favour an 
approach that is carefully managed, realistic, and balanced against 
community and environmental considerations. 

Comment: Support noted. The comments are understood. The PVNDP seeks to strike an appropriate balance 
by supporting tourism in recognition of the value and prosperity it brings to the Parish, while also ensuring that 
the distinctive local environment and character are not overwhelmed, and that the social effects of second 
homes, holiday accommodation, and peer-to-peer lettings are properly managed. The Plan also recognises the 
importance of sustaining a diverse local economy, including farming and other year-round rural businesses, 
rather than relying too heavily on seasonal visitor activity. Concerns about infrastructure, connectivity, 
enforcement, and the cumulative effects of tourism have helped inform the Plan’s approach, which aims to 
support economic development in a realistic and carefully managed way, consistent with community wellbeing 
and environmental capacity. 

Recommendation: None. 

 CORNWALL 
COUNCIL 
Neighbourhood 
Planning 

No general comments Comment: Noted. 

Recommendation: None. 

Policy 15  Safeguarding 
and Enhancement of 
Locally Significant 
Employment Land 

Residents 1 comment, explicit concern about business permissions later switching 
to housing. 

 

Comment: Agreed. Policy 15 seeks to safeguard the Parish’s key employment sites, namely Kingswood 
Business Park, Molingey Quarry, Watering Lane Nursery, and Tregongeeves Quarry, subject to the policy 
criteria. The Plan recognises the importance of retaining business land and premises, as employment 
infrastructure is as important to the long-term sustainability of the Parish as new housing, providing jobs, 
services, and economic activity for local residents. It is also recognised that some forms of residential use, 
particularly purpose-built or converted holiday accommodation, can have a role in supporting local enterprise 
and employment. At the same time, it must be accepted that in some circumstances a change of use may be 
justified, but this should only occur where it can be clearly demonstrated that the existing employment use is 
no longer viable or that the proposal would not undermine the local economy. 
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Recommendation: No change. 

 CORNWALL 
COUNCIL 
Neighbourhood 
Planning 

Says the policy is Fine. Comment: Noted. 

Recommendation: None. 

 PVNDP012, 
Innovation 
Nursery 

 Comment Noted. However, identifying a “potential growth zone” would require a firmer evidence base 
describing the nature, extent, and likely impacts of the proposed uses, because inclusion of such an area in the 
NDP would in effect amount to a specific site allocation, with all that this would entail in terms of justification 
and assessment. In practice, Policy 16, New Business Development, already provides a framework that can 
support the potential expansion of the site, subject to appropriate criteria. The point is also accepted that 
specific reference could be made in the supporting justification to the Innovation Nursery as an important 
example of business diversification and local economic resilience within the Parish. 

Recommendation: Amend the supporting text to read as follows: The 2023 questionnaire confirmed that 
local residents care about the future of tourism and businesses both from the perspective of residents and of 
business owners and operators. 

Cornwall Local Plan Policy 5 says that Neighbourhood Development Plans should safeguard appropriate 
existing land, necessary for the delivery of the economic strategies for Cornwall. There are many workplaces in 
the Parish supporting a variety of jobs providing goods and services locally and to the wider Cornish and 
national economy. In particular, several larger sites make an important contribution to the local economy 
through the range of businesses and functions they accommodate, namely Molingey Quarry, Tregongeeves 
Quarry, Kingswood Business Park, and Watering Lane Innovation Nursery. The latter is an innovative enterprise 
hub which seeks to support the testing, funding and scaling of new ideas in real-world conditions. It brings 
together entrepreneurs, farmers, scientists, makers and investors, with a particular focus on practical, 
commercially viable and planet-positive solutions. The site’s approach is based on Cornwall serving as a 
testbed for innovation, helping to foster business collaboration, investment and enterprise development. In 
this way, the Nursery has the potential to make an important contribution to economic diversification, 
resilience and innovation within the Parish and the wider area. 

Policy 16  New 
Business Development 

Residents 4 comments, new business should serve and reflect the community, and 
attention to community needs and demographics. 

 

Comment: Noted. Policy 16 is intended to ensure that new business development is well related to the 
character, needs, and circumstances of the Parish. This includes supporting proposals that provide services, 
facilities, and employment opportunities that reflect the community’s needs, including its changing 
demographics, while remaining appropriate in scale and type to the local area, and being consistent with 
Cornwall industrial strategies. In regard to the latter, the supporting text needs to be upodated. 

Recommendation: Amend the supporting text to read as follows: The Cornwall and IoS Local Economic 
Partnership’s ‘Cornwall and Isles of Scilly Strategic Economic Plan 2017-2030’ says particular support should 
be given to developments which build cultural identity and excellence, support environment-based growth, 
promote healthy and diverse communities, and encourage innovation in industry, including marine energy-tech 
and digital connectivity. This is built upon by the recently adopted ‘Cornwall and the Isles of Scilly Industrial 
Strategy’. The need to support rural areas, which are often remote from job markets and have declining local 
opportunities, is specifically recognised as needing attention. The Cornwall Good Growth Plan (which builds 
upon the foundations of the 2017-2030 Strategic Economic Plan) shifts the focus toward a 'nature-positive' and 
circular economy, emphasizing developments that strengthen local cultural identity and deliver tangible 
environmental growth. While continuing to foster diverse communities and industry innovation, particularly in 
high-growth sectors like marine renewables and digital tech, the plan places a renewed priority on equitable 
rural development. NDP Policy should therefore support new business initiatives that align with this 'Good 
Growth' framework, aiming to reduce deprivation by providing adaptable, sustainable workspaces for modern 
manufacturing and innovation to create higher-value, secure local jobs. 
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 CORNWALL 
COUNCIL 
Neighbourhood 
Planning 

Minor change for clarity is needed. Comment: Agreed 

Recommendation: Amend Policy 16.1.f.iv to read: There is no net loss of residential dwellings. 

 

 PVNDP012, 
Innovation 
Nursery 

Welcomes the policy’s support for the expansion of existing businesses, 
but seeks greater clarity on how that support would apply spatially. In 
particular, it requests additional shading around the site on Map 10 to 
indicate an area where future growth would be supported in principle, in 
order to better align the mapping with the objective of safeguarding 
employment land. 

Comment: Noted. See response to Policy 15 above 

Recommendation: None. 

Policy 17  Working from 
Home and Home-Based 
Businesses 

Residents 1 comment, mobile signal and superfast broadband described as 
essential. 

 

Comment: Agreed 

Recommendation: None. 

 CORNWALL 
COUNCIL 
Neighbourhood 
Planning 

Says the policy is Fine. Comment: Noted. 

Recommendation: None. 

Policy 18  Rural 
Business 
Diversification 

Residents 4 comments, support with caveats, including environmental impacts of 
agriculture, and need for clarity that farming itself is a business. 

 

Comment: Support noted. Policy 18 recognises that farming is itself a business and remains an important part 
of the Parish economy, landscape, and identity. The policy is intended to support appropriate rural business 
diversification where this can help sustain farm holdings and other land-based enterprises, while also ensuring 
that environmental effects are properly considered and managed. This includes making sure that 
diversification proposals remain compatible with the character of the countryside and do not give rise to 
unacceptable landscape, amenity, traffic, or ecological impacts. 

Recommendation: None. 

 CORNWALL 
COUNCIL 
Neighbourhood 
Planning 

Says the policy is Fine. Comment: Noted. 

Recommendation: None. 

Policy 19  Rural and 
Sustainable Tourism 

Residents 6 comments, support for appropriate tourism, but concerns about 
intensity, cumulative impact, and transport constraints, alongside 
interest in sympathetic innovation. 

 

Support noted. Policy 19 is intended to support tourism where it is appropriate in scale, form, and location, 
and where it contributes positively to the local economy without undermining the Parish’s environmental 
quality, character, or community wellbeing. The concerns raised about intensity, cumulative impact, and 
transport constraints are recognised, and these are matters the policy seeks to manage through its criteria. The 
policy also allows scope for sympathetic innovation, provided proposals are well integrated with their 
surroundings and do not place unacceptable pressure on local infrastructure or the area’s distinctive rural and 
coastal character. 

Recommendation: None. 

 CORNWALL 
COUNCIL 
Neighbourhood 
Planning 

Points out that ‘high quality’ is subjective; the NDP should explain (in 
supporting text) what is meant by this. Otherwise fine. 

Comment: Noted. The point is accepted. The term “high quality” can be subjective if left unexplained, so the 
supporting text should clarify what is meant in the context of this policy. In this case, it is intended to refer to 
tourism development that is well designed, appropriately scaled, accessible, environmentally responsible, and 
sensitive to the character of the Parish, its landscapes, and transport constraints. Supporting text can be 
amended to make this clearer. 
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Recommendation: Amend supporting text as follows:  

Intention: To support high quality tourism development that makes best use of the area’s assets whilst 
providing care for them, maximising accessibility for residents, and protecting the special landscape and 
heritage character of the area.  

Justification: Visitors come from far and wide to enjoy the recreational opportunities presented by the attractive 
local landscape and heritage present in Pentewan Valley Parish. Today the tourism industry dominates the area 
and is a significant employer. Most of this tourism is fortunately in a form that sits comfortably  its character. 

Further tourism growth is expected and can benefit the community by bringing employment and additional 
spending in the local economy, helping to maintain the fabric of many important buildings and providing 
facilities which can also be used by local residents. Tourism can also be a useful form of farm diversification 
that has limited environmental impacts and may also extend the holiday season and thereby add to local 
prosperity. 

However, excessive or poorly planned tourism development can damage the special local heritage, biodiversity 
and landscape qualities that visitors come to the area to experience. It can also add to traffic congestion and 
pollution, create competition for resources and cause harm to the amenity of nearby residential properties. 

CLP Policy 5 (Business and Tourism) encourages the development of new or enhancement of existing high-
quality sustainable tourism facilities, attractions and accommodation appropriate in scale to their location and 
accessibility, and which provide a balanced mix of economic, social, and environmental benefits. In this 
context, high quality tourism development should be understood as development that responds positively to 
its surroundings, respects landscape and heritage significance, functions safely and conveniently, and avoids 
placing unacceptable pressure on local roads, services, and communities. 

Therefore, it is appropriate to support high quality tourism development that makes best use of the areas 
assets whilst providing care for them; maximises accessibility for residents to those facilities and features in 
the Parish that attract visitors, and protects the special landscape and heritage character of the area. In this 
context, high quality means development that is well designed, appropriately scaled, accessible, 
environmentally responsible, and sensitive to the distinctive character, capacity, and constraints of its 
location. Tourism of this form may also extend the holiday season and add to local prosperity. New businesses 
serving touring caravans, ‘glamping’ and farm tourism huts/cabins can be considered on their merit but must 
have regard to the scale, design, siting, and cumulative effect of the development, and to the impact it may 
have on the character of the area. 

Policy 19A  Peer to Peer 
(P2P) Accommodation 

Residents 4 comments: concern about the effect of holiday lets on local housing 
supply, and a wish for tighter control over this form of visitor 
accommodation. One respondent asked how limits on holiday lets 
would be policed, what would count as an acceptable mix, whether 
existing holiday lets would be checked for refuse charges and tax 
declarations, and whether controls would apply only to new purchases. 
The same comment also argued that casual Airbnb-style letting should 
not be allowed, and that only established or professional holiday 
accommodation should be permitted. Another respondent stated more 
generally that there are already too many holiday lets in the area. 

Comment: Noted. The NDP can only address the land use planning aspects of holiday accommodation and 
peer-to-peer letting. It cannot deal with matters such as enforcement, refuse charges, taxation, or wider 
regulatory controls, which fall outside the scope of neighbourhood planning. More detailed information on 
these issues is provided in the PVNDP evidence base, including the Peer-to-Peer Letting Report. 

Recommendation: See below. 

 McAdam Expresses some continuing uncertainty as to whether Policy 19a would 
allow a change from private holiday use to a commercial holiday rental if 
this became necessary later in life. 

Comment: Noted. Policy 19a is not intended to impose a blanket ban on peer-to-peer holiday 
accommodation. It would only apply in circumstances where the use of a property reaches such a frequency or 
intensity that it amounts to a material change of use in planning terms. In addition, the policy is to be revised 
[see below] so that it takes a criteria-based and permissive form, rather than an absolute restriction. Its 
purpose is therefore to manage cases where harm may arise to residential amenity, local character, or 
community balance, not to prevent all forms of occasional or ancillary holiday letting. 

https://www.pentewanvalley-pc.gov.uk/shared/attachments.asp?f=2dcafd39%2D14eb%2D4031%2Db625%2Ddf3bb44ce6f7%2Epdf&o=evidence%2Don%2DP2P%2Dv2%2Epdf
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 CORNWALL 
COUNCIL 
Neighbourhood 
Planning 

There is still no clarity over the introduction of a new use class for short 
term lets. This would probably need a threshold above which this policy 
would apply. There was a similar policy in the Penzance NDP that was 
rejected by the examiner.  

Comment: Noted. Nevertheless, there is a clear justification for addressing circumstances where an over-
concentration of peer-to-peer lettings could cause harm to the balance and sustainability of the community. 
On that basis, a policy dealing with cases where a material change of use occurs is considered justified. The 
policy is intended to operate within the scope of land use planning, and not as a general control over all short-
term letting activity. 

Recommendation: To meet this comment and that of residents above: 

[1] Change policy title to: Peer-to-Peer Holiday Letting and Material Change of Use 

[2] Amend the last paragraph of the supporting text to read as follows:  

Whether the use of a dwellinghouse for holiday letting requires planning permission is a matter of fact and 
degree. A home that is only occasionally used for short-term peer-to-peer letting will generally remain within 
the C3 residential use class, particularly where it continues to function primarily as a private dwelling and does 
not give rise to harmful effects on its surroundings. However, where a property is used for short-term letting so 
frequently or intensively that the owner or usual occupier is largely absent, and the pattern of occupation 
begins to generate significant disturbance, for example through noise, parking pressures, comings and goings, 
or waste-related impacts, the use may amount to a material change of use requiring planning permission. The 
Parish Council considers that, once this threshold of sustained or intensive peer-to-peer holiday letting is 
reached, the harmful effects on neighbouring amenity and on the character and function of the local 
community can outweigh the benefits associated with visitor accommodation. 

In the light of the growth in holiday letting of established homes within Pentewan Valley Parish, it is considered 
justified to include a planning policy to address such circumstances where they amount to a material change 
of use. The purpose of the policy is not to control occasional or incidental holiday letting, but to manage those 
cases where the intensity or pattern of use gives rise to land use impacts that are properly a matter for the 
planning system. The policy would also remain relevant should the Government’s proposed introduction of a 
separate use class for short-term lets, currently referred to as Class C5, be brought forward. 

[3] Amend the policy to read as follows:  

Where the use of a residential property reaches a level of intensity or frequency that constitutes a 
material change of use from a C3 dwellinghouse to short-term holiday accommodation, and planning 
permission is consequently required, proposals for the use of whole residential properties, including 
single dwellinghouses and flats, as short-term or holiday lettings will only be supported where it can be 
demonstrated that: 

a) the use would not result in unacceptable harm to the living conditions of neighbouring occupiers 
by reason of noise, disturbance, parking activity, waste, or other effects arising from the intensity 
or pattern of occupation, 

b) the scale, nature, and pattern of the use would remain compatible with the prevailing character of 
the immediate locality, and would not erode its predominantly residential character or contribute 
to an excessive turnover of occupants harmful to community cohesion, 

c) the proposal would not create unacceptable pressure on parking provision, the public highway, or 
access for emergency and service vehicles, 

d) satisfactory arrangements are in place for the management of the property, including waste 
storage and collection, and a clearly identified point of contact to address any problems arising 
from the use, and 

e) the proposal, either individually or cumulatively with other short-term or holiday accommodation 
in the immediate locality, would not result in an over-concentration of non-permanent residential 
uses that would: 

I. undermine the predominantly residential character of the area, 
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II. contribute to the loss of housing stock needed for permanent occupation, or 

III. harm the long-term sustainability and balance of the local community, including the 
viability of local services and facilities. 

The Natural 
Environment 

   

Overall Residents 96% support, 4% against. 

Resident comments on the natural environment are strongly supportive 
of protecting the parish’s landscape character, green infrastructure, and 
wider environmental quality. In particular, there is clear support for the 
proposed Area of Local Landscape Importance, with respondents 
valuing its role both as a green entrance into the valley and as an 
important buffer helping to maintain separation between settlements. 
More broadly, the comments reflect a strong desire to safeguard the 
distinctive rural and coastal setting of the parish. 

Environmental quality is also a significant concern within the responses. 
Residents draw attention to issues affecting the river and sea, including 
pollution, and one comment specifically raises concern about sewage 
infrastructure. These observations suggest that, alongside protecting 
landscape and biodiversity, residents want the Plan to recognise the 
importance of water quality and the condition of essential environmental 
infrastructure in maintaining the health and attractiveness of the area. 

Some comments introduce useful nuances rather than challenging the 
overall direction of the policies. There is a noticeable tension around 
lighting, with support for dark skies policies tempered by requests for 
safer, lower, or in some cases reinstated lighting in certain locations or 
at particular times.  

There is also support for practical improvements that would help people 
enjoy and use the environment responsibly, such as hard surfacing 
along the Pentewan Trail, alongside a request that the Plan gives clearer 
emphasis to the role of farming in shaping and sustaining the local 
landscape. 

Comment: General support is welcomed. The comments reinforce the importance of protecting the Parish’s 
landscape character, green infrastructure, and wider environmental quality, including the role of the Area of 
Local Landscape Importance in maintaining the valley’s setting and the separation between settlements. The 
Plan also recognises the importance of farming in shaping and sustaining the local landscape. Some of the 
measures suggested, however, relate more to ongoing management and maintenance than to land use 
planning policy. In addition, matters such as sewerage capacity and strategic water quality infrastructure are 
primarily addressed at a wider strategic level, and through the use of planning controls and Grampian-style 
conditions in the development management process where necessary. The points raised on lighting, access, 
and environmental quality are nevertheless noted and help to inform the overall approach of the Plan. 

Recommendation: See below.  

Policy 20  Area of Local 
Landscape Importance 

Residents 7 comments are relevant, which are consistently supportive, mentioning 
separation, buffer, protection from development. 

Comment: Support noted. 

Recommendation: No change. 

 CORNWALL 
COUNCIL 
Neighbourhood 
Planning 

Notes that the policy does not preclude development in this area, it is 
possible.  

Comment: Noted and agreed. The purpose of the policy is not to prevent development in principle, nor to 
create a form of quasi-Green Belt designation. Rather, it is intended to ensure that any development within the 
area is carefully managed so that the landscape qualities, open character, and settlement separation that 
justify the designation are properly recognised and conserved. 

Recommendation: See below. 

 Persimmon 
Homes 

Argues that Policy 20’s proposed ALLV designation is insufficiently 
evidenced and only partly aligns with CLP Policy 23. It says the 
designation appears to have been applied broadly across much of the 
parish without a clear methodology, technical assessment, or boundary 
justification, and without properly distinguishing between areas of 
differing sensitivity or capacity for change. In its view, the NDP does not 

Comment: Comment: Partly accepted. It is accepted that the evidence previously presented in the Plan for 
this policy was relatively limited. However, that position has now been addressed through the preparation of 
the Pentewan Valley Neighbourhood Development Plan 2026–2030 Landscape Issues Study, which provides a 
detailed parish-wide landscape character assessment and a stronger evidence base for the proposed 
designation. The study explains that its purpose is to provide a robust, evidence-led evaluation of local 
landscape characteristics to underpin NDP policy, and it assesses the whole parish through five defined 
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adequately explain the criteria used, how the boundaries were drawn, or 
how the designation relates to published landscape evidence such as 
the Cornwall Landscape Character Assessment. Persimmon accepts 
the aim of protecting valued landscape, but contends that the current 
approach lacks the detail, proportionality, and evidence needed for full 
conformity. 

Landscape Character Areas, using a clear methodology linked to national guidance and the Cornwall 
landscape evidence base. 

The study identifies the characteristics, sensitivities and development pressures affecting the parish 
landscape, including the relationship between the open, rolling historic farmland, the enclosed wooded valley, 
the riparian corridor, dark skies, Cornish hedges, historic field patterns, recreational routes and the setting of 
the National Landscape. It concludes that the northern area east of the White River has clear local landscape 
importance as the rural setting of St Austell, a buffer to the National Landscape, a gateway landscape, and an 
area that helps prevent coalescence and maintain settlement identity. 

Importantly, the study does not propose the designation as an absolute constraint. It expressly acknowledges 
that some expansion of St Austell into this landscape is likely to occur over time, and states that the purpose of 
the proposed Area of Local Landscape Importance, shown on Map 20, is not to preclude development in 
principle or create a quasi-Green Belt, but to secure a landscape-led approach to decision-making. It 
recommends that proposals should respond to the historic field framework and landform, retain and reinforce 
Cornish hedges and hedgerow trees, deliver coherent green infrastructure linked to the riparian corridor, 
manage lighting and visual prominence, incorporate sustainable drainage aligned with natural processes, 
protect field boundaries, and avoid incremental suburbanisation of this sensitive countryside. 

The Landscape Issues Study also recommends clarifying amendments to the NDP, including a broader criteria-
based landscape policy and clearer wording for Policy 20 so that the role of the ALLI is properly expressed as a 
positive framework for landscape-sensitive development management, rather than as a blanket restraint. On 
that basis, there is now a cogent and proportionate justification for the proposed ALLI designation, and for 
strengthening the Natural Environment section accordingly. 

Recommendation:  

[1] Ensure that the policy consistently refers to ‘Area of Local Landscape Importance’ rather than ‘Value’  

[2] Amend the Policy Intention to read as follows: To ensure that development within the sensitive landscape 
between the National Landscape and the urban edge of St Austell is guided by a landscape-led approach which 
protects its locally important character, historic field framework, green infrastructure, and role as the rural 
setting of St Austell, while recognising that some change may occur over time. 

[3] Amend the policy justification to read as follows: The Landscape Issues Study identifies this area as a 
landscape of clear local importance. It is predominantly an open farmed landscape of medieval origin, with a 
strong and still legible historic field pattern, Cornish hedges, hedgerow trees, enclosed lanes, small 
plantations, and areas of rough ground which together give it a distinctive and coherent character. The study 
shows that this is not simply undeveloped land, but a historic working landscape with considerable time depth 
and a strong relationship to the wider landscape character of the Parish and the adjoining National Landscape. 

The area forms the immediate rural setting to the southern edge of St Austell. It softens the urban edge, 
prevents the formation of harsh settlement boundaries, and maintains attractive views from the town towards 
open countryside. The study also confirms that it performs an important buffer role in relation to the National 
Landscape, helping to moderate the effects of urban expansion, traffic, lighting, and noise on its setting. In 
addition, it acts as an important gateway landscape into the Pentewan Valley and the tourism destinations 
associated with it. 

Although outside the National Landscape designation, the area is closely related to it in visual, ecological, and 
experiential terms. Its rolling topography, hedged field system, woodland edges, and open pastoral character 
provide continuity with the designated landscape to the south. Development within this area therefore has the 
potential, individually or cumulatively, to affect the setting, natural beauty, and approach experience of the 
National Landscape, especially where proposals are large in scale, visually prominent, strongly lit, or 
insensitive to landform and landscape structure. 

The Landscape Issues Study further shows that this area is important in maintaining the separate identity of St 
Austell, the St Austell Bay settlements, and the Pentewan Valley villages. It helps prevent coalescence, 
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preserves the experience of moving from town to countryside and coast, and contributes to the sense of place 
and local distinctiveness valued by residents. These familiar everyday landscapes, views, and routes are an 
important part of community identity and well-being, and are consistent with national and local policy support 
for the protection and enhancement of valued landscapes. 

The area also performs important environmental and functional roles. It contributes to the Parish’s green 
infrastructure network, especially through its relationship with the riparian corridor and valley woodland, 
supports biodiversity, and lies within the St Austell Critical Drainage Area where field patterns, landform, 
hedgerows, and natural drainage features make a positive contribution to water management. The study 
highlights that poorly designed change, including hedge loss, suburban boundary treatments, excessive 
lighting, engineered drainage, and incremental domestication, could cumulatively erode the integrity of this 
sensitive landscape. 

The purpose of identifying this area as of local landscape importance is not to prevent development in principle 
or to create a quasi-Green Belt. The Landscape Issues Study recognises that some expansion of St Austell into 
this landscape may occur over time. The intention of the policy is instead to ensure that any such change is 
assessed and designed in a way that responds positively to landscape character. Development should 
therefore work with the historic field framework and landform, retain and reinforce Cornish hedges and 
hedgerow trees as primary boundaries, incorporate coherent green infrastructure, respect key views and 
tranquillity, manage lighting and visual prominence, use sustainable drainage that follows natural processes, 
and avoid incremental suburbanisation of the rural edge. 

[4] Amand the Policy wording as follows:  

1. An Area of Local Landscape Importance is designated as shown on Map 12. 

2. Development in the Area of Local Landscape Importance shown on Map 12 will be supported if they 
demonstrate, by means proportionate to the scale and nature of the proposal, that  it is integrated into 
the landscape in a way that does not undermine its value or useful functions, and that it maintains visual 
separation, openness and landscape character through: 

a) Locating buildings and structures so that they are read against existing built form, and landform, 
using siting, scale, colours and materials that screen or blend with the landscape and reduce their 
visibility from adjoining areas and neighbouring parishes. 

b) Retaining the proportion and scale of development, and the spaces between buildings,. 

c) Referencing the built vernacular of the neighbourhood area. 

d) Incorporating, conserving, and where necessary, restoring the traditional field pattern of Cornish 
hedges and hedgerows along established and historic boundary lines, using shrubs and trees of 
proven Cornish provenance taking account of local vegetation character, and avoiding damage to 
field trees, ponds, springs, streams, rivers, historic features and gateposts,. 

e) Incorporating public rights of way, parish paths and quiet lanes in ways that minimise deviation 
and maintain connectivity, 

f) providing a comprehensive landscape scheme using appropriate plant species and boundary 
treatments to integrate development with the rural character and delivering enhancement where 
practicable,. 

g) Avoiding interference with obvious wildlife corridors and incorporating additional habitat links 
where opportunities arise,. 

h) Respecting the character or setting of heritage assets and historic routes located between 
settlements. 

i) Taking account of and mitigating any harmful impacts on the natural beauty and special qualities 
of the National Landscape [AONB] to the south. 
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The supporting assessment should address  foreground, middle ground and background effects and any 
cumulative impact when read alongside existing development and any extant unimplemented 
permissions. 

3. Proposals that improve recreational connectivity, including permissive paths linking to the existing 
network of paths and bridleways, supported by appropriate signage and interpretive material will be 
supported. 

[5] Add new Policy and justifying text as follows:  

Policy reference: Policy 20A – Landscape  

Policy Intention: 4.1 To ensure that development in Pentewan Valley Parish is informed by, and 
responds positively to, the distinctive landscape character of the Parish, so that 
proposals conserve and, where possible, enhance the natural, historic, visual 
and experiential qualities identified in the Pentewan Valley Neighbourhood 
Development Plan 2026–2030 Landscape Issues Study. 

Justification: 4.2 The Landscape Issues Study provides a parish-wide assessment of landscape 
character and shows that Pentewan Valley Parish contains a varied but strongly 
connected landscape structure, comprising coastal frontage and harbour, the 
deep riparian valley floor, steep wooded valley sides, and elevated rolling 
farmland and plateau. These areas differ in their landform, drainage, 
vegetation, field pattern, settlement pattern, tranquillity, and susceptibility to 
change, but together form a distinctive and coherent landscape with strong 
local identity.  

4.3 The study identifies a consistent set of landscape characteristics which should 
inform development proposals, including topography and drainage, biodiversity, 
land cover and land use, field and woodland pattern, building distribution, 
transport pattern, historic features, distinctive features, condition, aesthetic 
and sensory qualities, relationship to adjacent landscape character types, 
development pressures, and management priorities. These matters are not 
separate from good design, but form part of the evidence needed to ensure that 
development is properly related to its site and surroundings.  

4.4  The study also shows that the Parish is sensitive to cumulative change. In the 
valley floor and riparian corridor, pressures include flood risk works, lighting 
spill, traffic interventions, boundary domestication and erosion of tranquillity. 
On the steep valley sides, there are risks from tree loss, slope instability, path 
erosion, invasive species, new access tracks and lighting. On the plateau and 
rolling farmland, the condition of Cornish hedges, hedgerow trees and the 
historic enclosure pattern is a primary determinant of landscape quality, 
biodiversity connectivity and perceived rurality.  

4.5  It is therefore important that proposals demonstrate how they have been 
informed by the relevant landscape character evidence for their location, 
including likely effects in the foreground, middle ground and background, and 
any cumulative effects when read alongside existing development and extant 
but unimplemented permissions. Depending on the scale and sensitivity of the 
proposal, this may require a proportionate Landscape and Visual Impact 
Assessment or Appraisal and, where relevant, a Heritage Impact Statement. 
This will help ensure that development responds to landform, drainage patterns, 
historic field boundaries, woodland structure, habitats, settlement pattern, 
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local vernacular, tranquillity, dark skies, and the setting of heritage assets and 
adjacent landscape character types. 

4.6 This approach is intended neither to prevent all change nor to impose 
unnecessary technical burdens on small proposals. Rather, it is to ensure that 
development is guided by a clear understanding of the characteristics that make 
Pentewan Valley Parish distinctive, and that change is managed in a way which 
respects landscape character, strengthens local identity, and avoids 
incremental erosion of the Parish’s natural and historic environment. 

 Policy Text: 

1. Development proposals will be supported which demonstrate that they have responded to and been 
informed by the characteristic, distinctive and historic landscape features identified in the Landscape 
Issues Study of Pentewan Valley Parish NDP, in the following aspects:  

Key Characteristics  

a) Topography and Drainage  

b) Biodiversity  

c) Land Cover and Land Use  

d) Field and woodland pattern  

e) Building distribution  

f) Transport Pattern  

g) Historic features  

h) Distinctive features  

i) Condition  

j) Aesthetic and sensory  

k) Relationship to the adjacent landscape character type.  

l) Development Pressure affecting Landscape Character  

m) Management Priorities  

2. The demonstration required above, should address the foreground, middle ground and background 
landscape impacts and taking into account the cumulative impact caused by any existing 
unimplemented development proposals.  

3. To evaluate the landscape and visual effects created by the proposed development on the 
characteristics identified above, applications may be supported by a Landscape and Visual Impact 
Assessment or Appraisal, and a heritage impact statement, as appropriate to the scale of the 
development*, in line with the current Landscape Institute and Historic England guidelines to be set 
out in the Design and Access Statement or Environmental Statement accompanying a planning 
application.  
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Policy 21  Green 
Infrastructure 

Residents 3 comments, trail surfacing, maintenance, and concerns about 
condition. 

 

Comment: Noted but these issues relate more to ongoing management and maintenance than to land use 
planning policy.  

Recommendation: None 

 CORNWALL 
COUNCIL 
Neighbourhood 
Planning 

Says the policy is Fine. Comment: Noted 

Recommendation: None. 

 Environment 
Agency 

Supports the inclusion of Policy 21 on Green Infrastructure and Policy 22 
on Biodiversity Net Gain. Welcomes the reference to the Local Nature 
Recovery Strategy, noting that this should help ensure biodiversity gains 
are directed to locations where they can deliver the greatest benefit, 
consistent with the Lawton Review principles of creating habitats that 
are bigger, better, and more joined up. 

Comment: Support welcomed. The comments are noted and reinforce the importance of linking green 
infrastructure and biodiversity net gain to the priorities identified through the Local Nature Recovery Strategy. 
This helps to ensure that habitat creation and enhancement are directed in a way that delivers the greatest 
ecological benefit, including by strengthening habitat networks and supporting the “bigger, better and more 
joined up” approach. 

Recommendation: None. 

Policy 22  Net 
Biodiversity Gain 

Residents 2 comments, biodiversity gain, wildlife, and enhancement. Comment: Support noted. The comments reinforce the importance of ensuring that development protects 
and, where possible, enhances biodiversity within its immediate environs. The Plan supports an approach in 
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 which wildlife habitats, plant communities, and ecological networks are conserved and strengthened, and 
where biodiversity gain forms part of the consideration of development proposals where appropriate. 

Recommendation: None 

 CORNWALL 
COUNCIL 
Neighbourhood 
Planning 

Says the policy is Fine. Comment: Noted 

Recommendation: None. 

 Environment 
Agency 

Supports the inclusion of Policy 21 on Green Infrastructure and Policy 22 
on Biodiversity Net Gain. Welcomes the reference to the Local Nature 
Recovery Strategy, noting that this should help ensure biodiversity gains 
are directed to locations where they can deliver the greatest benefit, 
consistent with the Lawton Review principles of creating habitats that 
are bigger, better, and more joined up. 

Comment: Support welcomed. The comments are noted and reinforce the importance of linking green 
infrastructure and biodiversity net gain to the priorities identified through the Local Nature Recovery Strategy. 
This helps to ensure that habitat creation and enhancement are directed in a way that delivers the greatest 
ecological benefit, including by strengthening habitat networks and supporting the “bigger, better and more 
joined up” approach. 

Recommendation: None. 

Policy 23  Trees, 
Cornish Hedges and 
Hedgerows 

Residents 1 comment, specifically referring to roadside trees, hedges, and wider 
maintenance concerns raised in the context of the northern parish edge. 

 

Comment: Noted. The comment is understood as supporting the importance of roadside trees, Cornish 
hedges, and hedgerows as part of the character, landscape structure, and biodiversity value of the Parish, 
including along the northern parish edge, and is also relevant to the proposed Area of Local Landscape 
Importance. Wider matters of maintenance are also noted, although these are largely outside the scope of land 
use policy and fall more properly within ongoing land management and highway maintenance functions. 

Recommendation: None 

 CORNWALL 
COUNCIL 
Neighbourhood 
Planning 

Says the policy is Fine. Comment: Noted 

Recommendation: None. 

Policy 24  Dark Skies Residents 4 comments, support with 2 having safety caveats asking for the  the 
street lighting re instated between 1200 and 0500  

 

Comment: Support noted. The comments confirm general support for the aim of protecting dark skies, whilst 
also highlighting concerns about safety in relation to overnight street lighting. The request for lighting to be 
reinstated between 12.00 am and 5.00 am is noted. However, the Policy is concerned with the land use 
planning aspects of lighting and seeks to ensure that new development avoids unnecessary light pollution and 
its effects on landscape character, tranquillity, and biodiversity. The operation of existing street lighting is a 
separate management matter outside the direct scope of the NDP, although the need to balance dark skies 
objectives with safety considerations is recognised. 

Recommendation: No change. 

 CORNWALL 
COUNCIL 
Neighbourhood 
Planning 

Says the policy is Fine. Comment: Noted 

Recommendation: None. 

Heritage, Cornish 
Distinctiveness and 
Design 

   

Overall Residents 98% support, 2% against.  

Resident comments on heritage, Cornish distinctiveness and design are 
very strongly supportive of an approach that promotes high-quality 
development rooted in local character. Respondents clearly value the 

Comment: Support welcomed. The comments confirm strong backing for an approach that seeks to secure 
high quality development rooted in local character, heritage, and Cornish distinctiveness, and for the role of 
the Design Code in helping to guide this. The point about clarity is noted. However, the policy wording itself is 
precise, and the accompanying Design Code and guidance provide a clear definition of the design lineage and 
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established character of the valley and support policies that seek to 
avoid overdevelopment, poor design, and forms of development that 
would undermine the area’s identity. There is also positive support for 
the conservation of historic heritage and for the use of the Design Code 
as a way of guiding better outcomes. 

A small number of comments suggest that some of the policy language 
could be tightened to reduce ambiguity. In particular, respondents note 
that terms such as local character, poor design, and local 
distinctiveness could be interpreted differently unless they are more 
clearly defined. This reflects a wish to ensure that the policies are robust 
enough to guide decision-making consistently and avoid unnecessary 
scope for weaker interpretations. 

Respondents welcome the emphasis on distinctiveness and the Design 
Code, while one comment adds that the quality of new development 
should also be judged in terms of durability and longevity. There is also a 
view that modern housing would not be appropriate across most of the 
parish, highlighting the strength of feeling that future development 
should be carefully aligned with the traditional qualities and long-term 
character of the area. 

characteristics that are expected to inform new development so that it responds positively to local character. 
The policies also encourage the use of materials that are durable and resilient to Cornwall’s humid climate and 
the effects of climate change. Taken together, this provides a robust basis for consistent decision-making 
whilst ensuring that new development respects the traditional qualities and long-term character of the Parish. 

 CORNWALL 
COUNCIL 
Neighbourhood 
Planning 

No general comments Comment: None 

Recommendation: None 

Policy 25  Design 
Principles 

Residents 4 comments, avoid cramped layouts, high quality design, clearer 
definitions. 

 

Comment: Support noted. The comments reinforce the importance of securing high quality design that 
respects the distinctive character of the Parish and avoids cramped or poorly considered layouts. The policy is 
intended to ensure that new development is well designed, proportionate to its setting, and responsive to local 
heritage, settlement pattern, and Cornish distinctiveness. The point about clearer definitions is also noted. 
However, the policy should be read alongside the supporting text, Design Code, and other guidance, which 
together provide further explanation of the qualities and design approach expected. 

Recommendation: None 

 CORNWALL 
COUNCIL 
Neighbourhood 
Planning 

Suggests that clause 1i) conflicts with the ambition in the housing mix 
policy 10 which seeks to deliver more smaller homes (which would 
generally be on smaller plots, or terraced, or apartments). 

Comment: Noted. However, the requirement for development to be of a similar plot size to, and to integrate 
with, adjacent existing properties close to the site does not imply that no intensification can take place within 
the plot. It would still be possible, for example, for a well-designed pair of dwellings, short terrace, or other 
appropriately scaled form of development to be accommodated, provided it reflects local character, respects 
the prevailing settlement pattern, and integrates successfully with its surroundings. The clause is intended to 
avoid discordant or cramped forms of development, not to prevent smaller homes from being delivered in a 
manner consistent with Policy 10. 

Recommendation: No change 

Policy 26  Heritage, 
Design and Cornish 
Distinctiveness 

Residents 6 comments, conserve the valley’s established character and heritage, 
respect historic assets, avoid “wiggle room”. 

 

Comment: Support noted. The comments reinforce the importance of securing high quality design that 
respects the distinctive character of the Parish  

Recommendation: None 

 CORNWALL 
COUNCIL 

Says the policy is Fine. Comment: Noted 

Recommendation: None. 
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REF 

2. NAME/NATURE 
OF CONSULTEE  

3. SUMMARY CONTENT OF COMMENTS 4. STEERING GROUP COMMENT & RECOMMENDED RESPONSE 

Neighbourhood 
Planning 

Community Facilities 
and Infrastructure 

   

Overall Residents 96% support, 4% against. 

Resident comments are strongly supportive of protecting local services 
and improving everyday facilities, with particular emphasis on public 
transport, pedestrian and cycle links, multi-user access, rights of way, 
and green spaces.  

Many of the responses are practical and place-based, focusing on 
issues such as the Pentewan Trail, the need for benches, accessibility 
improvements, and the importance of ongoing maintenance. Overall, 
residents appear to value infrastructure that supports daily life, 
encourages active travel, and helps people of all ages make full use of 
the parish. 

A notable feature of the responses is the strength of feeling around 
accessibility and usability. One disabled respondent raises particularly 
strong concerns about bench provision and the need for genuinely 
inclusive trail design, and this sits alongside wider support for better 
walking and cycling connections and facilities that work for a range of 
users, including horse riders.  

There are also requests to include electric vehicle charging, maintain 
essential services, and address local needs tied to specific places and 
facilities, including the Nisa site and public conveniences, with a clear 
message from one comment that local toilets should remain open. 

Comment: Support welcomed. The comments confirm strong backing for the protection of local services and 
the improvement of community facilities and infrastructure that support everyday life in the Parish, including 
public transport, walking and cycling links, multi-user access, rights of way, and green spaces. The importance 
of accessibility and usability is also clearly recognised. The NDP has been Equalities Checked, and policies 
have been amended where necessary to help ensure that they do not disadvantage people with protected 
characteristics. The point about electric vehicle charging is also noted, and reference to this has already been 
added through an earlier amendment to the Plan. 

A number of the matters raised, however, relate to ongoing management, maintenance, operational decisions, 
or service provision rather than land use planning matters, and are therefore beyond the direct scope of what 
the NDP can influence. This includes issues such as the day-to-day upkeep of facilities, bench provision and 
maintenance, the operation of toilets, and detailed management of routes and services. Nevertheless, these 
comments are useful in highlighting local priorities and in supporting the overall approach of the Plan to 
safeguard valued facilities and improve accessibility where this can properly be addressed through planning 
policy. 

Recommendation: No change. 

 CORNWALL 
COUNCIL 
Neighbourhood 
Planning 

Says the policy is Fine. Comment: Noted 

Recommendation: None. 

Policy 27  Protection 
and Enhancement of 
Community Facilities 

Residents 5 comments, facilities and local services, toilets, play, benches, 
accessibility 

 

Comment: See above 

Recommendation: No change. 

 CORNWALL 
COUNCIL 
Neighbourhood 
Planning 

Says the policy is Fine. Comment: Noted 

Recommendation: None. 

Policy 27A  Nisa 
Stores/Mill Garage Site 

Residents 2 comments, retail provision as essential, plus linked trail maintenance 
and benches. 

 

Comment: Support noted 

Recommendation: None 

 CORNWALL 
COUNCIL 

Says the policy is Fine. Comment: Noted 

Recommendation: None. 
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1. THEME AND POLICY 
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2. NAME/NATURE 
OF CONSULTEE  

3. SUMMARY CONTENT OF COMMENTS 4. STEERING GROUP COMMENT & RECOMMENDED RESPONSE 

Neighbourhood 
Planning 

 Environment 
Agency 

The comment raises concern that the Nisa Stores/Mill Garage site lies 
almost entirely within Flood Zones 2 and 3, where there is a medium to 
high probability of flooding. It notes that Policy 27a refers to the need for 
a Sequential Test, but argues that if the Sequential Test were to fail then 
the site should not be allocated in the Plan. It therefore recommends 
discussion with Cornwall Council on whether the site is likely to satisfy 
the Sequential Test before the Plan is submitted. The comment also 
says that the outcome of that process, including any wider material 
considerations, should be made clear in the Plan. In addition, it notes 
that a change of use proposal would not be subject to the Sequential 
Test, and that at this stage there is not enough information to judge 
whether any Exception Test could be passed. It stresses that any future 
planning application would need to be supported by a site-specific flood 
risk assessment. 

Comment: Noted. The policy and supporting text were carefully amended with the assistance of Cornwall 
Council following comments made by the Environment Agency at the SEA screening stage, in order to ensure 
that the approach taken conforms with strategic policy and properly reflects flood risk considerations. A 
Sequential Test would not be practical at this policy-making stage, because no specific proposal, layout, or 
detailed development parameters are known. For that reason, NDP Policy 27a is not being advanced as a 
specific or formal site allocation, but rather as a policy intended to guide any future proposals for the site in the 
context of local community aspirations. Any development proposal that comes forward would need to be 
considered through the normal development management process, including, where relevant, site-specific 
flood risk assessment and the application of national and strategic flood risk policy requirements. 

Recommendation: no change 

Policy 28  Protection 
and Enhancement of 
Open Space and 
Recreation 

Residents 3 comments, green space, recreation, play provision, and ideas for 
additional family facilities. 

 

Comment: Support noted. The comments reinforce the importance of protecting and enhancing open space 
and recreation facilities in the Parish, including green spaces, play provision, and opportunities for families. 
The policy is intended to support the retention and improvement of these valued spaces and facilities, 
recognising their contribution to health, wellbeing, recreation, and community life. Ideas for additional family-
oriented provision are also noted and are consistent with the overall aim of maintaining accessible and 
attractive recreational opportunities for residents. 

Recommendation: No change 

 CORNWALL 
COUNCIL 
Neighbourhood 
Planning 

Says the policy is Fine. Comment: Noted 

Recommendation: None. 

Policy 29  Transport, 
Highways and 
Communications 

Residents 7 comments, public transport, roads safety and maintenance, EV 
charging, parish edge connectivity. 

 

Comment: Support noted. The comments highlight the importance of public transport, road safety, 
maintenance, electric vehicle charging, and good connectivity, including at the edges of the Parish. A number 
of these matters, however, such as bus routes and service frequency, highway maintenance, and the upkeep of 
footpaths, fall outside the remit of a neighbourhood development plan and are not matters it can directly 
control. That said, the NDP does seek to influence development in ways that support local connectivity, and 
requires new development to respect existing footpath networks and, where appropriate, maintain or improve 
links as part of an integrated and accessible pattern of movement. The reference to EV charging is also noted 
and is reflected in the Plan. 

Recommendation: None. 

 CORNWALL 
COUNCIL 
Neighbourhood 
Planning 

Says the policy is Fine. Comment: Noted 

Recommendation: None. 

Policy 30  Footways, 
Pedestrian Links, 
Public Rights of Way 

Residents 12 comments, strongest concentration of comments, trail seating and 
accessibility, joined up walking and cycling, horse rider needs, 
maintenance. 

 

Comment: The comments highlight the importance of footpath maintenance, electric vehicle  and good 
connectivity. The upkeep of footpaths falls outside the remit of a neighbourhood development plan and 
are not matters it can directly control. That said, the NDP does seek to influence development in ways 
that support local connectivity, and requires new development to respect existing footpath networks 
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and, where appropriate, maintain or improve links as part of an integrated and accessible pattern of 
movement.  

Recommendation: None. 

 CORNWALL 
COUNCIL 
Neighbourhood 
Planning 

Says the policy is Fine. Comment: Noted 

Recommendation: None. 

Policy 31  Broadband 
and Mobile 
Communications 

Residents 1 comment, provider limitation in new developments, plus a wider 
delivery expectation. 

 

Comment: Support noted 

Recommendation: None 

 CORNWALL 
COUNCIL 
Neighbourhood 
Planning 

Says the policy is Fine. Comment: Noted 

Recommendation: None. 

ANNEX A – FULL COPY OF ALL RESPONSES RECIEVED 

Pentewan Valley Residents Consultation Responses  
. Personal details and contact details have been excluded/redacted. 

Question Key 
   

Question ID Question 
text 

   

Q1 Do you support the draft Climate Change policies? 
  

Q2 Do you support the draft Housing policies? 
  

Q3 Do you support the draft Natural Environment policies? 
  

Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? 
 

Q5 Do you support the draft Business and Employment Policies? 
 

Q6 Do you support the draft Community Facilities and Infrastructure Policies? 
 

Q7 General comments 
  

 

Respondent 
ID 

Question 
ID 

Question text Answer Comments 

Resident 1 Q1 Do you support the draft Climate Change policies? a) Yes   

  Q2 Do you support the draft Housing policies? a) Yes   

  Q3 Do you support the draft Natural Environment policies? a) Yes The proposed Area of Local Landscape Importance is very important. It helps to seperate different settlements, 
maintaining there own individual characters and will also protect the rural character of the valley overall. 

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes   
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Respondent 
ID 

Question 
ID 

Question text Answer Comments 

  Q5 Do you support the draft Business and Employment Policies? a) Yes   

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes   

  Q7 Any further comments? no   

Resident 2 Q1 Do you support the draft Climate Change policies? a) Yes I am in favour of community lead climate change 

  Q2 Do you support the draft Housing policies? a) Yes But only small scale fir local people 

  Q3 Do you support the draft Natural Environment policies? a) Yes Environmental quality especially to avoid river and sea pollution 

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes Heritage is very important to local communities in Cornwall 

  Q5 Do you support the draft Business and Employment Policies? a) Yes We need to promote tourism and encourage traditional rural businesses 

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes We need to protect local services and improve community facilities ie local health care 

  Q7 Any further comments? 
 

 We need to protect against over development of rural areas 

Resident 3 Q1 Do you support the draft Climate Change policies? a) Yes   

  Q2 Do you support the draft Housing policies? a) Yes   

  Q3 Do you support the draft Natural Environment policies? a) Yes   

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes   

  Q5 Do you support the draft Business and Employment Policies? a) Yes   

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes   

Resident 4 Q1 Do you support the draft Climate Change policies? a) Yes As climate change is the biggest threat to us all it MUST be addressed urgently nationally and locally. 

  Q2 Do you support the draft Housing policies? a) Yes Housing need is great in Cornwall. Wages are low and poverty obvious. Houses for long term rent are urgently 
needed for locals. Small groups of low cost houses are badly needed. Not 'luxury' or 'executive' housing but family 
housing with playspace to build communities coheasion. 

  Q3 Do you support the draft Natural Environment policies? a) Yes We are part of nature and to excude nature from our environment damages us. 

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes Not so important as long as housing is strong and well planned for long term use. Old Cornish houses of stone have 
lasted centuries - not decades as modern houses will do. Invest for long term - not quick fix. 

  Q5 Do you support the draft Business and Employment Policies? a) Yes Locals need jobs here or the Cornish identity will disappear. 

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes public transport in and out of Cornwall is urgently needed if we are to reduce car dependancy. School buses could 
be used by pensioners too 
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Respondent 
ID 

Question 
ID 

Question text Answer Comments 

Resident 6 Q1 Do you support the draft Climate Change policies? a) Yes   

  Q2 Do you support the draft Housing policies? a) Yes   

  Q3 Do you support the draft Natural Environment policies? a) Yes   

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes   

  Q5 Do you support the draft Business and Employment Policies? a) Yes   

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes   

  Q7 Any further comments? No   

Resident 7 Q1 Do you support the draft Climate Change policies? a) Yes   

  Q2 Do you support the draft Housing policies? a) Yes   

  Q3 Do you support the draft Natural Environment policies? a) Yes   

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes   

  Q5 Do you support the draft Business and Employment Policies? a) Yes   

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? b) No I have asked for at least 4 years to include more seating on pentewan trail even offering to buy them but no one 
seems able to sort this out giving excuses. Stone slabs cannot be that hard to install. Being disabled seating 100m 
apart would open up the trail for people with mobility issues and improve their mental health. Not all disabled 
people are in wheel chairs! 

Resident 8 Q1 Do you support the draft Climate Change policies? a) Yes   

  Q2 Do you support the draft Housing policies? a) Yes   

  Q3 Do you support the draft Natural Environment policies? b) No   

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? b) No   

  Q5 Do you support the draft Business and Employment Policies? a) Yes   

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes   

Resident 9 Q1 Do you support the draft Climate Change policies? a) Yes   
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Respondent 
ID 

Question 
ID 

Question text Answer Comments 

  Q2 Do you support the draft Housing policies? b) No Happy with the proposed policy of it includes complimentary infrastructure. I live in the new wainhomes 
development at higher Trewhiddle and initially plans for the estate included retail. Now there will be no retail just 
more houses as planning permission changed and approved. So many new houses which is good but we need the 
infrastructure too. 

  Q3 Do you support the draft Natural Environment policies? a) Yes   

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes   

  Q5 Do you support the draft Business and Employment Policies? a) Yes If planning permission is granted for new business to be developed and supported by the local community it should 
not be allowed for new planning application to change use of land to housing as has happened on Higher 
Trewhiddle estate, business infrastructure is just as important as homes as it provides services for people living in 
these new homes. 

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes Improving digital infrastructure is good but new developments are limited to broadband providers due to a small 
selection being offered in a particular development. 
Also deliver community infrastructure as promised. 

Resident 10 Q1 Do you support the draft Climate Change policies? a) Yes   

  Q2 Do you support the draft Housing policies? a) Yes   

  Q3 Do you support the draft Natural Environment policies? a) Yes   

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes   

  Q5 Do you support the draft Business and Employment Policies? a) Yes   

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes   

Resident 11 Q1 Do you support the draft Climate Change policies? a) Yes   

  Q2 Do you support the draft Housing policies? a) Yes   

  Q3 Do you support the draft Natural Environment policies? a) Yes   

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes   

  Q5 Do you support the draft Business and Employment Policies? a) Yes   

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes   

  Q7 Any further comments? 
 

 Not keen on yes/no answer only to questions, as you may support some but not all of the points raised. Eg: you 
may support some types of renewables like solar but not if it covers fields but you would support it on roof tops. 
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Respondent 
ID 

Question 
ID 

Question text Answer Comments 

Resident 13 Q1 Do you support the draft Climate Change policies? a) Yes Especially the intention to encourage renewable energy for new developments and the flood limitation and 
protection 

  Q2 Do you support the draft Housing policies? a) Yes Affordable, small scale and limiting to principle homes are necessary 

  Q3 Do you support the draft Natural Environment policies? a) Yes Especially dark skies, enhanced protection for wildlife (plants and animals) with biodiversity gain 

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes High quality design reflecting our local character is important. Cramming in too many houses is just a way to create 
a slum area a few years into the future 

  Q5 Do you support the draft Business and Employment Policies? a) Yes Limits on holiday lets reducing local housing is important 

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes Particularly like the intention to encourage use of public transport. Keeping and developing green spaces for 
activities and protecting public rights of way is important. 

  Q7 Any further comments? No   

Resident 14 Q1 Do you support the draft Climate Change policies? a) Yes Nothing to ad 

  Q2 Do you support the draft Housing policies? a) Yes Build houses that local people can afford, or make them properties to rent out, there's very little anywhere for local 
people to live which is a shame for this area. 

  Q3 Do you support the draft Natural Environment policies? a) Yes I would like to see the street lighting re instated between 1200 and 0500 or at least dim them, it's totally 
unacceptable on many fronts to leave the village in total darkness. 

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes Providing all development to stay in keeping with the village. 

  Q5 Do you support the draft Business and Employment Policies? a) Yes Nothing to add 

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes Nothing to add 

Resident 16 Q1 Do you support the draft Climate Change policies? a) Yes They appear achievable within limited budgetary constraints and look to support the community. 

  Q2 Do you support the draft Housing policies? a) Yes   

  Q3 Do you support the draft Natural Environment policies? a) Yes   

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes   

  Q5 Do you support the draft Business and Employment Policies? a) Yes   

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes Green corridors should be sensitively constructed with natural materials 

  Q7 Any further comments? 
 

Any new business such as retail should serve as well as reflect the existing community.  
However, the existing community is principally aging and any development should look at how to encourage 
younger generations to value and support it. 

Resident 17 Q1 Do you support the draft Climate Change policies? a) Yes We know that the climate is changing dramatically and dangerously we need to anticipate and adapt 

  Q2 Do you support the draft Housing policies? a) Yes   
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  Q3 Do you support the draft Natural Environment policies? a) Yes Totally agree. Glad to see street lamps in some areas already off 24.00 - 05.00 - could extend that in some places. 

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes   

  Q5 Do you support the draft Business and Employment Policies? a) Yes   

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes Would so like to see joined up bike ways to encourage people to commute by bike 

  Q7 Any further comments? 
 

Thank you so much. This is a lot of work and effort. 

Resident 19 Q1 Do you support the draft Climate Change policies? a) Yes However I would not wish to see wind farms in the Parish. 

  Q2 Do you support the draft Housing policies? b) No I disagree with new build infill housing in hamlets.  
 
Small homes into larger ones should be reviewed but not prohibited. It depends on the circumstances. We don't 
want out of keeping development or mansions but practical medium sized family houses should be considered 
when relevant. 

  Q3 Do you support the draft Natural Environment policies? b) No Biodiversity should be within the environs. 
 
Safe lighting of roads within the Parish should be revisited. Low lighting is fine but not no lighting. 

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes   

  Q5 Do you support the draft Business and Employment Policies? b) No How will holiday let limits be policed? What is considered an acceptable mix? How will existing holiday lets be 
policed to ensure they are paying refuse collection and declaring tax? Will it only be for new purchases? Casual 
AirB&B lets should be disallowed so that only professional holiday existing holiday lets are permitted. 

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes Retail must be an essential requirement of the Nisa site.  
 
The Cycle/walking trail requires slightly more regular maintenance in terms of overgrowth. The provision of a few 
additional well maintained benches along the trail would be welcome. 

  Q7 Any further comments? 
 

 There is a lot of information in the plan. Thank you for trying to coordinate policy and views together. 

Resident 20 Q1 Do you support the draft Climate Change policies? a) Yes   

  Q2 Do you support the draft Housing policies? a) Yes   

  Q3 Do you support the draft Natural Environment policies? a) Yes   

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes   

  Q5 Do you support the draft Business and Employment Policies? a) Yes   

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes   
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Resident 21 Q1 Do you support the draft Climate Change policies? a) Yes A sensible approach for this area. 

  Q2 Do you support the draft Housing policies? a) Yes A good approach based mainly on infilling alongside existing communities. 

  Q3 Do you support the draft Natural Environment policies? a) Yes It is vital that the best of our environment is preserved as a priority above many other elements in the plan’s 
policies. 

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes I agree with curating the existing and obvious historical elements but the lesser known elements should not be 
forgotten. 

  Q5 Do you support the draft Business and Employment Policies? a) Yes It is good to see that tourism infrastructure, whilst is significant, the need to encourage a diverse economy 
especially those providing more permanent and all year round jobs. 

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes I suspect that there’s limited scope for the more ambitious elements it is a worthwhile to cherish existing provision. 

  Q7 Any further comments? 
 

Whilst I understand that Cornwall Council has to consider the plan’s policies, the PVPC must own it fully. A plan’s no 
good if the PVPC doesn’t stand by it. 

Resident 22 Q1 Do you support the draft Climate Change policies? a) Yes   

  Q2 Do you support the draft Housing policies? a) Yes   

  Q3 Do you support the draft Natural Environment policies? a) Yes   

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes   

  Q5 Do you support the draft Business and Employment Policies? a) Yes   

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes   

Resident 23 Q1 Do you support the draft Climate Change policies? a) Yes   

  Q2 Do you support the draft Housing policies? a) Yes   

  Q3 Do you support the draft Natural Environment policies? a) Yes   

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes   

  Q5 Do you support the draft Business and Employment Policies? a) Yes   

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes   

Resident 24 Q1 Do you support the draft Climate Change policies? a) Yes I agree but would like to see something on sustainable transport. Connectivity of cycle routes is poor and more 
needs to be done to connect our bike routes for leisure and commuting. 

  Q2 Do you support the draft Housing policies? a) Yes   

  Q3 Do you support the draft Natural Environment policies? a) Yes   
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  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes   

  Q5 Do you support the draft Business and Employment Policies? a) Yes Again commuting by bike rather than car is much better for the environment but can only take place safely with 
connected routes. 
Are there opportunities to make public EV charging stations available. 

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes Could EV charging be included in this? 

  Q7 Any further comments? 
 

 Well done to the team who have put so much hard work in to develop this. 

Resident 25 Q1 Do you support the draft Climate Change policies? a) Yes   

  Q2 Do you support the draft Housing policies? b) No   

  Q3 Do you support the draft Natural Environment policies? a) Yes   

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes   

  Q5 Do you support the draft Business and Employment Policies? a) Yes   

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? b) No   

Resident 27 Q1 Do you support the draft Climate Change policies? a) Yes   

  Q2 Do you support the draft Housing policies? a) Yes   

  Q3 Do you support the draft Natural Environment policies? a) Yes   

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes   

  Q5 Do you support the draft Business and Employment Policies? a) Yes   

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes   

Resident 28 Q1 Do you support the draft Climate Change policies? a) Yes   

  Q2 Do you support the draft Housing policies? a) Yes   

  Q3 Do you support the draft Natural Environment policies? a) Yes   

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes   

  Q5 Do you support the draft Business and Employment Policies? a) Yes   

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes   
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  Q7 Any further comments? .  Having read the whole document, I feel it is very workable. It keeps the essence of Pentewan Valley whilst allowing 
for future housing and employment needs. Excellent work 

Resident 29 Q1 Do you support the draft Climate Change policies? a) Yes   

  Q2 Do you support the draft Housing policies? a) Yes   

  Q3 Do you support the draft Natural Environment policies? a) Yes   

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes   

  Q5 Do you support the draft Business and Employment Policies? a) Yes   

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes   

  Q7 Any further comments? 
 

Always be prepared to consider new / unusual commercial opportunities if they are sympathetic to our area. For 
example an area for value car parking with cycle hire, a toddler park, cafe and round robin electric community bus 
service Mevagissey - St austell with hop/on stops in between ! 

Resident 30 Q1 Do you support the draft Climate Change policies? a) Yes Essential moving forward 

  Q2 Do you support the draft Housing policies? a) Yes small scale fitting in is all we can sensibly manage 

  Q3 Do you support the draft Natural Environment policies? a) Yes so like to see a greater emphasis on enhancing the natural environment. Menagwins sewage farm a disgrace 

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes Love our history 

  Q5 Do you support the draft Business and Employment Policies? a) Yes small businesses, diversification all needed 

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes Would enjoy expanding and protecting footpaths 

  Q7 Any further comments? 
 

 Thank you! 

Resident 31 Q1 Do you support the draft Climate Change policies? a) Yes If new developments, rather than renovations or change of use cannot be used, then these policies should be 
applied and strictly. 

  Q2 Do you support the draft Housing policies? a) Yes It appears that fitting in with local character is a moving target, so I'd like to see what you mean as over the years 
there are many variances of architectural style. 

  Q3 Do you support the draft Natural Environment policies? a) Yes I support this strongly 

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes It covers the relevant and necessary points. 



Pentewan Valley  Parish Parish Neighbourhood Development Plan 2026 Consultation Statement  – Response Report                Appendix 2 Page 45 

 

Respondent 
ID 

Question 
ID 

Question text Answer Comments 

  Q5 Do you support the draft Business and Employment Policies? a) Yes With some reservations; Farm Diversification does not include the environmental and ecological impact of animal 
agriculture or uses of pesticides and insecticides.  
Tourism development; surely the Valley area has enough and intensive tourist facilities, already? 
Love; limits on holiday lets; yay! 

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes Mostly in relation to NISA/Co-Op, maybe better to have a community farm for food security and simply re-vamp 
the buildings for very limited housing? 

  Q7 Any further comments? 
 

Thank you for all the hard work and numerous meetings you had to achieve this piece of work. 

Resident 32 Q1 Do you support the draft Climate Change policies? a) Yes   

  Q2 Do you support the draft Housing policies? a) Yes   

  Q3 Do you support the draft Natural Environment policies? a) Yes   

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes   

  Q5 Do you support the draft Business and Employment Policies? a) Yes   

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes   

  Q7 Any further comments? 
 

 As a Sawles Road resident I am aware of being unusually suburban for thjs parish. My special concerns must be 
with the status of the roads which serve the area south of the A390, their safety, maintenance of surfaces, ditches, 
drains, hedges, roadside trees. The Draft Plan is sound on these matters; but care and concern needs to extend 
right up to this extreme north area of the parish. Thank you. 

Resident 33 Q1 Do you support the draft Climate Change policies? a) Yes   

  Q2 Do you support the draft Housing policies? a) Yes   

  Q3 Do you support the draft Natural Environment policies? a) Yes   

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes   

  Q5 Do you support the draft Business and Employment Policies? a) Yes   

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes   
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  Q7 Any further comments? 
 

 Good policies thank you. But Pentewan looks very scruffy and the River Trail is collapsing in places, dog erosion! 
So delivery would increase credibility. 
Perhaps the strategic twos Tidy and Safe villages would have a high  
degree of support. 

Resident 34 Q1 Do you support the draft Climate Change policies? a) Yes   

  Q2 Do you support the draft Housing policies? a) Yes If the land between Truro Road and the Wain Homes estate is to be developed I would support Wain Homes being 
invited to tender, and suggest such development should reflect the style of the existing properties and allow for 
similar amounts of open space and tree planting, with as many mature trees as possible retained. 

  Q3 Do you support the draft Natural Environment policies? a) Yes   

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes   

  Q5 Do you support the draft Business and Employment Policies? a) Yes   

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes Enhanced connectivity between existing paths and linking villages would be very welcome. I am not a car driver and 
value traffic free routes to the valley locations. 

  Q7 Any further comments? 
 

 Overall an excellent set of proposals for sensitive development with the possibility to strengthen the local 
economy and protect natural and cultural heritage. 

Resident 35 Q1 Do you support the draft Climate Change policies? a) Yes   

  Q2 Do you support the draft Housing policies? a) Yes Except the rural exception part. I don’t believe houses should be built in open countryside, only added to 
communities 

  Q3 Do you support the draft Natural Environment policies? a) Yes   

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes   

  Q5 Do you support the draft Business and Employment Policies? a) Yes   

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes   

  Q7 Any further comments? 
 

 It’s a really good plan which I hope you stick to if passed. 

Resident 36 Q1 Do you support the draft Climate Change policies? a) Yes There needs to be more support for sustainable heating needs. Yes to community energy. 

  Q2 Do you support the draft Housing policies? a) Yes New homes need to take into consideration bus routes, local services and access to the town. 

  Q3 Do you support the draft Natural Environment policies? a) Yes   
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  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes   

  Q5 Do you support the draft Business and Employment Policies? a) Yes   

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes We don't have many play areas for families with small children to access. Seating areas along the Pentewan cycle 
way would be good. 

  Q7 Any further comments? 
 

 The delivery was very corporate and I would have liked to have seen more examples of ideas going forward from 
local residents. 

Resident 37 Q1 Do you support the draft Climate Change policies? a) Yes   

  Q2 Do you support the draft Housing policies? a) Yes   

  Q3 Do you support the draft Natural Environment policies? a) Yes   

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes   

  Q5 Do you support the draft Business and Employment Policies? a) Yes   

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes   

  Q7 Any further comments? 
 

 Seems good to me 

Resident 38 Q1 Do you support the draft Climate Change policies? a) Yes I agree with this policy 

  Q2 Do you support the draft Housing policies? a) Yes I like the restrictions' on holiday lets 

  Q3 Do you support the draft Natural Environment policies? a) Yes Very Important 

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes   

  Q5 Do you support the draft Business and Employment Policies? a) Yes   

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes   

  Q7 Any further comments? 
 

 Very good 

Resident 39 Q1 Do you support the draft Climate Change policies? a) Yes These are sensible for the Parish but I would like the Parish to support national policies such as new nuclear and 
using our own hydrocarbons rather than imports. 

  Q2 Do you support the draft Housing policies? a) Yes   

  Q3 Do you support the draft Natural Environment policies? a) Yes Would like to see the Pentewan trail hard surfaced for it whole length 

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes   

  Q5 Do you support the draft Business and Employment Policies? a) Yes Better communications i.e. mobile signal and super fast broadband essential to sustainable growth. 
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  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes   

Resident 40 Q1 Do you support the draft Climate Change policies? a) Yes It is important to have policies that help to create a sustainable future 

  Q2 Do you support the draft Housing policies? a) Yes Provision should be made for new housing but on a scale that is appropriate to the character of the valley and 
protects valuable green open spaces. It should also meet the real needs of parishioners that wish to remain in the 
parish. 

  Q3 Do you support the draft Natural Environment policies? a) Yes It is vital to protect the natural environment when creating any new development. Pentewan Valley is most valued 
for its National Landscape and the continuity of its green infrastructure. 

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes The careful past development has created a character to the valley that should be conserved. New development 
should respect this and the valley's historic heritage 

  Q5 Do you support the draft Business and Employment Policies? a) Yes Pentewan Valley can accommodate appropriate business development related to its principal tourism and 
agricultural basis and in support to its existing businesses. Beyond this great care should be taken so as not to affect 
the character of the valley and its limited transport infrastructure 

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes It is particularly important to protect and improve accessibility for pedestrians, cyclists and horse riders and 
creating active travel that is so important for health, wellbeing and enjoyment of the valley 

  Q7 Any further comments? 
 

 Nothing to add 

Resident 42 Q1 Do you support the draft Climate Change policies? a) Yes   

  Q2 Do you support the draft Housing policies? a) Yes By and large. It's ot clear where any say new hotel developments might fit in 

  Q3 Do you support the draft Natural Environment policies? a) Yes But support for farming could be emphasised 

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes But leaves a lot of wiggle-room. eg what is 'local character'? What is 'poor design'? What is 'local distinctiveness'? 

  Q5 Do you support the draft Business and Employment Policies? a) Yes Is farming itself a buiness? Not just diversification. 
There is a big picture of Pentewan Sands campsite. How does this plan address that and any future development - 
eg a future marina, a hotel on the front, redevelopment of housing around the quay, restoration of heritage 
buildings 

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes Keep toilets open! 

  Q7 Any further comments? 
 

 Nice picture. Did the porch and pergolas require/obtain planning permission? 

Resident 44 Q1 Do you support the draft Climate Change policies? a) Yes   

  Q2 Do you support the draft Housing policies? a) Yes   

  Q3 Do you support the draft Natural Environment policies? a) Yes Very much support the new Area of Local Landscape Importance 

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes   
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  Q5 Do you support the draft Business and Employment Policies? a) Yes   

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes   

  Q7 Any further comments? 
 

 Very comprehensive document 

Resident 45 Q1 Do you support the draft Climate Change policies? a) Yes   

  Q2 Do you support the draft Housing policies? a) Yes   

  Q3 Do you support the draft Natural Environment policies? a) Yes I think it is very important to protect the green space between St Austell and Tregorrick. This area is the green 
entrance to the valley and should be protected. 

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes   

  Q5 Do you support the draft Business and Employment Policies? a) Yes   

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes   

  Q7 Any further comments? 
 

 No further comments thank you 

Resident 46 Q1 Do you support the draft Climate Change policies? a) Yes   

  Q2 Do you support the draft Housing policies? a) Yes   

  Q3 Do you support the draft Natural Environment policies? a) Yes   

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes   

  Q5 Do you support the draft Business and Employment Policies? a) Yes   

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes   

Resident 47 Q1 Do you support the draft Climate Change policies? a) Yes Solar panels should be on roofs not fields 

  Q2 Do you support the draft Housing policies? a) Yes   

  Q3 Do you support the draft Natural Environment policies? a) Yes The area of local landscape value as defined in the plan is very important and should be protected 

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes   

  Q5 Do you support the draft Business and Employment Policies? a) Yes   

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes   

  Q7 Any further comments? n   

Resident 48 Q1 Do you support the draft Climate Change policies? a) Yes   
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  Q2 Do you support the draft Housing policies? a) Yes At the moment affordable housing is not really affordable for those that need it. More shared ownership schemes 
would probably be helpful 

  Q3 Do you support the draft Natural Environment policies? a) Yes I agree that the area of landscape value should should be kept free from development. 

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes Modern housing will not be appropriate for most of the parish. 

  Q5 Do you support the draft Business and Employment Policies? a) Yes There are already too many holiday lets in the area. 

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes   

  Q7 Any further comments? 
 

 This is a good plan overall and I support it. 

Resident 49 Q1 Do you support the draft Climate Change policies? a) Yes   

  Q2 Do you support the draft Housing policies? a) Yes There is a massive need for housing that is available to young single people who are currently having to live with 
parents 

  Q3 Do you support the draft Natural Environment policies? a) Yes   

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes   

  Q5 Do you support the draft Business and Employment Policies? a) Yes   

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes   

  Q7 Any further comments? 
 

  

Resident 50 Q1 Do you support the draft Climate Change policies? a) Yes   

  Q2 Do you support the draft Housing policies? a) Yes There needs to more low cost and social housing to meet the needs of local young people. 

  Q3 Do you support the draft Natural Environment policies? a) Yes   

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes   

  Q5 Do you support the draft Business and Employment Policies? a) Yes   

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes   

  Q7 Any further comments? 
 

  

Resident 51 Q1 Do you support the draft Climate Change policies? a) Yes   

  Q2 Do you support the draft Housing policies? a) Yes   

  Q3 Do you support the draft Natural Environment policies? a) Yes   
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  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes   

  Q5 Do you support the draft Business and Employment Policies? a) Yes   

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes   

  Q7 Any further comments? 
 

  

Resident 52 Q1 Do you support the draft Climate Change policies? a) Yes   

  Q2 Do you support the draft Housing policies? a) Yes   

  Q3 Do you support the draft Natural Environment policies? a) Yes   

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes   

  Q5 Do you support the draft Business and Employment Policies? a) Yes   

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes   

  Q7 Any further comments? No   

Resident 53 Q1 Do you support the draft Climate Change policies? a) Yes I am concerned about flooding in low lying areas 

  Q2 Do you support the draft Housing policies? a) Yes Too many second homes in the area 

  Q3 Do you support the draft Natural Environment policies? a) Yes   

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes I like the Design Code book 

  Q5 Do you support the draft Business and Employment Policies? a) Yes   

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes   

  Q7 Any further comments? 
 

  

Resident 54 Q1 Do you support the draft Climate Change policies? a) Yes   

  Q2 Do you support the draft Housing policies? a) Yes   

  Q3 Do you support the draft Natural Environment policies? a) Yes   

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes   

  Q5 Do you support the draft Business and Employment Policies? a) Yes   

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes   
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  Q7 Any further comments? N   

Resident 55 Q1 Do you support the draft Climate Change policies? a) Yes   

  Q2 Do you support the draft Housing policies? a) Yes We need more housing accessible to local young families. 

  Q3 Do you support the draft Natural Environment policies? a) Yes i like the idea of preserving the buffer between St Austell and Pentewan Valley. 

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes   

  Q5 Do you support the draft Business and Employment Policies? a) Yes   

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes   

  Q7 Any further comments? 
 

  

Resident 56 Q1 Do you support the draft Climate Change policies? a) Yes   

  Q2 Do you support the draft Housing policies? a) Yes   

  Q3 Do you support the draft Natural Environment policies? a) Yes   

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes   

  Q5 Do you support the draft Business and Employment Policies? b) No   

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes   

Resident 58 Q1 Do you support the draft Climate Change policies? a) Yes   

  Q2 Do you support the draft Housing policies? a) Yes   

  Q3 Do you support the draft Natural Environment policies? a) Yes   

  Q4 Do you support the draft policies for Heritage, Cornish Distinctiveness and Design? a) Yes   

  Q5 Do you support the draft Business and Employment Policies? a) Yes   

  Q6 Do you support the draft Community Facilities and Infrastructure Policies? a) Yes   

  Q7 Any further comments? 
 

 I fully support the Neighbourhood Development Plan that Pentewan Vally Parish Council has drawn up. 

Appendix 1A Residents verbatim comments by theme (as recorded in the report) 

A1, Climate Change (Q1), additional information provided 

• I am in favour of community lead climate change 
• As climate change is the biggest threat to us all it MUST be addressed urgently nationally and locally. 
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• Especially the intention to encourage renewable energy for new developments and the flood limitation and protection 
• Nothing to ad 
• They appear achievable within limited budgetary constraints and look to support the community. 
• We know that the climate is changing dramatically and dangerously we need to anticipate and adapt 
• However I would not wish to see wind farms in the Parish. 
• A sensible approach for this area. 
• I agree but would like to see something on sustainable transport. Connectivity of cycle routes is poor and more needs to be done to connect our bike routes for leisure and commuting. 
• Essential moving forward 
• If new developments, rather than renovations or change of use cannot be used, then these policies should be applied and strictly. 
• There needs to be more support for sustainable heating needs. Yes to community energy. 
• I agree with this policy 
• These are sensible for the Parish but I would like the Parish to support national policies such as new nuclear and using our own hydrocarbons rather than imports. 
• It is important to have policies that help to create a sustainable future 
• Solar panels should be on roofs not fields 
• I am concerned about flooding in low lying areas 

A2, Housing (Q2), additional information provided 

• But only small-scale fir local people 
• Housing need is great in Cornwall. Wages are low and poverty obvious. Houses for long term rent are urgently needed for locals. Small groups of low cost houses are badly needed. Not 'luxury' or 'executive' housing but family 

housing with playspace to build communities cohesion. 
• Happy with the proposed policy of it includes complimentary infrastructure. I live in the new wainhomes development at higher Trewhiddle and initially plans for the estate included retail. Now there will be no retail just more 

houses as planning permission changed and approved. So many new houses which is good, but we need the infrastructure too. 
• Affordable, small scale and limiting to principle homes are necessary 
• Build houses that local people can afford, or make them properties to rent out, there's very little anywhere for local people to live which is a shame for this area. 
• I disagree with new build infill housing in hamlets. Small homes into larger ones should be reviewed but not prohibited. It depends on the circumstances. We don't want out of keeping development or mansions but practical 

medium sized family houses should be considered when relevant. 
• A good approach based mainly on infilling alongside existing communities. 
• small scale fitting in is all we can sensibly manage 
• It appears that fitting in with local character is a moving target, so I'd like to see what you mean as over the years there are many variances of architectural style. 
• If the land between Truro Road and the Wain Homes estate is to be developed I would support Wain Homes being invited to tender, and suggest such development should reflect the style of the existing properties and allow for 

similar amounts of open space and tree planting, with as many mature trees as possible retained. 
• Except the rural exception part. I don’t believe houses should be built in open countryside, only added to communities 
• New homes need to take into consideration bus routes, local services and access to the town. 
• I like the restrictions' on holiday lets 
• Provision should be made for new housing but on a scale that is appropriate to the character of the valley and protects valuable green open spaces. It should also meet the real needs of parishioners that wish to remain in the 

parish. 
• By and large. It’s not clear where any say new hotel developments might fit in 
• At the moment affordable housing is not really affordable for those that need it. More shared ownership schemes would probably be helpful 
• There is a massive need for housing that is available to young single people who are currently having to live with parents 
• There needs to more low cost and social housing to meet the needs of local young people. 
• Too many second homes in the area 
• We need more housing accessible to local young families. 

A3, Natural Environment (Q3), additional information provided 

• The proposed Area of Local Landscape Importance is very important. It helps to seperate different settlements, maintaining there own individual characters and will also protect the rural character of the valley overall. 
• Environmental quality especially to avoid river and sea pollution 
• We are part of nature and to excude nature from our environment damages us. 
• Especially dark skies, enhanced protection for wildlife (plants and animals) with biodiversity gain 
• I would like to see the street lighting re instated between 1200 and 0500 or at least dim them, it's totally unacceptable on many fronts to leave the village in total darkness. 
• Totally agree. Glad to see street lamps in some areas already off 24.00 - 05.00 - could extend that in some places. 
• Biodiversity should be within the environs. Safe lighting of roads within the Parish should be revisited. Low lighting is fine but not no lighting. 
• It is vital that the best of our environment is preserved as a priority above many other elements in the plan’s policies. 
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• so like to see a greater emphasis on enhancing the natural environment. Menagwins sewage farm a disgrace 
• I support this strongly 
• Very Important 
• Would like to see the Pentewan trail hard surfaced for it whole length 
• It is vital to protect the natural environment when creating any new development. 
• Pentewan Valley is most valued for its National Landscape and the continuity of its green infrastructure. 
• But support for farming could be emphasised 
• Very much support the new Area of Local Landscape Importance 
• I think it is very important to protect the green space between St Austell and Tregorrick. This area is the green entrance to the valley and should be protected. 
• The area of local landscape value as defined in the plan is very important and should be protected 
• I agree that the area of landscape value should should be kept free from development. 
• i like the idea of preserving the buffer between St Austell and Pentewan Valley. 

A4, Heritage, Cornish Distinctiveness and Design (Q4), additional information provided 

• Heritage is very important to local communities in Cornwall 
• Not so important as long as housing is strong and well planned for long term use. Old Cornish houses of stone have lasted centuries, not decades as modern houses will do. Invest for long term, not quick fix. 
• High quality design reflecting our local character is important. Cramming in too many houses is just a way to create a slum area a few years into the future 
• Providing all development to stay in keeping with the village. 
• I agree with curating the existing and obvious historical elements but the lesser known elements should not be forgotten. 
• Love our history 
• It covers the relevant and necessary points. 
• The careful past development has created a character to the valley that should be conserved. New development should respect this and the valley's historic heritage 
• But leaves a lot of wiggle-room. eg what is 'local character'? What is 'poor design'? What is 'local distinctiveness'? 
• Modern housing will not be appropriate for most of the parish. 
• I like the Design Code book 

A5, Business and Employment (Q5), additional information provided 

• We need to promote tourism and encourage traditional rural businesses 
• Locals need jobs here or the Cornish identity will disappear. 
• If planning permission is granted for new business to be developed and supported by the local community it should not be allowed for new planning application to change use of land to housing as has happened on Higher 

Trewhiddle estate, business infrastructure is just as important as homes as it provides services for people living in these new homes. 
• Limits on holiday lets reducing local housing is important 
• Nothing to add 
• How will holiday let limits be policed? What is considered an acceptable mix? How will existing holiday lets be policed to ensure they are paying refuse collection and declaring tax? Will it only be for new purchases? Casual AirB&B 

lets should be disallowed so that only professional holiday existing holiday lets are permitted. 
• It is good to see that tourism infrastructure, whilst is significant, the need to encourage a diverse economy especially those providing more permanent and all year round jobs. 
• Again commuting by bike rather than car is much better for the environment but can only take place safely with connected routes. Are there opportunities to make public EV charging stations available. 
• small businesses, diversification all needed 
• With some reservations; Farm Diversification does not include the environmental and ecological impact of animal agriculture or uses of pesticides and insecticides. Tourism development; surely the Valley area has enough and 

intensive tourist facilities, already? 
• Better communications i.e. mobile signal and super fast broadband essential to sustainable growth. 
• Pentewan Valley can accommodate appropriate business development related to its principal tourism and agricultural basis and in support to its existing businesses. Beyond this great care should be taken so as not to affect the 

character of the valley and its limited transport infrastructure 
• Is farming itself a buiness? Not just diversification. There is a big picture of Pentewan Sands campsite. How does this plan address that and any future development, eg a future marina, a hotel on the front, redevelopment of 

housing around the quay, restoration of heritage buildings 
• There are already too many holiday lets in the area. 

A6, Community Facilities and Infrastructure (Q6), additional information provided 

• We need to protect local services and improve community facilities ie local health care 
• public transport in and out of Cornwall is urgently needed if we are to reduce car dependancy. School buses could be used by pensioners too 
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• I have asked for at least 4 years to include more seating on pentewan trail even offering to buy them but no one seems able to sort this out giving excuses. Stone slabs cannot be that hard to install. Being disabled seating 100m 
apart would open up the trail for people with mobility issues and improve their mental health. Not all disabled people are in wheel chairs! 

• Improving digital infrastructure is good but new developments are limited to broadband providers due to a small selection being offered in a particular development. Also deliver community infrastructure as promised. 
• Particularly like the intention to encourage use of public transport. Keeping and developing green spaces for activities and protecting public rights of way is important. 
• Nothing to add 
• Green corridors should be sensitively constructed with natural materials 
• Would so like to see joined up bike ways to encourage people to commute by bike 
• Retail must be an essential requirement of the Nisa site. The Cycle/walking trail requires slightly more regular maintenance in terms of overgrowth. The provision of a few additional well maintained benches along the trail would be 

welcome. 
• I suspect that there’s limited scope for the more ambitious elements it is a worthwhile to cherish existing provision. 
• Could EV charging be included in this? 
• Would enjoy expanding and protecting footpaths 
• Mostly in relation to NISA/Co-Op, maybe better to have a community farm for food security and simply re-vamp the buildings for very limited housing? 
• Enhanced connectivity between existing paths and linking villages would be very welcome. I am not a car driver and value traffic free routes to the valley locations. 
• We don't have many play areas for families with small children to access. Seating areas along the Pentewan cycle way would be good. 
• It is particularly important to protect and improve accessibility for pedestrians, cyclists and horse riders and creating active travel that is so important for health, wellbeing and enjoyment of the valley 
• Keep toilets open! 

A7, Whole plan comments (Q7), additional information provided 

• no 
• We need to protect against over development of rural areas 
• No, 3 responses 
• Not keen on yes/no answer only to questions, as you may support some but not all of the points raised. Eg: you may support some types of renewables like solar but not if it covers fields but you would support it on roof tops. 
• Any new business such as retail should serve as well as reflect the existing community. However, the existing community is principally aging and any development should look at how to encourage younger generations to value and 

support it. 
• Thank you so much. This is a lot of work and effort. 
• There is a lot of information in the plan. Thank you for trying to coordinate policy and views together. 
• Whilst I understand that Cornwall Council has to consider the plan’s policies, the PVPC must own it fully. A plan’s no good if the PVPC doesn’t stand by it. 
• Well done to the team who have put so much hard work in to develop this. 
• Having read the whole document, I feel it is very workable. It keeps the essence of Pentewan Valley whilst allowing for future housing and employment needs. Excellent work. 
• Always be prepared to consider new / unusual commercial opportunities if they are sympathetic to our area. For example an area for value car parking with cycle hire, a toddler park, cafe and round robin electric community bus 

service Mevagissey - St austell with hop/on stops in between ! 
• Thank you! 
• Thank you for all the hard work and numerous meetings you had to achieve this piece of work. 
• As a Sawles Road resident I am aware of being unusually suburban for thjs parish. My special concerns must be with the status of the roads which serve the area south of the A390, their safety, maintenance of surfaces, ditches, 

drains, hedges, roadside trees. The Draft Plan is sound on these matters; but care and concern needs to extend right up to this extreme north area of the parish. Thank you. 
• Good policies thank you. But Pentewan looks very scruffy and the River Trail is collapsing in places, dog erosion! So delivery would increase credibility. Perhaps the strategic twos Tidy and Safe villages would have a high degree of 

support. 
• Overall an excellent set of proposals for sensitive development with the possibility to strengthen the local economy and protect natural and cultural heritage. 
• It’s a really good plan which I hope you stick to if passed. 
• The delivery was very corporate and I would have liked to have seen more examples of ideas going forward from local residents. 
• Seems good to me 
• Very good 
• Nothing to add 
• Nice picture. Did the porch and pergolas require/obtain planning permission? 
• Very comprehensive document 
• No further comments thank you 
• n 
• This is a good plan overall and I support it. 
• h 
• l 
• None 
• No other comments 



Pentewan Valley  Parish Parish Neighbourhood Development Plan 2026 Consultation Statement  – Response Report                Appendix 2 Page 56 

 

• N 
• k 

I fully support the Neighbourhood Development Plan that Pentewan Vally Parish 

 

 

Appendix 2: Statutory Consultation Comments (As Submitted) 

STATUTORY RESPONDENT REF POLICY RESPONDENTS COMMENTS  
National Highways PVNDP001  Thank you for providing National Highways with the opportunity to comment on the draft Pentewan Valley Neighbourhood 

Development Plan. National Highways is responsible for operating, maintaining and improving the strategic road network (SRN) 
which in this case comprises the A30 trunk road which passes some 14km to the north-west of the plan area, with a number of 
potential connections provided via the intervening local highway network. 

Having reviewed the draft plan, we consider that the Plan's policies are unlikely to lead to a scale of development which would 
adversely impact on the safe and efficient operation of the SRN. We therefore have no specific comments to offer. 

However, this does not prejudice any future responses National Highways may make on site specific applications as they come 
forward through the planning process, which will be considered by us on their merits under the prevailing policy at the time, which is 
currently set out within DfT Circular 01/2022 The strategic road network and the delivery of sustainable development. 

 

McAdam PVNDP002  Generally we are supportive of all these issues  

As you know we are specifically concerned about one issue namely the issue of 2nd homes. My family built a holiday home in 
Pentewan in 1972 which we've inherited. It's never been a residential property .Now we are late 70s and may soon find the drive too 
much. I hope that my daughter will want to keep it but possibly we might have to sell it to fund long term care. We totally support the 
idea of new homes having restricted resale rules to ensure they stay residential - I can see no losers from this policy. The restriction 
on current residential property being converted to holiday use seems sensible but may unfairly impact people who have to sell to 
fund care given that the aim of the policy is to reduce house prices.  

In our case the house has never been a full time residence so I presume is not affected or restricted as to who it is sold to or future 
use eg if we can't travel anymore and want rent it out.As our representative I hope you'll consider these arguments  

Thank you for your replies I am now clear on the fact that proposal,10a will not affect us. I am less confident that 19a would permit us 
to change from personal holiday home to a holiday rental 'business'  if we need to raise money for care when we are too old to use the 
house ourselves? 

 

St Austell Town Council PVNDP003  Councillors discussed the draft Pentewan Valley Parish NDP last night.  Councillors asked me to thank you and your Council for the 
opportunity to comment.  They were impressed at the depth of research and quality of the document and made no suggestions for 
improvement. Members are very keen to be involved in the development of the local plan for Cornwall in due course and to work with 
neighbouring parish councils on this.  They are keen to see how Neighbourhood Development Plans will influence the local plan and 
the need for Neighbourhood Priority Statements when the Government guidance is finally released.  

Thank you once again and good luck with the next stages. 

 

Cornwall Rural Community Charity 
(CRCC) 

PVNDP004  I was passed an email from you with reference to your draft NDP. Thank you for forwarding this to us at CRCC, I don’t believe that we 
have any interests that may be affected by this. As a charity, we have previously been previously been involved with the development 
and support of Neighbourhood Development Plans but we no longer carry out work on this unless support is specifically requested. 
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Environmental Resilience and 
Adaptation Team 

PVNDP005  I’ve reviewed the latest version of the Pentewan Neighbourhood Plan. The climate change resilience content has been strengthened 
as advised and there’s a comprehensive evidence base explaining the vulnerabilities in Pentewan. The policy 8 wording is consistent 
with the DPD, but I have provided some clarification comments below on the CCMA zone. 

CCMA zone: 

I understand Justin Ridgewell provided further advice to the NDP group on the part of the CCMA that reflects the risk of permanent 
inundation from the sea (NPPG para. 071). He advised on the use of flood maps with a lower return period of a 1 in 5 year and 1 in 20 
year flood risk as most representative of the permanent inundation risk. The 2025 Flood Map for Planning (FM4) is based on the 1 in 
200 year sea flooding risk and reflects a lower probability, but a higher risk of flooding impacts. Basing the CCMA on the Flood Map for 
Planning is probably a bit over cautious, but Justin advises me that because of the flat hinterland, the extent of the flood risk area 
doesn’t change much between the scenarios and it’s mainly the flood depth that varies. Justin and Shaun are the best people to 
check the sea flooding risk part of the CCMA with. 

The CCMA zone shown on Map 5 in the NDP includes some areas not in the sea flooding or coastal erosion risk area. This 
precautionary approach might be challenged by the Planning Inspector. 

NPPG para. 072 possibly allows for an extension of a CCMA outside the risk zone, from an adaptation perspective: “Although the 
primary basis for defining the Coastal Change Management Area are the physical processes affecting the coast, the local planning 
authority may also wish to take into account the extent of existing settlements and requirements for land-use change or facilitating 
roll-back and relocation of land uses.” However, without a Coastal Change Management Plan, the future spatial allocation for 
adaptation at Pentewan is currently unknown. 

One consequence is that having an extended CCMA zone will impose an additional constraint on land not in the risk area. For 
instance, the NPPF states that new residential development (including from change of use) within a CCMA won’t be considered 
appropriate. This means including areas not at risk in the CCMA would make it harder for new residential dwellings or replacement 
dwellings to be built within the Pentewan settlement boundary. 

In addition, when planning applications are screened by the LPA, any proposals in the CVZ are sent to the CC Coast Protection 
Officer to review against the Climate Emergency DPD policies CC1 and CC2. I don’t know if this will happen with the area of your 
CCMA that’s outside the CVZ (unless the LPA screening system can be updated). The parish council/ planning case officer may need 
to proactively flag up any proposals within this extended part of the CCMA to the Coast Protection Officer at 
Coastprotection@cornwall.gov.uk. Likewise for parts of the CCMA not in the flood risk areas, there may not be an automatic 
screening referral to the EA’s Sustainable Places Team. 

The above comments don’t apply if the CCMA zone is to be the same as that shown in the evidence base map on p16, which appears 
to be based on the combined coastal erosion and flood risk areas. If so, Map 5 in the NDP needs updating. 

The EA’s “floodable frontages” mapping is expected within a couple of weeks, which will help with completing the coastal erosion 
and CVZ zones along the part of the map where there’s currently a gap. 

New flood defence: 

Ref. para 4.57 in the Pentewan NDP – this sentence isn’t correct: “This flood bund provides protection against a 1-in-30-year flood 
event and is expected to safeguard the village for at least 30 years.” 

This is the correct description to use for the standard of protection provided by the artificial dune/ flood bund: "The proposed coastal 
flood defence is designed to reduce the flood risk to Pentewan from the sea throughout the 30 year design life, offering protection for 
a 1 in 200 year extreme still water level and a 1 in 40 year overtopping event." 

Evidence Base 

Surace water flooding – the 1 in 30 year risk doesn’t mean it might happen once every 30 years. It’s an annual 3.3% risk of flooding to 
the extent shown on the map (classed as high risk). 

The following flood history for Pentewan illustrates how vulnerable the village is to flooding from multiple sources. 
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19/01/1975 

Multiple properties flooded when the stream backed up due to tide-locking. 

11/10/1988 

Fluvial flooding of three properties in the Square during a severe thunderstorm. 

01/09/1990 

A number of properties including one commercial property were reported as having flooded from the stream due to siltation of the 
stream and culvert. 

24/08/1992 

A commercial property and cottage flooded. The roundabout was covered with 10" of water. Inadequate culvert and tidelock 
conditions. 

30/12/1993 

Reports of substantial runoff and surface water flooding following heavy rainfall, 25mm reported as falling in one hour. Reported that 
Stream and culvert overtopped as a result of silting. Three properties flooded. 

24/12/1995 

High levels in the White River due to sand blocking its discharge causing water to flow back along the "leat" which overtopped its 
banks. Four chalets flooded at holiday park. 

06/01/1996 

High levels in White River caused backing up along the leat, which overtopped its banks. Four chalets and six caravans were flooded 
at the holiday park. 

20/03/1996 

High levels in the White River caused backing up along the leat, which overtopped its banks. A holiday park flooded. 

26/11/1997 

Heavy rain caused flash flooding to the area.  The Square area flooded first, from the Pentewan Stream. Flooding affected the access 
road when the White River peaked and overtopped its banks. 40 properties flooded. 

 27/10/2004 

Flooding during high tides and severe storms. MHWS and storm surge resulted in overtopping of harbour basin and inundated the 
surrounding area. The culvert underneath the Square also surcharged, filling the storage area behind the properties. There was 
flooding to 3 properties and several garages. The primary cause was tidal, however the tide locking interaction with Pentewan stream 
exacerbated this. Widespread impacts to community infrastructure (i.e. highways, public space). 

03/11/2005 

Tidal inundation of harbour. No properties flooded. Disruption to highways and village. 

17/11/2010 

Flooding caused by very heavy rainfall caused sudden high flows in the Pentewan Stream. This overwhelmed the inlet structure 
upstream of the culvert, and the trash screen became blocked with debris and 2 footbridges. 15 properties flooded. Extreme rainfall 
event - Heligan rain gauge recorded 61mm of rain in the 24-hour period. Between 04:30 - 05:30hours, 39mm rainfall was recorded. 

03/02/2014 
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Tidal flooding of inner harbour area and part of the car park. No flooding of properties. High tide and wave action. Minor flooding 
across a number of days either side of this event due to high tides and wave action in combination with tidal locking from the 
Pentewan Stream. Severe disruption to the community and infrastructure from repeating events. 

10/04/2016 

Tidal flooding of inner harbour from overtopping of sand berm adjacent to spillway. No flooded properties. Disruption to highways 

08/04/2024 

The outdoor seating area of the Hub Box flooded during Storm Pierrick. Photo. 

28/08/2025 

The Square flooded. Source of water not confirmed, but there was a severe rainfall event that night which affected multiple towns in 
Cornwall. The Heligan rain gauge recorded 79.9mm of rain on the 28th August, falling at a peak hourly rate of 56.8mm/hr at 23:00hrs. 
This followed a long dry period. 

If you need any further support with the CCMA map please let me know. 
National Grid Network Services 
(South West) / Distribution, 
Bodmin 

PVNDP006  The attached has made its way to me as I am the point of contact for the St Austell area, for all Construction & Replacement of 
National Gird assets, in your parish, Please could you let me know what support you need from me to ensure you get the best value 
from NGED on this consultation. 

 

Persimmon Homes (via RPS/Tetra 
Tech Consulting) 

PVNDP007  Introduction 

Tetra Tech Consulting Ltd (“RPS”) is instructed by Persimmon Homes (“Persimmon”) to represent their land interests in relation to the 
Pentewan Valley Neighbourhood Plan 2025 – 2030 (“PVNP”) and to formally respond to the Regulation 14 draft consultation, prepared 
by Pentewan Valley Parish Council (“the Parish Council”) and the Neighbourhood Development Plan Steering Group. 

It is understood that once the Regulation 14 consultation concludes, the Parish Council will amend and revise the draft Plan following 
opinions and views of respondents. Following this, a Regulation 16 consultation will be required prior to finalising the PVNP and sending 
to Cornwall Council for approval, prior to conducting a public referendum before it is formally adopted, expected before adoption of a 
new Local Plan for Cornwall. 

Persimmon’s representations address matters of policy set out in the consultation Plan, including design, housing mix, spatial 
distribution of development, landscape and drainage. It is noted that from the outset, Persimmon is looking to engage proactively with 
the Parish Council and to ensure that a compliant Plan can be delivered. Persimmon does have concerns with specific policies and 
designations and the supportive methodology and evidence base behind these. 

Persimmon remain committed to working with the Parish Council, this will help both the Parish and Cornwall Council to deliver much 
needed housing as a means to tackle the current housing shortfall in Cornwall, but also to deliver significant benefits to the local area. 
As set out in Planning Practice Guidance1 (“PPG”), strategic policies should set out a housing requirement figure for designated 
neighbourhood areas from their overall housing requirement (paragraph 70 of the 2024 National Planning Policy Framework (“NPPF”)). 
Where it is not possible the local planning authority should provide an indicative figure, if requested to do so by the 

neighbourhood planning body, which will need to be tested at the neighbourhood plan examination. It is not indicated if the Parish 
Council has yet made this approach to Cornwall Council on this matter but instead has made its own assessment that the indicative 
housing requirement is 28 dwellings. Given the Neighbourhood Boundary, touches the southern side of St Austell, one of the most 
sustainable settlements within Cornwall, such a figure effectively would rule out any extensions of the settlement coming forward out 
with the formal review of the Local Plan. In this instance Persimmon Homes strongly objects to the 40 dwelling figure and it in no way 
can or should be considered to represent a figure that meets paragraphs 69-70 of the NPPF. This figure should therefore either be 
withdrawn or clarified in the NDP that it does not mean the protections afforded under NPPF paragraph 14 apply. 

Neighbourhood plans should also consider providing indicative delivery timetables and allocating reserve sites to ensure that emerging 

 

 

1 Paragraph: 009 Reference ID: 41-009-20190509 
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evidence of housing need is addressed. This can help minimise potential conflicts and ensure that policies in the neighbourhood plan 
are not overridden by a new local plan. It is important to minimise any conflicts between policies in the neighbourhood plan and those 
in the emerging local plan, including housing supply policies and the associated evidence base underpinning this. 

The Pentewan Valley Neighbourhood Plan 

The PPG summarises the Basic Conditions that the PVNP must meet, as defined in paragraph 8(2) of the Schedule 4B to the Town and 
Country Planning Act 1990. They are as follows: 

a. having regard to national policies and advice contained in guidance issued by the Secretary of State it is appropriate to 
make the order (or neighbourhood plan); 

b. having special regard to the desirability of preserving any listed building or its setting or any features of special 
architectural or historic interest that it possesses, it is appropriate to make the order; 

c. having special regard to the desirability of preserving or enhancing the character or appearance of any conservation area, 
it is appropriate to make the order; 

d. the making of the order (or neighbourhood plan) contributes to the achievement of sustainable development; 

e. the making of the order (or neighbourhood plan) is in general conformity with the strategic policies contained in the 
development plan for the area of the authority (or any part of that area); 

f. the making of the order (or neighbourhood plan) does not breach, and is otherwise compatible with, EU obligations; 

g. prescribed conditions are met in relation to the Order (or plan) and prescribed matters have been complied with in 
connection with the proposal for the order (or neighbourhood plan). 

Basic condition (a) – regard to national policy 

The 2024 NPPF sets out the Government’s planning policies for England and forms part of the basic conditions test. 

At the heart of the NPPF is a presumption in favour of sustainable development. Para. 11 states that development proposals which 
accord with an up-to-date development plan should be approved without delay. As per Para 11(d), when the most important policies 
for determining applications are out-of-date, permission should be granted unless: 

i. The application of policies in this Framework that protect areas or assets of particular importance provides a strong 
reason for refusing the development proposed; or 

ii. Any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when assessed against 
the policies in this Framework taken as a whole, having particular regard to key policies for directing development to 
sustainable locations, making effective use of land, securing well-designed places and providing affordable homes, 
individually or in combination. 

Footnote 8 of the NPPF establishes that policies are to be considered “out-of-date” for situations where: the local planning authority 
cannot demonstrate a five year supply of deliverable housing sites (with the appropriate buffer as set out in paragraph 78); or where 
the Housing Delivery Test indicates that the delivery of housing was substantially below (less than 75% of) the housing requirement 
over the previous three years. Footnote 7 of the NPPF states that the policies referred to in (i) are those contained in the NPPF relating 
to: habitats sites (and those sites listed in paragraph 194) and/or designated as Sites of Special Scientific Interest; land designated as 
Green Belt, Local Green Space, a National Landscape, a National Park (or within the Broads Authority) or defined as Heritage Coast; 
irreplaceable habitats; designated heritage assets (and other heritage assets of archaeological interest referred to in footnote 75); and 
areas at risk of flooding or coastal change. 

Footnote 7 of the NPPF states that the policies referred to in (i) are those contained in the NPPF relating to, as relevant to the Site: land 
designated as Green Belt; an Area of Outstanding Natural Beauty; and designated heritage assets. 

It is clear the Council’s policies for the supply of land are out of date. 

In situations where the presumption (at paragraph 11d) applies to applications involving the provision of housing, the adverse impact 
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of allowing development that conflicts with the neighbourhood plan is likely to significantly and demonstrably outweigh the benefits, 
provided the following apply: a) the neighbourhood plan became part of the development plan five years or less before the date on 
which the decision is made; and b) the neighbourhood plan contains policies and allocations to meet its identified housing requirement 
(see paragraphs 69-70). 

The first test to adhere to in the ordering of Basic Conditions is adherence to national policy or guidance, the most notable being the 
2024 NPPF, referred to above. National policy governs not just the approach to be taken by Local Planning Authorities, but all plans 
prepared to be used for determining planning applications. In this regard, RPS has provided comments on the policies proposed by the 
Parish Council and suggests some refinements to ensure that there is general conformity with national policy. 

It is through the lens of the NPPF 2023 that we can also look towards how the clause (d) is achieved in the context of achieving 
sustainable development. Although there is no defined position on what sustainable 

development is, we know that it involves the consideration and balance of social, economic and environmental factors. For the 
purposes of preparing a plan, consideration will need to be given to the intention of the policy devices, and what they seek to achieve. 
Plainly, there will be policies which focus specifically on one of the three ‘pillars’ of sustainable development, though there may be 
others which require a balancing exercise to be undertaken in coming to a view on the policy approach to be taken. 

Policy 20 designates the entire Pentewan Valley Parish and adjacent lower slopes as an Area of Local Landscape Value (“ALLV”) framed 
against the protection of its rural character, scenic qualities, and role as a gateway to the Cornwall National Landscape (“NL”). While 
it highlights locally valued features such as woodland, river scenery, and tranquillity, it lacks detailed assessment or mapping of these 
attributes. The justification links the designation to the valley's importance within the NL and its vulnerability to incremental change, 
but it provides no technical analysis or landscape study to support the specific boundaries or criteria used. RPS contend that it is 
critical that all opportunities to deliver sustainable development that meets the housing needs of the District and that are consistent 
with the spatial strategy are not fettered by unduly restrictive or prescriptive policeis brought forward through the neighbourhood 
planning process. 

Basic condition (e) – general conformity with the strategic policies of the development plan 

It is relevant to consider the consistency of the PVNP with the Development Plan. For the purposes of the PVNP and the strategic 
policies of the development, this comprises the Cornwall Local Plan: Strategic Policies (“CLP”) and the Climate Emergency 
Development Plan Document (“CEDPD”). Although Cornwall Council has indicated that a review of the Local Plan will take place under 
a new Local Plan system, it has too published an Interim Policy Position Statement (“IPPS”), which RPS responded to in February 2025. 
The IPPS is relied upon by the Parish Council in their justification for Policy 9 [Locations and Scale for New Housing Development]. 

RPS noted the focus of the IPPS is the approach to housing development, following confirmation of the shortfall in Cornwall. It would 
now appear the Council will be supportive of the principle of residential development in appropriate locations. RPS did however 
question the necessity of the IPPS, given the national planning policy position provides detail concerning decision taking in such 
circumstances. 

RPS retains its concerns that the IPPS is being used to shoehorn in policies which have not been independently tested through 
Examination and cannot be considered soundly made. The IPPS cannot be used as a proxy for a Local Plan. A number of policies should 
be reserved for the Local Plan review which will, in turn, allow the Council to give the policies the due weight the Council wishes to 
afford to them in the decisionmaking process. The IPPS is not a planning policy and it would be unlawful to treat it as such. Accordingly, 
it is unclear what weight the IPSS can be afforded in the context of ‘decision taking’. 

The IPPS still attempts to control and restrict new development in the County. RPS considers this to be contrary to the stated ambitions 
of the 2024 NPPF which seek to create a step change in housing delivery nationwide. RPS sets out reasoning for why the ‘tilted balance’, 
is a nationally set position, to be assessed on a case-by- case basis for the decision-taker. 

In order to support the Government’s objective of significantly boosting the supply of homes, it is important that a sufficient amount 
and variety of land can come forward where it is needed. This is particularly pressing in situations where a Development Plan is not 
operating as it should. Where shortfalls have been identified through a failure to demonstrate a five-year supply of deliverable housing 
land, there is a need for Councils to apply flexibility in order to boost their supply. The purpose of the tilted balance and the presumption 
in favour of sustainable development contained within the Framework is to allow this to happen. 
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Policy 9: Locations and Scale for New Housing Development 
Presumption in Favour of Sustainable Development (vs. CLP Policy 1) 
Policy 9 in its reasoned justification sets out the approach to spatial development and building within areas via rounding off, infill, and 
rural exception sites. Paragraph 4.89 of the PVNP document states that: ”Under the new NPPF provisions, the Pentewan Valley Parish 
Neighbourhood Development Plan (NDP) must embody the presumption in favour of sustainable development by directing new 
housing to appropriate locations, ensuring growth is well-aligned with local infrastructure, and mitigating and adapting to climate 
change.” The PVNP does not provide any explanation as to its conformity with Policy 1 of the CLP, which concerns the ’Presumption in 
favour of sustainable development’, and so the PVNP does not conform with the first strategic policy of the CLP. RPS had significant 
concerns with the IPPS and considers that Policy 1 of the CLP has substantial conformity issues, and would be mostly or fully out of 
date and should be given lesser weight in decision making. 

Policy 1 largely considers development proposals in the context of Paragraph 11(c) where it accords with the development plan. Policy 
1 does not reflect the wording of the December 2024 NPPF at Footnote 8 to Paragraph 11(d)(ii) confirming that the most important 
policies for determining an application are out of date, in situations where: the local planning authority cannot demonstrate a five year 
supply of deliverable housing sites (with the appropriate buffer as set out in paragraph 78); or where the Housing Delivery Test indicates 
that the delivery of housing was substantially below (less than 75% of) the housing requirement over the previous three years. This 
policy cannot remain appropriate for decision-making. The wording of the December 2024 NPPF is unequivocal in clarifying where a 
Plan is ‘out of date’, that is not present in the current Local Plan. Furthermore, the adopted Local Plan was drafted against the 2012 
version of the NPPF which has changed between iterations, the premise of the wording has advanced considerably, and there is conflict 
with the NPPF as a result. Policy 1 omits the reference to ‘most important’ polices for determination, a key test in the NPPF’s 
‘presumption. 

Spatial Strategy (vs. CLP Policy 2) 
Policy 9 and its reasoned justification at paragraph 4.88 sets out: “Despite the December 2024 changes to the National Planning Policy 
Framework (NPPF), updates, several Local Plan policies retain substantial weight. Policy 2 continues to guide the overall spatial 
strategy, emphasizing a dispersed development pattern that matches each place’s role and function”. The Parish Council has 
presumably taken this view, similar to that of Cornwall Council through its publication of the IPPS. Cornwall Council contend the Policy 
does not directly set out housing supply matters and can continue to be applied flexibly. RPS disagrees with this interpretation, the first 
paragraph of Policy 2 states: “New development should provide a sustainable approach to accommodating 

growth, providing a well-balanced mix of economic, social and environmental benefits. This should maintain the dispersed 
development pattern of Cornwall and provide homes and jobs based on the role and function of each place. Strategic scale growth will 
be accommodated in our main towns and city where they can best support regeneration and sustainable development.” 

The supporting text (at para 1.44 of the IPPS) further sets out that: “To achieve the overall objectives of the Plan, it is necessary to 
manage the location and scale of new housing and employment space. Housing targets are derived from; Cornwall’s demographic 
need and consideration of a range of factors, including what are termed ‘market signals’, economic growth projections and the needs 
of particular groups and the delivery of affordable homes.” 

It is quite clear the Council are unable to deliver against Policy 2 for a number of Community Network Areas. RPS cannot reconcile the 
Council’s acceptance of a housing figure of 4,421 per annum, significantly more than is currently planned for, is compatible with an 
argument that the spatial strategy seeking to deliver only 2,600 per annum. The strategy has been premised against a very different 
housing target, and that the sustainable distribution of this new figure could look very different. 

Consequently, RPS does not agree that Policy 9 is in conformity with Policy 2 of the CLP spatial strategy because it too is non-
conforming with the 2024 NPPF. 

Housing Requirement (vs. CLP Policy 2A) 

Policy 9 and its supporting justification at paragraph 4.85-4.86 sets out an indicative housing requirement, “Taking into account the 
data above, the NDP housing strategy should aim to contribute to the delivery of homes for at least 40 local households in a mix of sizes, 
format and tenures to match local needs. It is important to note that this is minimum target and actual delivery may vary according to 
changes in local need, which can be dynamic.” Furthermore at paragraph 4.87 sets out that an “Assessment of the housing capacity 
of the rural part of the Parish suggests that 15 additional dwellings could be accommodated. In the north, alongside the urban area of 
St Austell there are commitments for 493 dwellings. This means that effectively the housing requirement for the Parish up to 2030 is 
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zero”. RPS does not agree with this ascertion. The annual Local Housing Need for the entirety of Cornwall has increased by 68% above 
the adopted housing requirement since the 2024 NPPF. The Council accepts through the IPPS that the key targets of the CLP in respect 
of housing supply policy is out of date. The PVNP should therefore consider the same. It is not clear, or RPS would appreciate if the 
Parish Council could confirm, with evidence, that a figure of 40 homes has been calculated based on a figure provided by Cornwall 
Council, as required by paragraph 70 of the 2024 NPPF. 

RPS does not wish to predetermine Cornwall Council’s view on the likely housing targets to be attributed to each settlement, however 
RPS has undertaken its own analysis2 to determine how much each settlement across England could be expected to grow, 
unencumbered by constraint and local ambition. It is ultimately up to local authorities to decide and manage how growth actually 
happens through the local plan making and decision making process, the following figure is driven purley by data provided as the ’sum 
of the parts’ of the standard method process, with adjustment made to best-fit settlement boundaries. In short, this exercise 

indicates that the local housing need up to 2030 for St Austell and Duporth is approximately 745 dwellings per annum. This is not to 
say that Pentewan Parish area needs to accomodate all of St Austell’s growth needs, however as the urban capacity within St Austell 
is exhausted and the existing committments are completed, future directions of growth on the edge of St Austell will be required. 

RPS does not consider the proposed housing requirement of 40 dwellings over a 5-year period is in conformity with the strategic policies 
of the CLP, which too is out of date, which is accepted by Cornwall Council. 

Role and Function of Places (vs. CLP Policy 3) 

The PVNP at paragraph 4.88 states that: “Parts 3 and 4 of Policy 3 [of the CLP] remain relevant for allowing rounding off, infill, and rural 
exception sites, alongside protecting nationally important landscapes”. However, Cornwall Council through their IPPS accept that 
detailed locational aspects of this policy are out of date due to an increase in housing requirement, they also consider much of the 
wording in policy 3 (3) and 3 (4), including the supporting text, “help to provide a guide to suitable locations for growth and reflect the 
NPPF (including paragraph 98) by setting reasonable expectations for judging sustainable locations for development and should 
continue to inform applications and decisions.” 

RPS disagrees that the wording of 3(3) and 3(4) are more than guiding principles given 3(3) refers to “housing and employment growth 
will be delivered for the remainder of the Community Network Area housing requirement through: Neighbourhood Plans, rounding off 
of settlements, infill and rural exception sites”. 

RPS consider that if the Council are to rely on the IPPS as a reason for refusing permission on a site through Policy 3(3), it means that 
the IPPS is being utilised in direct contradiction as to why it was created. Put another way, the Council recognise it needs more planning 
permissions to be granted, but to achieve that ambition it means they have produced a position statement that acts as an additional 
hurdle to certain sites securing permission. Clearly Cornwall’s housing needs cannot be met through windfalls from small sites 
referred to in Policy 3(3). 

RPS does not consider the spatial distribution the PVNP is trying to achieve is in conformity with the strategic policies of the CLP, which 
is too out of date. 

Housing in the Countryside (vs. CLP Policy 7) 

The PVNP at paragraph 4.88 states that Policy 7 [Housing in the Countryside] of the CLP will continue to apply. This follows a similarly 
held position by Cornwall Council that this policy concerns the supply of housing, but its content is a repeat of provisions of the NPPF 
and would continue to be supported under paragraphs 82 to 84 of the NPPF. RPS disagree. The wording of Policy 7 is strongly worded 
to say: “The development of new homes in the open countryside will only be permitted where there are special circumstances… 
restricted to…” whereas the NPPF paragraph 84, requires planning decisions to avoid the development of isolated homes in the 
countryside unless circumstances apply. 

If the Parish Council retain this acceptance that the policy applies, then it would appear to be attempting to direct development to sites 
which adjoin existing settlement boundaries. We would suggest that this policy sets out an overly restrictive approach to development 
locations within the district, potentially discounting sites that may otherwise be suitable for development and could assist the Council 

 

2 LSOA map 

https://info.rpsgroup.com/lsoa-map
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in boosting its housing supply. 

The NDP explicitly notes that the Regenerative, Low Impact Development (”RLID”) policy allows for a "departure from national and 
local policy preventing development in the open countryside". By introducing RLID as a permissible category for new residential 
development outside settlements (the open countryside), the NDP is introducing a new class of exception not listed in the restrictive 
criteria of CLP Policy 7, thereby strategically widening the scope of permitted development in the rural area. This restrictive approach 
to development on the edge of settlements or only those that meet the RLID criteria may undermine some opportunities to deliver 
sustainable development that meets the housing needs of the District and that are consistent with the spatial strategy. 

This approach is not in accordance with the NPPF and the presumption in favour of sustainable development. A more flexible approach 
is required here. Policy 7 appears to restrict development of any new homes whereas NPPF para 84 restricts development of isolated 
dwellings, RPS do not consider the two are consistent or in accordance with and of each other. Clearly where a Council does not have 
a 5YHLS then the most important polices will be out of date. A policy such as this one to resist development beyond settlement 
boundaries will not be given as much weight in the planning balance. 

Policy 10: Principal Residency 
Principal Residency Restriction (vs. CLP Policy 6/8) 
The NDP introduces a market restriction on new dwellings (NDP Policy 10A) in specific settlements, a measure not articulated in the 
CLP’s strategic housing policies. The CLP aims to meet housing need by delivering a range of market and affordable housing. Pentewan 
Valley Parish falls within Value Zone 3 of the CLP, requiring new developments over the threshold to provide 35% affordable housing. 
The CLP uses affordable housing percentages and pricing constraints (Policy 8) to address affordability, noting that high second home 
ownership is a challenge. PVNP Policy 10A restricts all new open-market housing within Pentewan Village and London Apprentice 
settlement areas to use as a Principal Residence. Furthermore, it states that proposals for new unrestricted second homes will not be 
supported under any circumstances. 

Notwithstanding earlier discussion that RPS does not consider the spatial distribution the PVNP is trying to achieve is in conformity 
with the strategic policies of the CLP, which is too out of date. This blanket restriction on open-market housing in specific settlements 
(NDP Policy 10A) represents a significant divergence from the CLP’s approach, which seeks to manage affordability primarily through 
mandated affordable housing contributions (Policy 8) and general market provision (Policy 6), introducing a universal residency 
restriction on market housing goes beyond merely providing detail on the strategic policy and instead restricts the functioning of the 
market housing sector that the CLP’s spatial strategy (Policy 2) is designed to accommodate. 

The PVNP seeks to justify this policy through anecdotal assertions of house price increases. Insufficient evidence or justification has 
been provided in the draft PVNP to demonstrate a need for the introduction of such a restrictive policy. As mentioned, Persimmon’s 
land interests pertain to meeting much of the unmet need 

arising from St Austell, which by Cornwall Council’s own housing intelligence report3, indicates relatively low levels of second home 
ownership in St Austell at 1-3% of housing stock. 

Policy 20: Landscape 
Area of Local Landscape Value (vs. CLP Policy 23) 
As mentioned, Policy 20 of the PVNP designates the entire Pentewan Valley Parish and adjacent lower slopes as an AALV. The PVNP 
recognises the proposed ALLV as a valued local landscape but has not used a clear or detailed method to define its boundaries. While 
Policy 20 aims to acknowledge the valley's scenic, natural, and perceptual qualities, there is no available evidence or technical report 
showing how the designation was determined. 

No supporting report or appendix appears to set out: 

• the criteria used to define “local landscape value”; 

• the method of assessment (e.g. reference to the Cornwall Landscape Character Assessment or Local Landscape 
Character Assessment); 

 

3 https://www.cornwall.gov.uk/housing/housing-intelligence/ 

https://www.cornwall.gov.uk/housing/housing-intelligence/
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• how boundaries were delineated (by topography, visibility, or landscape pattern); or 

• how the designation responds to landscape sensitivity and capacity for change. 

Instead, the ALLV appears to have been applied blanket-wide across much of the parish, encompassing a broad mix of land uses and 
landscape types. 

Cornwall Council’s Landscape Character Assessment and Areas of Great Landscape Value (“AGLV”) Advice Note (March 2024) 
provides the most directly relevant published methodology for identifying and managing locally valued landscapes. Although written 
for AGLVs rather than ALLVs, it sets a clear benchmark for good practice in Cornwall. 

In its current form, Policy 20’s ALLV designation only partially conforms with Policy 23 of the CLP: 

• Policy 23 expects local designations to reference the Cornwall LCA (CA29 – St Austell Bay and Pentewan Valley). The NDP 
broadly refers to the valley’s landscape character but does not explicitly extract or cite the published LCA data. 

• Policy 23 promotes evidence-based and proportionate identification of valued landscapes. The NDP’s blanket approach 
lacks proportionality, designating a large area without distinguishing between its more and less sensitive parts. 

• While Policy 23 gives great weight to the NL and its setting, it does not require the wider area to be automatically 
designated. The ALLV designation appears to function as a buffer zone, yet no analysis of NL setting sensitivity or visual 
connection has been provided. 

Overall, while the intent to protect valued landscapes aligns with Policy 23’s objectives, the implementation lacks the detail and 
proportionality required for full conformity. 

 
Conclusion on the basic conditions 

The PVNP fails to meet the Basic Conditions outlined in the PPG. Specifically, the PVNP fails to comply with national policies, 
particularly the 2024 NPPF. The PVNP's policies on development in villages and spatial distribution of development are inconsistent 
with the NPPF and the development plan, the CLP defines open countryside development very narrowly. The NDP explicitly notes that 
the Regenerative, Low Impact Development (”RLID”) policy allows for a "departure from national and local policy preventing 
development in the open countryside". By introducing RLID as a permissible category for new residential development outside 
settlements (the open countryside), the PVNP is introducing a new class of exception not listed in the restrictive criteria of CLP Policy 
7, thereby strategically widening the scope of permitted development in the rural area. This restrictive approach to development on the 
edge of settlements or only those that meet the RLID criteria may undermine some opportunities to deliver sustainable development 
that meets the housing needs of the District and that are consistent with the spatial strategy. Additionally, the PVNP's housing 
requirements does not appear to reflect the latest housing needs identified by the District Council. To ensure compliance with the 
Basic Conditions, the PVNP should be revised to align with the NPPF and the development plan, and to address the specific needs of 
the local area. 

Beyond the parishes committed development, there remains not other mechanism for unmet need to be met, and the current 
precarious nature of the land supply position, are relevant considerations that should be recognised and taken into account in the 
framing of policies taken forward in the PVNP, in line with national policy which seeks to boost significantly the supply of housing. 

In this context, it is crucial that the PVNP genuinely supports the delivery of the strategic policies and other plan policies and does not 
put barriers in place to the delivery of sites duly allocated through the development plan process. 

St Mewan Parish Council   PVNDP008  Thank you for inviting St Mewan Parish Council to comment on the NDP and the minute is as follows: 

OC125/25 Pentewan Valley Draft Neighbourhood Development Plan ( Invitation to comment) Members had viewed the plans and 
wished them every success in the development of the Plan. Action: Clerk with no formal comment 

 

Mevagissey Parish Council PVNDP009  Mevagissey Parish Council (MPC) thanks you for the opportunity to comment on the draft NDP, and asks that you recognise MPC as a 
stakeholder in the B3273 and consult on any proposals involving the road. 
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Historic England PVNDP0010  Since our response to the Regulation 14 consultation below we have been in liaison with officers at Cornwall Council on their 

involvement in the preparation of Neighbourhood Plans in the county.The focus of our attention is the allocation of sites for 
development as experience has shown that thee have the greatest potential to impact upon, and cause harm to, the significance of 
heritage assets, particularly their setting(s). 

In previous advice to your community and in response to the associated SEA Screening consultation we have highlighted the 
potential need for a full SEA but have indicated that the principle concern is for there to be adequate and appropriate heritage 
evidence to substantiate the proposed site allocations and their policy aspirations and demonstrate conformity with overarching 
national and local policy for the protection and enhancement of the historic environment. 

We have recommended that your community liaise with the heritage team at Cornwall Council to ensure that any associated 
exercise addresses the relevant heritage considerations and be available in written form to substantiate the suitability of the site 
allocation (policy 9). 

We note that since issuing that advice in the summer there is a heritage evidence report on the Plan’s website, last updated 28.8.25.  
This may be the product of our advice above and we would be happy to defer confirmation to the Council as local planning authority 
utilising its locally available heritage expertise. 

Otherwise, we congratulate your community on its Plan, and particularly the provisions made for recognising and protecting the 
area’s local distinctiveness through initiatives such as design codes and guidance. 

 

Cornwall Council Neighbourhood 
Planning Team 

PVNDP0011    

  Sustainable 
Design and Low 
Carbon Heat 

Paragraph 3 for non residential should align with the requirements in the CEDPD, meeting BREEAM ‘excellent’ (SEC1 2a) and 
incorporating water reduction measures (SEC1 (5)) 

 

  Local Energy 
Storage 

No comments  

  Community led 
renewable 
energy 

No comments  

  Wind energy No comments  
  Ground 

mounted Solar 
PV 

No comments  

  Sustainable 
Drainage 

No comments  

  Natural Flood 
management 

No comments  

  CCMA Refer also to the comments by our environment team which have been submitted separately.  

CCMA 

Colleagues in our environment team and at the Environment Agency have commented on your approach for CCMA. In short, they are 
concerned that extending the CCMA boundary so that it covers most of Pentewan Village is overly cautious and likely to be 
challenged by the NDP Examiner. We suggest that you replace Map 5 in the NDP with the one on p16 of your Coastal Change and 
Flooding Evidence note (it may be that this is the one that you intended to include anyway). The map on p16 excludes most of the 
built up area of the village. We think that this will address the concerns of our environment colleagues and the EA. The comments 
from our environment team and the EA are included at the end of this document for reference.  
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Comments relating the CCMA 

From the EA: 

I have a few comments regarding the NDP approach. I’m of the view that simply extending the CCMA does not in itself provide any 
additional adaptive capacity for the area; it simply widens a regulatory constraint. A CCMA is fundamentally a static planning tool 
designed to restrict development, not to guide future adaptation, and without a Coastal Change Management Plan or any defined 
relocation or rollback strategy the extended area has no functional adaptation purpose. Instead, it risks imposing unnecessary limits 
on properties and businesses that are not currently within the coastal erosion or flood zones, and I don’t think an Inspector would 
look favourably on such an approach. 

The NDP should be a tool that helps ensure new development aligns with future coastal change, but as it stands, an enlarged CCMA 
could arguably create a degree of planning blight. Without a pathway-based adaptation plan, tools like the CCMA and SMP will 
impede the community’s growth and resilience, simply replacing environmental consequences with social and economic ones. 

Given the above, and Dionne’s comments, I don’t feel that extending the CCMA boundary would be the right move at this moment in 
time. Without an associated adaptation plan, it becomes another inflexible and potentially draconian planning constraint rather than 
a tool that genuinely supports Pentewan’s long-term transition and resilience. I believe an Inspector is likely to see it in the same way. 
That said, the council’s intentions are welcomed and hopefully with the right support an adaptation plan can be developed in the 
near future.  

 
  Locations and 

scale of new 
housing 
development  

See comments above relating to housing policies.   

  Housing Mix Note that First Homes are not supported by our affordable housing team – suggest removal of this tenure from the supporting text 
and policy. 

1. Residential developments will be supported in accordance with CLP Policy 6 if they provide a mix of formats, sizes and tenures of 
dwellings to ensure a range of housing choices are available to meet the identified housing needs in the Parish. These may include: a) 
A predominant mix of smaller one- and two-bedroom homes for the young and elderly in the form of social/affordable rented and low 
cost home ownership. b) Homes that provide enhanced opportunities to ‘work from home’. c) Dwellings designed to meet special 
needs such as fully accessible or extra care units suitable or readily adaptable for disabled or elderly people, on parts of the site with 
generally level access and close to community facilities. (Further information as to standards required may be found in the Cornwall 
Council Housing Supplementary Planning Document October 2019). d) Self-build opportunities in accordance with NDP Policy 12. 2. 
When applications for housing are being considered developers should assess current demographic and market information to 
determine the proportional balance of specialist housing required and demonstrate how their proposals meet the local requirements 
identified in the assessment. Provision should include an appropriate element of M4(2) Accessible and Adaptable Homes and M4(3) 
Wheelchair Accessible homes. 3. The affordable housing portion of development proposals, secured through developer 
contributions as required by Policies 8 and 9 of the Cornwall Local Plan, should comprise 50% social rented and 50% intermediate 
housing (including 25% First Homes when there is a requirement for the tenure). 4. To enable affordability within Pentewan Valley 
Parish’s housing market: a) All First Homes provision should be offered at a discount of 50% of market value in perpetuity. b) Shared 
ownership homes provision should be offered at a viable price point and discount that is affordable at average local salaries. 5. To 
meet the needs of the community on or below local average households, lower income households in the community, the rented 
portion should maximise the proportion of 1 and 2 bedroomed units in socially rented tenure taking into account the current 
assessed housing need for the Parish. 
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  Principle 

Residence 
I think the policy text is fine – however, a Principal Residence Policy is a restrictive planning policy and will need evidence to support 
its inclusion in your NDP. Please refer to our guidance note which identifies the type and quantity of evidence that are likely to be 
needed to support a policy within the parish. The policy should only cover the parts of the parish where the evidence shows that there 
is a significant impact from the second or holiday homes (I think it probably does this by limiting it to Pentewan village and London 
Apprentice – but your evidence should demonstrate this) Principal Residence Policy 

The supporting text for this policy is not sufficient to justify it, examiners will reject these policies if there is insufficient justification.  

 

  Rural Exception 
sites 

The policy text is fine but see comments above relating to housing policies.  

  Community Led 
Housing 

Fine  

  Infill within 
hamlets 

Fine  

  Protection of 
Existing Housing 
Stock 

Slight rewording for clarity 

1. Proposals for the extension of dwellings that require planning permission will be supported where provided it is demonstrated that 
they:  

a) Are proportionate to the original dwelling; and 

b) Are of an appropriate design guided by local character, surrounding landscape and neighbouring properties and the proposal is 
appropriate for the character of the site  design is where the dwelling will not have an unacceptable impact on the site 

5. Development proposals that would result in the overall a net loss of existing housing will not be supported. 

 

  Safeguarding 
and 
enhancement of 
local 
employment 
land.   

Fine  

   Minor change for clarity 

f) If a conversion: i. The building is capable of change or conversion without the need for major extension or rebuilding. ii. A water 
supply, sewerage and sewage treatment and waste disposal can be provided. iii. If extension is required the scale, design and use of 
materials retain the existing character of the building and relate to its surroundings. iv. There is no net loss of residential dwellings. v. 
If a conversion or change of use of a listed building, the proposal is in accordance with CLP strategic policy 24 [Historic Environment] 
will apply. 

 

  Live work Fine  
  WfH and Home 

based 
businesses 

Fine  

  Rural Business 
diversification 

Fine  

  Tourism ‘high quality’ is subjective, you should explain (in supporting text) what you mean by this. 

 

Otherwise fine. 

 

https://www.cornwall.gov.uk/media/mwtk2giq/principal-residence-policy-guide-note.pdf
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  P2P 

accommodation 
There is still no clarity over the introduction of a new use class for short term lets. This would probably need a threshold above which 
this policy would apply. There was a similar policy in the Penzance NDP that was rejected by the examiner.  

 

   Area of local 
landscape 
Landscape 
value 

I note that the policy does not preclude development in this area, it is possible yh.  

  Green 
Infrastructure 

Fine  

  BNG Fine  
  Trees, Hedges 

and Hedgerows 
Fine  

  Dark Skies Fine  
  Design 

Principles 
1i) I think this conflicts with the ambition in your housing mix policy 10 which seeks to deliver more smaller homes (which would 
generally be on smaller plots, or terraced, or apartments). 

 

  Heritage, Design 
and Cornish 
Distinctiveness 

fine  

  Community 
Facilities 

Fine  

  Nisa Stores / 
Mill Garage 

Fine  

  Protection and 
Enhancement of 
open Space and 
Recreation 

Fine  

  Transport, 
Highways and 
Comms 

Fine  

  Footpaths, 
pedestrian links 
and PRoW 

Fine  

  Broadband and 
mobile 

Fine  

Innovation Nursery PVNDP0012, 13  On behalf of the Innovation Nursery team, we wanted to first acknowledge the work done for the Parish, as we are aware of all the 
efforts that go into formulating such a document. 

In anticipation of the looming deadline given to the parish's businesses regarding your NDP - we have formulated our comments after 
carefully reviewing your plan. 

This is perhaps a bit tight for time but we wanted to extend an invitation to our site to discuss our comments, if any of you had an hour 
to spare tomorrow or Friday by any chance ?  

If none of you can make it to our site this week, we have drafted our comments in writing as well, to make sure they are filed by the 
deadline - and Alex and myself were keen to understand what format would be best suitable to convey our views - whether filing the 
online form, and/or sending you our comments on email ? 

You would still be welcome to visit us after the deadline, perhaps next week, if a discussion is still of interest to you beyond the 
deadline for the consultation. 

Comments on Policies for the NDP –  
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Policy 1 – Sustainable Design and Low-Carbon Heat This is at the heart of Innovation Nursery and we are demonstrating that we are 
going above and beyond the policy requirements. We would welcome a reference to the Nursery within the supporting text, 
acknowledging our role as a flagship employment site actively demonstrating best practice and sharing our learning with other local 
businesses. 

Policy 2 – Local Energy Storage Policy 5 – Ground-Mounted Solar Photovoltaic Panels The solar array currently under 
construction will, across the year, provide approximately 50% of the Innovation Nursery’s total energy demand. This will significantly 
advance our transition towards an off-grid system and directly aligns with the ambitions of these policies. We hope this contribution 
can be recognised within the supporting text as an example of delivery already taking place within the parish. 

Policy 6 – Sustainable Drainage Policy 7 – Natural Flood Management Solutions We would again welcome a reference to the 
Nursery as an exemplar site. Our work integrates unique sustainable drainage and landscape-based flood management approaches, 
and we remain committed to sharing our knowledge with neighbouring businesses and partners. 

Policy 15 – Safeguarding and Enhancement of Locally Significant Employment Land We are pleased to see Watering Lane 
included within the NDP, signalling its recognised importance to the parish’s wider economic objectives. We do, however, note the 
tight boundary line shown on Map 10. As currently drawn, this may unintentionally constrain future growth. We respectfully request 
that the area surrounding the brown boundary line be shaded and identified as a potential growth zone, subject to compliance with 
other relevant policies. This would help safeguard the long-term evolution of the employment site. 

It is unusual in the parish context in that its current and future businesses are not dependent on agriculture or tourism. This provides 
diversification and greater resilience in the local employment sector. For this reason, we ask that the ‘Justification’ section also 
reference the Innovation Nursery as a site of strategic importance to the local economy. 

Policy 16 – New Business Development We welcome the support this policy offers for the expansion of existing businesses. To 
provide additional clarity, and to ensure alignment with the aims of safeguarding employment land, we would appreciate further 
shading around the site on Map 10 to indicate where future growth would be supported in principle I hear bye submit the Innovation 
Nursery’s NDP comments to you.  

As Founding partner and COO I have tried to steer the projects ambitions in a direction which would positively impact both the 
geography and community that surrounds us. 

We are involved in numerous projects connected to the betterment of Pentewan Valley and our neighbours and as we develop the 
site towards operational readiness in late Spring 2026, we have plans to launch some imaginative Outreach projects which we hope 
will create a unique program of training, education and work opportunities for our community to benefit and grow from. 

We would love to invite you back to our site to have a tour of our progress and to talk you through our future plans and would 
welcome any contributions you may have. 

With very Best Wishes and sincere Thanks to you all for your steadfast commitment to this community and business critical NDP 
process. 

Environment Agency PVNDP014 PVNDP0014  Thank you for providing us with the opportunity to comment on the pre-submission version of the Pentewan Valley neighbourhood 
plan.  

We support the neighbourhood plan’s overarching vision and objectives.  In particular, we are supportive of the commitment to long 
term sustainability and taking local actions to tackle the causes and effects of climate change, and improve biodiversity.  

While the contents of plan highlight the need for increased flood and coastal resilience in the community, it would strengthen the 
plan if this was given greater prominence in the overall vision and objectives.  As well as promoting sustainable drainage schemes 
(SuDS) and Natural Flood Management (NFM) schemes, this might include an objective to protect the floodplain from inappropriate 
development.  Making space for water within the parish will support the overall vision regarding resilience to climate change.  

Furthermore, given the importance of the water environment and bathing waters to the community, you may also wish to include an 
objective around safeguarding water quality.  Environmental data showing the ecological/chemical status of waterbodies can be 
viewed at: http://environment.data.gov.uk/catchment-planning/RiverBasinDistrict/8.  With regard to the objectives of the Water 
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Framework Directive/Water Environment Regulations, the St Austell River is at Moderate Ecological Status in this location.  New 
development must not cause deterioration from the present status and opportunities to achieve a good status should be sought.  
This would have benefits for the environment, as well as the community and attracting economic investment.  

We welcome the range of environmental policies set out in the plan and are particularly supportive of policies within the Climate 
Change and the Natural Environment sections of the plan.  We have provided some comments on the policies within our remit below.  

We are pleased to see that Policy 6 (Sustainable Drainage) encourages SuDS to manage surface water flooding in the parish.  The 
policy and supporting text also recognise the water quality and wildlife benefits of SuDS.  The plan highlights the presence of the St 
Austell Critical Drainage Area (CDA) in the north of the parish, where stricter drainage standards are required.  

It is positive to see that Policy 7 (Natural Flood Management Solutions) supports measures designed to manage flooding, and 
highlights the multiple benefits of NFM Solutions.  We recommend that you consult the Environment Agency in the early design stage 
of any proposed NFM scheme, so we can provide valuable pre-application advice, prior to formal submission of any planning 
application etc.  

We understand that you do not want to replicate what is required by existing national and local plan policies.  We would however 
suggest the inclusion of a policy that emphasises avoiding development within flood risk areas, unless no alternative sites are 
available.  Avoiding developing in the floodplain is a robust way of preventing flooding and also supports the vision in respect of 
carefully planning growth to ensure long term sustainability.  The NPPF requires that where there is no alternative to developing 
within a flood risk area, new development must be designed to be safe from flooding, not increase flood risk elsewhere and, where 
possible, reduce flood risk over all.  A policy in the neighbourhood plan could strengthen this locally, by stating that where necessary 
development is proposed in the floodplain, as well as being safe from flooding over its lifetime, development must also contribute to 
reducing the overall flood risk of the parish.  

We support the intention to designate a Coastal Change Management Area (CCMA) via Policy 8 Coastal Change Management Area 
Designation.  We note the Cornwall Council ‘Coastal Vulnerability Zone’ mapping extent has been combined with the Environment 
Agency ‘Flood Map for Planning’ (Risk of Flooding from Rivers and Seas between 2036 and 2069). We generally support this 
methodology, because land in Pentewan that is projected to experience coastal flooding will also be subject to a degree of coastal 
erosion risk within the next 100-year period, and the proposed CCMA extent endeavours to incorporate the entire at-risk region. 

However, it should be noted that according to national CCMA guidance, where flood risk is incorporated as one of the defining spatial 
features of a CCMA, it should focus on areas that are likely to become permanently inundated in the relatively near future or 
frequently impacted by coastal flooding. Therefore, using the ‘Flood Map for Planning’ to define the CCMA outline is highly 
precautionary. Whilst a highly precautionary approach is valuable for long-term resilience, it must be justifiable during the inspection 
process and deemed to be compliant with the local plan and other core policies and guidance. 

We would also advise that the existing NCERM dataset is currently in the process of being updated and will soon re-assign the river 
mouth zone of Pentewan Beach from a ‘Floodable Frontage’ to an ‘Erodible Frontage’. As a result of this change, new erosion 
projections will be provided for the central river-mouth zone of Pentewan Beach. These new erosion projections are expected to 
extend further inland than the existing beach erosion projections (comprising segments of the tidally influenced St Austell River). 
These NCERM model updates are intended to provide a more accurate representation of the coastal erosion risk at the Pentewan 
coastal frontage area over the next 100-years. 

As such, whilst the Pentewan Valley Parish Neighbourhood Development Plan has incorporated land subject to tidal flood risk within 
their proposed CCMA extent (thereby incorporating land most vulnerable to coastal erosion within the next 100 years), we would 
advise you to review the updated NCERM mapping data, once it becomes available, to ensure that alteration of the proposed CCMA 
designation extent is not required. 

We are highly supportive of Policy 8 - Justification 4.60, for the proposal to create a ‘Coastal Change Management and Adaptation 
Plan’ in the future and would emphasise intent to support the community with this undertaking when it is deemed suitable to 
commence planning. 
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We also support the inclusion of policies 21 (Green Infrastructure) and 22 (Biodiversity Net Gain).  We are particularly pleased to see 
that links to the Local Nature Recovery Strategy have been highlighted.  This will ensure that the biodiversity gain is targeted to areas 
where the potential benefits can be most effective, based on the Lawton Review principles of ‘bigger, better, more joined up’.  

With regard to Policy 27A (Nisa Stores/Mill Garage site), we highlight that the site is almost entirely located within Flood Zones 2 and 3 
(defined as having a medium to high probability of flooding).  We note that the policy wording mentions the need for a flood risk 
Sequential Test.  However, if the Sequential Test is failed then the site should not be allocated in the plan.  We would therefore 
encourage you to discuss the likelihood of this site satisfying the Sequential Test with Cornwall Council before submitting the plan for 
review.  The results of the Test should be clearly communicated within the plan, including any material planning considerations 
which are considered to outweigh the failure of the Sequential Test, should this be the case.  Note that a change of use application 
would not be subject to the Sequential Test.  At this stage, there is insufficient information for us to advise you on whether 
development on this site can satisfy the Exception Test if required, and we emphasise the need for a site-specific flood risk 
assessment to be submitted with any planning application to ensure that flood risk is understood and mitigated. 

Devon and Cornwall Police 
PVNDP015 

PVNDP0015  I would recommend that a suitable reference to designing out crime/ASB for new development is considered within the proposed 
NDP 

Whilst these issues are covered in other national and council policies i feel they should also be included within the NDP.  I believe 
most NDPs in Cornwall are including something generic within their NDP policies regarding designing out crime/disorder. 

I would therefore suggest that the following statement or similar is considered for inclusion within the NDP “All development 
proposals should consider the need to design out crime and disorder to ensure ongoing community safety and cohesion” 

This can apply to all forms of development not just housing. Ensuring crime and ASB are designed out may be just as relevant for car 
parks, footpaths, play areas, commercial development etc. 

By designing out opportunities for crime and ASB at the outset will not only hopefully prevent or reduce these but very importantly 
also help reduce the fear of crime. This has become even more relevant recently with the emphasis on personal safety and measures 
designed to combat VAWG (violence against women and girls) 

 

 


