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1.Introduction 
1.1 The Consultation Statement has been prepared to fulfil the legal obligations of the 
Neighbourhood Planning Regulations 2012 under Section 5(2). A Consultation Statement: 

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

(b) Explains how they were consulted; 
(c) Summarises the main issues and concerns raised by the persons consulted; and 
(d) Describes how these issues and concerns have been considered and, where 

relevant, addressed in the proposed neighbourhood development plan. 
1.2 The document records the sequence of activities undertaken to ensure that the local community, 
organisations, non-statutory, and statutory bodies were informed, engaged, and consulted during the 
preparation of the Neighbourhood Plan. Outcomes from the community engagement helped to 
determine the content and shaped the policies incorporated into the final plan. This consultation 
statement also describes how concerns have been addressed, and what changes have been made to the 
final Plan as a result of the pre-submission consultation. 

2. Consultation Objectives 
2.1 The development of the NDP is supported by a Communication and Engagement Strategy. The 
strategy sets our consultation objectives as being: 

• to make sure that we communicate with and engage with the entire St Wenn Parish community so 
that we achieve a sound plan whose policies fully reflect the community’s views and aspirations  

• to make sure that the local community becomes more aware of how planning works and 
understands what can and cannot be done through the different parts of the planning system.  

• to promote community interest and engagement through active participation in the work of 
producing a Neighbourhood Plan  

• to encourage and include volunteers in taking part in working groups to collect and analyse 
information, investigating opportunities and working up ideas into creative new policy proposals.  

2.2 To meet these objectives, we said we would aim to:  
• ensure everyone can take part by overcoming barriers that some individuals have  
• be clear on what we are trying to achieve  
• make engagement easy to understand  
• analyse and evaluate all responses and views  
• share engagement responses and views in a timely manner  
• review the methods we have used and reflect on which elements worked well and where there are 

gaps and why  
• analyse our engagement process and adapt it as necessary  
• comply with the Data Protection Act when handling personal information  

3. Key Stages 
3.1 The Communication and Engagement Strategy has been broken down into key stages to ensure 
clarity and continuity of progress with the plan: 

Stage 1 - Awareness raising and Community engagement in the analysis of local issues, creating 
the vision, and scoping of the St Wenn Parish Neighbourhood Plan objectives and themes  

http://ndp.stwenn.co.uk/wp-content/uploads/2021/03/St-Wenn-Parish-Neighbourhood-Plan-and-Comms-Engagement-v1a.pdf
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Stage 2 - Community engagement in the development of the policy and proposal options to be 
considered  
Stage 3 – Formal consultation on the draft plan.  
Stage 4 - Promotion of the final plan and awareness raising for the Regulation 16 Consultation and 
local referendum.  

 

4. Awareness Raising and Community Engagement in 
Issues Analysis, Scoping and Vision (Stage 1) 
4.1 Following a Public Meeting, St Wenn Parish Council decided to make a Neighbourhood Plan (Minute 
No. 17.10.198) and submitted an application and map to designate their Neighbourhood Area on 11th April 
2018. The Neighbourhood Plan area was formally designated on 16th April 2018.  

4.2 A Steering Group was formed involving Parish Councillors, members of local organisations, and 
interested members of the local community. After a settling down and investigation period in which the 
Steering Group developed its knowledge of Neighbourhood Planning and put its organisational 
arrangements in place, a website ‘The Home of St Wenn NDP’ was established in August 2018 to act as 
communications and document access focus for the NDP process. Then in January 2020 a Facebook page 
was set up to distribute news and information.  

4.3 As a first step in community consultation the Steering Group arranged for a scoping survey to be 
carried out. This occurred between 7th February and 6th March 2020. Its aim was to establish what 
aspects of future development the community would like to see addressed. This involved the delivery to 
every household of a questionnaire. A total of 73 questionnaire responses were received (approximately 
18.3% of the population). The geographical spread of respondents was well balanced, with 35.5% living in 
the countryside outside villages, and the remainder in the four main settlements. In terms of age range, 
the majority were 45-64 years old (51.7%), but 35% were 25 to 44 and 6.7% were in the 17 to 24 age range, 
which is considered to be a reasonably good spread. 

4.4 The most strongly supported aspects of St Wenn Parish’s character was its countryside and landscape, 
local wildlife and biodiversity, and the peace and tranquillity of the area. The local sense of community was 
also prized. Therefore, people thought that it is important for the NDP to include policies to cover these 
issues. Protection for green spaces, measures to tackle climate change, the size and design of new homes 
and other buildings and making sure that some affordable housing is available were also supported. 

4.5 On housing, infill development, followed by rounding off and brownfield land development, were seen 
as the most important, but the idea of merging of adjoining homes into one larger dwelling, conversions of 
mobile homes to permanent dwellings, and new small estates on the edge of existing settlements, were 
seen as being least important. As to the type of new homes to be provided, family homes and homes 
adaptable for the elderly so they do not have to move away in old age received most support, followed by 
affordable rented or owner homes to meet local needs. The concept of providing much larger homes to 
attract businesspeople into the area was not supported.  

4.6 People thought that 2nd homes restrict the amount of housing available to local people, force up local 
house beyond reach of local people, and could effect the viability of the local school and community 
facilities. It was thought that 2nd homeowners may demand that agricultural and other rural businesses 
are restricted. An overwhelming majority supported a restriction on 2nd homes. 

http://www.stwenn.co.uk/meetings-and-agendas/download/?file=minutes&id=2044
http://www.stwenn.co.uk/meetings-and-agendas/download/?file=minutes&id=2044
http://ndp.stwenn.co.uk/wp-content/uploads/2021/04/designation-application-with-map-reduced.pdf
http://ndp.stwenn.co.uk/wp-content/uploads/2021/04/designation-decision-notice.pdf
http://ndp.stwenn.co.uk/
https://www.facebook.com/St-Wenn-NDP-102003121347710/
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4.7 Turning to business and tourism, the majority agreed that more businesses should be encouraged to 
set up in the parish. However, whilst agriculture and small workshops were supported, people were much 
less keen on tourism, with a large number feeling neutral about its benefits.  People who run a business in 
the Parish thought that to support them they need more workshop space, storage and office space. 
Returning to tourism, people were very opposed to individual mobile homes, holiday villages and touring 
caravans, although tent sites were less resisted. If such tourism facilities are to be allowed, people thought 
they should be only in places where they enhance the environment and do no cause harm to the landscape 
and natural environment or disturb existing residents 

4.8 The protection of green spaces was strongly supported, although few additional sites to the list 
presented were identified.  People supported the protection of community facilities such as the 
playground, village hall and car park, and suggested that the school and Church should also be included.  

4.9 Referring to heritage and design, people strongly supported candidates for ‘local listing’ are the Church 
and School, but many people suggested that there were no such candidates. On design matters, control 
over the number of storeys, height, and size of buildings, relationship with adjoining development and use 
of local/traditional style materials (eg granite, slate) were seen to be most important. 

4.10 On climate change, people were in favour of more wind turbines, but only just so. However there was 
good support for a community energy project, and for measures to ensure that development has a small 
‘carbon footprint’. The use of thermally efficient building materials, loft and wall insulation and double 
glazing, and sensitive fitting of energy efficiency measures in heritage properties were particularly well 
supported.  

4.11 On the issues that are strictly outside the remit of the NDP, support was strongest for lowering speed 
limits and improvements to public paths, but traffic calming measures were less popular. The biggest 
environmental concerns were fly-tipping, littering, and dog fouling. General comments made by people 
focused on the need to balance the natural and heritage qualities of the area which are very important to 
residents, whilst supporting the ability of the community to enjoy modern ways of lifestyle and access 
good services, housing and business opportunities. A full copy of the analysis of the survey response can be 
found via this link: Community Survey.  

 

5. Community Engagement in Development of Policy and 
Proposal Options (Stage 2) 

5.1 Shortly after the closing date for the Community Survey the Covid-19 pandemic 1st Lockdown occurred, 
preventing further face-to-face meetings of the Steering Group until video conferencing arrangements 
could be made.  

5.2 In April a survey of local estate agents was launched https://www.smartsurvey.co.uk/s/EstateAgents/. 
An SEA Screening Opinion on the draft Plan contents was also obtained. 

5.3 The results of the community engagement were considered over the summer of 2020 with discussion 
conducted by email circulation within the Steering Group. Then on Tuesday 29th September 2020 a ‘Zoom’ 

http://ndp.stwenn.co.uk/wp-content/uploads/2020/04/St-Wenn-Survey-Results-Analysis-15042020.pdf
https://www.smartsurvey.co.uk/s/EstateAgents/
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meeting of the Steering Group met to consider the 
Consultation Draft NDP.  The draft was approved 
for consultations subject to amendments.  

6. Formal Consultation on 
the Draft Plan (Stage 3). 
6.1 The draft St Wenn NDP was published, and the 
formal Regulation 14 consultation period 
commenced on 10th November 2020 for a 9 week 
period ending 11th January 2021. To coincide with 
this an advert placed in the Cornish Guardian, which 
circulates in the St Wenn area [See Figure 1], a post 
giving the link to the website page was put on 
Facebook. An 8 page summary booklet was also 
distributed to all households that could be reached, 
which summarised the NDP, included a comments 
form for manual completion and pointed to the 
website for further information. The website was 
updated with a front page with full details of how to 
make representations were given [See Appendix A] 

Figure 1 (above): Survey Poster 

Figure 2 (Left): Press Advert. 

7. The Response to 
Regulation 14 Consultations 
7.1 Appendix B of this document analyses the 
comments made in response to the formal 
community and statutory organisation 
consultations carried out on the St Wenn Parish 
NDP under Regulation 14 of the Neighbourhood 
Plan Regulations from 10th November 2020 to 11th 
January 2021. It also records the Steering Group 
and Parish Council’s considered responses to 

those comments and sets out the modifications to the St Wenn NDP that are proposed to be made in 
preparing the submission version of the Plan.  

Summary of Representations Received 
7.2  By the end of the consultation period, 21 representations and comments had been received as 
follows: 

• 15 from local residents. Of these 5 were from people with an interest in sites to which NDP policies 
directly applied. 

• 5 from statutory bodies and other organisations 

https://plansupport.services/wp-content/uploads/2020/11/St-Wenn-Summary-Leaflet-v1b.pdf
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7.3 The local residents’ comments covered 25 individual policy issues in the NDP, of which 33.9% were in 
support, 43.9% were in support with suggested modifications, and 22.2% were opposed. The total of 
comments in support overall was 77.8%. 

7.4 In summary the comments were: 

Introduction, Background Vision and Objectives, Housing Requirement – Few comments received, 
although some typos and factual errors helpfully pointed out. One comment pointed put that steps to 
ensue that young people born in the Parish have the opportunity to be able to afford and choose to 
live in St Wenn were important. 

Natural Environment and Landscape Policies – Well supported, and some respondents wanted the 
policies in this section to go further in enhancing biodiversity and protecting tree and hedges. 

Heritage and Design Policies – Support was outbalanced by opposition here, with the Design Code 
criticised for various perceived faults and restrictions on building design and materials. 

Employment and Business Policies – Supported subject to comments that the policies could be better 
expressed and say more about supporting farming. 

Community Facilities Policies – This theme received the most comment, suggesting that that the NDP 
could cover some non-planning issues such as bus service provision, improved social media, and the 
management of footpaths. It was suggested that the school could be added to the list of community 
facilities. Opposition was expressed to the inclusion of land at Rosenannon as Local Green Space. 
Cornwall Council pointed out that the evidence supporting Local Green Spaces should be given. 

Housing Policies – Comments on this theme focused on the perceived limiting impact of the Design 
Code and the exclusion of ‘rounding off’ from the policies, and lack of community support for 
restricting residential development. It was also suggested that the NDP could include a Local 
Development Order to extend PD rights to allow the demolition and replacement of any agricultural 
building with residential development, and also require discounts for local people on open market 
housing. On rural exception housing, the concept of 1.5 bedroom homes able to accommodate 
overnight carers was challenged, and Cornwall Council felt that the policy wording used would weaken 
the rural exceptions approach. Cornwall Council also said the evidence available does not justify the 
inclusion of the primary residence policy for St Wenn Parish. 

Climate Change Policies – Comment here focused on renewable energy production, some in support 
of the proposal as written, subject to there being greater definition of sizes, others suggesting that  
more significant renewable plan should be supported in view of the worsening climate crisis and to 
support farming. Cornwall Council pointed out that if the NDP intended to support wind turbines it 
should identify the area that is suitable for them. 

Response of the St Wenn NDP Steering Group / St Wenn Parish Council 
7.5 Considerable effort has been put in to working up a response to the representations to ensure that 
each is given proper consideration whilst maintaining the balance of the NDP strategy. Just as the 
Steering Group were to commence discussing the representations made on the draft NDP, the COVID 
emergency broke.  The NDP Steering Group and its core drafting team nevertheless continued to meet 
by ‘Zoom’, reviewing the evidence and revising/updating the material as appropriate to meet the 
representations made wherever reasonable and practical to do so. One impact of this is that the 
involvement of community members was made more difficult. However, the Qualifying Body consider 
that the amendments to the NDP now proposed continue to reflect community aspirations and note 
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that the R16 consultation period following submission to the LPA is likely to be extended to allow for 
consultee and community involvement which should afford the opportunity for further engagement in 
the process. 

7.6 The comments received and the NDP changes proposed to the NDP in response are given in 
detail in the Regulation 14 Pre-Submission Consultation Response Analysis Report attached as 
Appendix B. The changes to the NDP described below aim to address comments made as much as 
possible without changing the overall strategy approach of the NDP, and in particular to respond to 
the need to support farming activity in the Parish. 

In summary the changes made are as follows: 

Introduction, Background Vision and Objectives, Housing Requirement – Key Issues and Implications 
– Consequential amendments from modifications elsewhere on policies 8 and 21 flowing from 
comments made and additional evidence justify updating the position regarding renewable energy. 

Natural Environment and Landscape Policies – Amendments to lower case text to clarify position on 10% 
net biodiversity gain requirement, and to Policy 2 to link to current versions of CPOs and DEFRA guidance. 
Amendments to Policy 5 and supporting text on Dark skies to refer to shielded street lighting, avoiding 
upward facing light sources, and guidance on retrofitting.  

Heritage and Design Policies – Amendments to Policy 6 references to the Design Code to be clear that it is 
guidance and recommend that it be used to assist when designed development which is PD. 

Employment and Business Policies – Amendments to clarify intentions of Policy 8 on rural business 
diversification, emphasizing farming support.  

Community Facilities Policies – Insertion of new supporting text referring a project to bring about 
improved bus services, and explain CLP Policy 4.4, following Policy 11 on community facilities. Inclusion of 
St Wenn Primary School in Policy 4, and deletion of the Island Garden and nearby verges from Policy 12 on 
Local Green Spaces. 

Housing Policies – Amendment of Policy 15 on infill development and its supporting text to include 
provision for ‘rounding-off’. New Policy and supporting text to ensure that there is clarity about the status 
and process involved with agricultural dwellings and mobile home development, beyond the ‘permitted 
development’ limits set in the Use Classes Order. Amendment to Policy 16 on Rural Exception Sites to 
refer to ‘settlements’ rather than ‘development’. Adjustment to lower case text supporting Policy 18 to 
refer to additional evidence of prevalence of second homes in the Parish. 

Climate Change Policies – Amendment of lower-case text to refer to additional evidence from the IMPACT 
Community Carbon Calculator. Amendments to Policy 21 to allocate the entire Parish for wind turbine 
development and specify that the scale of renewable plant should be within height banding B to C in 
scale, and to specify that Band A to Band B scale solar arrays will be supported. Include scale definitions 
from Cornwall Renewable Energy Planning Advice SPD’ March 2016 in box following policy. A new Policy 
and supporting text are inserted on Local Energy Storage. Additional lower-case text is inserted to refer to 
the Cornwall Council Climate Emergency Development Plan Document 

In addition, minor updating, formatting, typo amendments hasve been included. 

 

ENDS 
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Appendix A.  Website Front Page  
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INTRODUCTION 
 
TABLE  ONE. This part of the document records the comments made on the St Wenn Neighbourhood Development Plan verbatim and allocates a look-up 
reference number so that the response to each comment may be found in the main Response Report document.  
 
Note Responses are coded as follows: 
 
PART A – Statutory Organisations 
PART B – Local & Regional Organisations 
PART C – Community 
PART D – Developers 
PART E – Cornwall Council Officers 
 
TABLES TWO AND THREE. This part of the document splits up the comments made and sorts them into the order of the relevant sections of the St Wenn 
Neighbourhood Development Plan, so that all the comments on each section can be seen. Each comment is responded to, and changes to the 
Neighbourhood Development Plan consequent on them are described. 
 
The Consultation covered the local community and all those identified in Schedule 1 to the NDP Regulations (See Annex to this report) 
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TABLE ONE PRE-SUBMISSION CONSULTATION (REGULATION 14) CONSULTEE COMMENTS AND REFERENCE LOOK-UP:  
PART A: STATUTORY CONSULTATION BODIES 
The table sets out the statutory organisations that were consulted during the Pre-Submission consultation stage of the Neighbourhood Plan process, and their responses. 

Type of  Organisation Organisation Consulted Comment Received Reference 
Look-Up 

Acute care and specialist health 
services 
 

Cornwall Partnership 
Foundation Trust 
 

No Comment 
A1 

Acute care and specialist health 
services 
 

Royal Cornwall Hospital 
Trust  

No Comment 
A2 

Clinical Commissioning Group 
Parish Council [Schd 1 (l) (i)] 

Kernow Clinical 
Commissioning Group  

No Comment A3 

Communications Code/Apparatus 
Body [Schd 1 (k)] 

BT No Comment A4 

Communications Code/Apparatus 
Body [Schd 1 (k)] 

EE Mobile  No Comment A5 

Communications Code/Apparatus 
Body [Schd 1 (k)] 

O2 and Vodafone (Mobile) No Comment A6 

Communications Code/Apparatus 
Body [Schd 1 (k)] 

OFCOM No Comment A7 

Communications Code/Apparatus 
Body [Schd 1 (k)] 

Three (Mobile)  No Comment A8 

Communications Code/Apparatus 
Body [Schd 1 (k)] 

VODAFONE No Comment A9 

Electricity and Gas License 
Holders [Schd 1 (l) (ii) and (iii)] 

EDF Energy  No Comment A10 

Electricity and Gas License 
Holders [Schd 1 (l) (ii) and (iii)] 

National Grid  No Comment A11 

Electricity and Gas License 
Holders [Schd 1 (l) (ii) and (iii)] 

British Gas No Comment A12 

Electricity and Gas License 
Holders [Schd 1 (l) (ii) and (iii)] 

Western Power 
Distribution  

No Comment A13 

Electricity and Gas License 
Holders [Schd 1 (l) (ii) and (iii)] 

Wales and West Utilities  No Comment A14 

Electricity and Gas License 
Holders [Schd 1 (l) (ii) and (iii)] 

Community Energy Plus No Comment A15 
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Independent Health Champion Healthwatch Cornwall No Comment A16 
Local Planning Authority [Reg 14 
(c) and Schd 1 (b)] 

Cornwall Council Planning No Comment A17 

National Health Service 
Commissioning Board Parish 
Council [Schd 1 (l) (iia)] 
 

National Health Service 
Commissioning Board 
(Devon, Cornwall and IoS 
Area Team) 
 

No Comment 

A18 

Network Rail  Infrastructure Body 
[Schd 1 (h)] 

Network Rail  No Comment A19 

Network Rail  Infrastructure 
related [Schd 1 (h)] 

Cross Country Trains  No Comment A20 

Network Rail  Infrastructure 
related [Schd 1 (h)] 

Devon and Cornwall Rail 
Partnership 

No Comment A21 

Network Rail  Infrastructure 
related [Schd 1 (h)] 

FGW No Comment A22 

Parish Council [Schd 1 (b)] Roche Parish Council No Comment A23 
Parish Council [Schd 1 (b)] St Breock Parish Council No Comment A24 
Parish Council [Schd 1 (b)] St Columb Major Parish 

Council 
No Comment A25 

Parish Council [Schd 1 (b)] St Issey Parish Council No Comment A26 
Parish Council [Schd 1 (b)] Withiel Parish Council No Comment A27 
Registered Social Landlords Liverty (Fornerly Devon and 

Cornwall Housing) 
Coastline Housing 
Cornwall Housing 
LiveWest 
Westward Housing 
 

No Comment 

A28 

Sewerage and Water Undertaker 
[Schd 1 (l) (iv) and (v)] 

South West Water  Thank you for providing details of the above the above – content noted and upon 
which South West Water has no specific comment. 
 

A29 

Statutory Body (Other)  CAA No Comment A30 
Statutory Body (Other) NATS Holdings Limited 

 
No Comment A31 

Statutory Body (Other) Forestry England   No Comment A32 
Statutory Body (Other) Sport England  Thank you for consulting Sport England on the above neighbourhood plan. A33 
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Government planning policy, within the National Planning Policy Framework (NPPF), 
identifies how the planning system can play an important role in facilitating social 
interaction and creating healthy, inclusive communities. Encouraging communities to 
become more physically active through walking, cycling, informal recreation and 
formal sport plays an important part in this process. Providing enough sports facilities 
of the right quality and type in the right places is vital to achieving this aim. This 
means that positive planning for sport, protection from the unnecessary loss of 
sports facilities, along with an integrated approach to providing new housing and 
employment land with community facilities is important. 
  
It is essential therefore that the neighbourhood plan reflects and complies with 
national planning policy for sport as set out in the NPPF with particular reference to 
Pars 96 and 97. It is also important to be aware of Sport England’s statutory 
consultee role in protecting playing fields and the presumption against the loss of 
playing field land. Sport England’s playing fields policy is set out in our Playing Fields 
Policy and Guidance document. 
https://www.sportengland.org/how-we-can-help/facilities-and-planning/planning-
for-sport#playing_fields_policy 
  
Sport England provides guidance on developing planning policy for sport and further 
information can be found via the link below. Vital to the development and 
implementation of planning policy is the evidence base on which it is founded. 
https://www.sportengland.org/how-we-can-help/facilities-and-planning/planning-
for-sport#planning_applications 
  
Sport England works with local authorities to ensure their Local Plan is underpinned 
by robust and up to date evidence. In line with Par 97 of the NPPF, this takes the 
form of assessments of need and strategies for indoor and outdoor sports facilities. 
A neighbourhood planning body should look to see if the relevant local authority has 
prepared a playing pitch strategy or other indoor/outdoor sports facility strategy. If it 
has then this could provide useful evidence for the neighbourhood plan and save the 
neighbourhood planning body time and resources gathering their own evidence. It is 
important that a neighbourhood plan reflects the recommendations and actions set 
out in any such strategies, including those which may specifically relate to the 
neighbourhood area, and that any local investment opportunities, such as the 
Community Infrastructure Levy, are utilised to support their delivery. 
  

https://www.sportengland.org/how-we-can-help/facilities-and-planning/planning-for-sport#playing_fields_policy
https://www.sportengland.org/how-we-can-help/facilities-and-planning/planning-for-sport#playing_fields_policy
https://www.sportengland.org/how-we-can-help/facilities-and-planning/planning-for-sport#planning_applications
https://www.sportengland.org/how-we-can-help/facilities-and-planning/planning-for-sport#planning_applications
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Where such evidence does not already exist then relevant planning policies in a 
neighbourhood plan should be based on a proportionate assessment of the need for 
sporting provision in its area. Developed in consultation with the local sporting and 
wider community any assessment should be used to provide key recommendations 
and deliverable actions. These should set out what provision is required to ensure the 
current and future needs of the community for sport can be met and, in turn, be able 
to support the development and implementation of planning policies. Sport 
England’s guidance on assessing needs may help with such work. 
http://www.sportengland.org/planningtoolsandguidance 
  
If new or improved sports facilities are proposed Sport England recommend you 
ensure they are fit for purpose and designed in accordance with our design guidance 
notes. 
http://www.sportengland.org/facilities-planning/tools-guidance/design-and-cost-
guidance/ 
  
Any new housing developments will generate additional demand for sport. If existing 
sports facilities do not have the capacity to absorb the additional demand, then 
planning policies should look to ensure that new sports facilities, or improvements to 
existing sports facilities, are secured and delivered. Proposed actions to meet the 
demand should accord with any approved local plan or neighbourhood plan policy for 
social infrastructure, along with priorities resulting from any assessment of need, or 
set out in any playing pitch or other indoor and/or outdoor sports facility strategy 
that the local authority has in place. 
  
In line with the Government’s NPPF (including Section 8) and its Planning Practice 
Guidance (Health and wellbeing section), links below, consideration should also be 
given to how any new development, especially for new housing, will provide 
opportunities for people to lead healthy lifestyles and create healthy communities. 
Sport England’s Active Design guidance can be used to help with this when 
developing planning policies and developing or assessing individual proposals.  
  
Active Design, which includes a model planning policy, provides ten principles to help 
ensure the design and layout of development encourages and promotes participation 
in sport and physical activity. The guidance, and its accompanying checklist, could 
also be used at the evidence gathering stage of developing a neighbourhood plan to 
help undertake an assessment of how the design and layout of the area currently 
enables people to lead active lifestyles and what could be improved.  

http://www.sportengland.org/planningtoolsandguidance
http://www.sportengland.org/facilities-planning/tools-guidance/design-and-cost-guidance/
http://www.sportengland.org/facilities-planning/tools-guidance/design-and-cost-guidance/
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NPPF Section 8:https://www.gov.uk/guidance/national-planning-policy-
framework/8-promoting-healthy-communities 
  
PPG Health and wellbeing section:https://www.gov.uk/guidance/health-and-
wellbeing 
  
Sport England’s Active Design Guidance:https://www.sportengland.org/activedesign 
  
(Please note: this response relates to Sport England’s planning function only. It is not 
associated with our funding role or any grant application/award that may relate to 
the site.) 
  
If you need any further advice, please do not hesitate to contact Sport England using 
the contact details below. 

Statutory Body [Schd 1 (c)] Coal Authority No Comment A34 
Statutory Body [Schd 1 (d)] Homes England  No Comment A35 
Statutory Body [Schd 1 (e)] Natural England  Natural England is a non-departmental public body. Our statutory purpose is to 

ensure that the natural environment is conserved, enhanced, and managed for the 
benefit of present and future generations, thereby contributing to sustainable 
development.  
Natural England is a statutory consultee in neighbourhood planning and must be 
consulted on draft neighbourhood development plans by the Parish/Town Councils 
or Neighbourhood Forums where they consider our interests would be affected by 
the proposals made.  
Natural England does not have any specific comments on the draft St Wenn 
Neighbourhood Development Plan.  
However, we refer you to the attached annex which covers the issues and 
opportunities that should be considered when preparing a Neighbourhood Plan. 

A36 

Statutory Body [Schd 1 (f)] Environment Agency  No Comment A37 
Statutory Body [Schd 1 (g)] Historic England We were consulted by Cornwall Council in July last year on the associated SEA 

Screening Report at which time a draft of the Plan was also made available to us.  We 
were able to identify then that there were no issues associated with the Plan likely to 
attract our attention and to confirm that on that basis we had no objection to the 
view that a full SEA was not required. 
  

A38 

https://www.gov.uk/guidance/national-planning-policy-framework/8-promoting-healthy-communities
https://www.gov.uk/guidance/national-planning-policy-framework/8-promoting-healthy-communities
https://www.gov.uk/guidance/health-and-wellbeing
https://www.gov.uk/guidance/health-and-wellbeing
https://www.sportengland.org/activedesign
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COMMENTS RECEIVED: 4 
 
 

Having looked now at the pre-submission version of the Plan I am able to reaffirm 
our initial position and confirm that there are no issues associated with the Plan upon 
which we wish to comment. 
  
Our congratulations to the community on its progress to date and our best wishes for 
the making of its Plan. 
 

Statutory Body [Schd 1 (h)] Network Rail No Comment A39 
Statutory Body [Schd 1 (i) and 
(iia)] 

Highways Agency  No Comment A40 

Statutory Body [Schd 1 (i) and 
(iia)] 

SoS for Transport No Comment A41 

Statutory Body [Schd 1 (j)] Marine Management 
Organisation  

No Comment A42 

Voluntary Body (National) The Garden History Society No Comment A43 

TABLE ONE PRE-SUBMISSION CONSULTATION (REGULATION 14) CONSULTEE COMMENTS AND REFERENCE LOOK-UP:  
PART B: LOCAL ORGANISATIONS 

Type of Organisation Name of Organisation Comment Received Reference 
Look-Up 

Local Organisation (Business) 
[Schd 1 (p)] 

Cornwall LEP No Comment 
B1 

Local Organisation (Business) 
[Schd 1 (p)] 

NFU No Comment 
B2 

Local Organisation (Business) 
[Schd 1 (p)] 

House Builders Federation  No Comment 
B3 

Local Organisation (Disability) 
[Schd 1 (q)] 

Disability Cornwall No Comment 
B4 

Local Organisation (Local 
Government) 

Cornwall Fire and Rescue No Comment 
B5 

Local Organisation (Other)  St Wenn School No Comment B6 
Local Organisation (Police) Devon and Cornwall Police Thank you on behalf of Devon and Cornwall Police for the opportunity to comment on 

the St Wenn NDP. 
  

B7 
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I note and welcome the inclusion of the statement regarding the need to incorporate 
designing out crime measures in new development which is obviously supported. 
 

Local Organisation (racial, ethnic 
or national groups) ) [Schd 1 (n)] 

LGBTQ+  
 

No Comment 
B8 

Local Organisation (Religion) 
[Schd 1 (o)] 

St Wenn Church No Comment 
B9 

Local Organisation (Religion) 
[Schd 1 (o)] 

Methodist Church 
 

No Comment 
B10 

Local Organisation (Transport) First Kernow (First Group 
PLC Buses)  
 

No Comment 

B11 
Local Organisation (Transport) Plymouth Citybus 

 
No Comment 

B12 
Local Organisation (Transport) Transport for Cornwall No Comment B13 
Local Organisation (Transport) Travel Cornwall  No Comment B14 
Local Organisation (Voluntary) Botanical  Cornwall Group No Comment B15 
Local Organisation (Voluntary) 
[Schd 1 (m)] 

Cornwall Buildings 
Preservation Trust 

No Comment 
B16 

Local Organisation (Voluntary) 
[Schd 1 (m)] 

Cornwall Chamber of 
Commerce 

No Comment 
B17 

Local Organisation (Voluntary) 
[Schd 1 (m)] 

Cornwall Wildlife Trust No Comment 
B18 

Local Organisation (Voluntary) 
[Schd 1 (m)] 

National Trust No Comment 
B19 

Local Organisation (Voluntary) 
[Schd 1 (m)] 

Ramblers Association No Comment 
B20 

Local Organisation (Voluntary) 
[Schd 1 (m)] 

St Wenn Society No Comment 
B21 

Local Organisation (Voluntary) 
[Schd 1 (m)] 

 
St Wenn Hall Committee 

No Comment 
B22 

Local Organisation (Voluntary) 
[Schd 1 (m)] 

Womens Institute No Comment 
B23 

Local Business Imerys No Comment B24 
Local Business Duchy of Cornwall  No Comment B25 
Local Organisation (Business) Cornwall Conveniences No Comment B26 
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Local Organisation (Business) M a & a m Brockelbank, 
agricultural contractor 
 

No Comment 

B27 
Local Organisation (Business) DI & JA Hewitt, Rosedown 

Eggs 
No Comment 

B28 
Local Organisation (Business) Tregolls farm holiday 

cottages and b & b 
Little Tregolls Cottages 
 

No Comment 

B29 
Local Organisation (Business) Old Barn Holiday Barn No Comment B30 
Local Organisation (Business) Treliver Farm BB No Comment B31 
Local Organisation (Business) Lowena B&B, Tregonetha 

 
No Comment 

B32 
Local Organisation (Business) Cornish Cycle Tours, 

Rosenannon 
No Comment 

B33 
Local Organisation (Business) Cornish Logs and Tree 

Surgery 
No Comment 

B34 
Local Organisation (Business) Demelza Financial Services No Comment B35 
Local Organisation (Business) • E Doughty and Sons Farm 

Operator 
 

No Comment 

B36 
Local Organisation (Business) Borlase Farm No Comment B37 
Local Organisation (Business) Rogers Space Heaters No Comment B38 
Local Organisation (Business) Sarena Cornwall Ltd, 

electricity generation 
 

No Comment 

B39 
Local Organisation (Business) Elemental Cornish Gin, 

Tregonetha 
No Comment 

B40 
Local Organisation (Business) Marriage By Horse & 

Carriage 
No Comment 

B41 
Local Organisation (Business) G W Hawkey, Livestock 

Farming 
No Comment 

B42 
Local Organisation (Business) • C N Thomas & Son, 

Farming 
 

No Comment 

B43 
Local Organisation (Business) V P & H Retallick, Farming No Comment B44 
Local Organisation (Business) PE & D J Hawkey, Farming No Comment B45 
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COMMENTS RECEIVED: 1 

Local Organisation (Business) E Doughty & Sons, Farming No Comment B46 
Local Organisation (Business) M P Varcoe & Partners, 

Farming 
 

No Comment 

B47 
Local Organisation (Business) C Highmoor, Farming No Comment B48 
Local Organisation (Business) J & B Facey, Farming No Comment B49 
Local Organisation (Business) D C James, Farming No Comment B50 
Local Organisation (Business) John Bennallick, Farming No Comment B51 
Local Organisation (Business) N. .J Hawkey, Farming No Comment B52 
Local Organisation (Business) Barefoot Media No Comment B53 
Local Organisation (Business)  No Comment B54 
Local Organisation (Business) Sowenna Farm Accounts & 

Bookeeping 
Services 
 

No Comment 

B55 
Local Organisation (Business) Sims Farm & Garden 

Machinery 
No Comment 

B56 
Local Organisation (Business) Jwom Ltd No Comment B57 
Recreation Space Owner   The Community Field, land 

at St Wenn, Bodmin 
No Comment 

B58 
Recreation Space Owner Land at Tregonetha, St. 

Columb (‘Playing Field’  
No Comment 

B59 
Community Facility Owner St Wenn Car Park (Land at 

Glebe Farm, St Wenn, 
Bodmin) 

No Comment 

B60 
Community Facility Owner WI Hall  No Comment B61 
Community Facility Owner St Wenn Church No Comment B62 
Community Facility Owner Rosenannon Methodist 

hurch [Sunday School] 
See SS 3 below 

B63 
Community Facility Owner  Methodist Chapel 

Graveyard, Tregonetha 
See SS 4 below 

B64 
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TABLE ONE PRE-SUBMISSION CONSULTATION (REGULATION 14) CONSULTEE COMMENTS AND REFERENCE LOOK-UP:  
PART C: INDIVIDUALS 

Comment Received Modification Suggested Reference Look-
Up 

5/Community Facilities - Support with modifications 
Community Facilities/Climate Change 
It is disappointing that the NDP makes no provision for or reference to public 
transport. The NDP does acknowledge that residents have to travel out of the 
parish to access many key services, it also recognises the ageing demographic 
and these factors, when combined with the goals to take action to mitigate the 
impacts of climate change and to manage existing infrastructure, point to the 
need for and benefits of a public transport service for the parish. 
 
Ideally, this would see St.Wenn parish incorporated into a regular and 
reasonably frequent bus service, serving Wadebridge Bodmin and St. Austell. 
Or, more realistically, a simpler bus service linking St.Wenn to Wadebridge. 
 
Assuming that sufficient local demand exists (and I acknowledge that this is 

I would support the inclusion of an objective in the NDP to (at the 
very least) explore the viability of a bus service for the parish. 
 
I support the inclusion of an objective around Parish 
Communications in the NDP to promote the importance of reliable 
and easily accessible communications (including parish events, 
community notices, threads, discussion and parish news) and to 
explore with the community it’s communication requirements and 
the best means of supporting and enabling a robust and 
comprehensive solution. 
 
 

SS 1 

Others    
Not Used   B65 
Not Used   B66 

Green Space Owner The Island Garden 
Rosenannon 
St Wenn 
Bodmin 

See SS 20, SS 22 and SS 25 below 

B67 
Green Space Owner Land opposite The Sett, 

Rosenannon 
No Response 

B68 
Green Space Owner Verge, Rosenannon See SS 18 below B69 
Green Space Owner Tregonetha Hut No Response B70 
Green Space Owner Tregonetha Phone Box 

Patch 
No Response 

B71 
Green Space Owner St Wenn Churchyard / 

Cemetery  Extension 
No Response 

B72 
Green Space Owner St Wenn War Memorial 

Patch 
No Response 

B73 
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TABLE ONE PRE-SUBMISSION CONSULTATION (REGULATION 14) CONSULTEE COMMENTS AND REFERENCE LOOK-UP:  
PART C: INDIVIDUALS 

Comment Received Modification Suggested Reference Look-
Up 

currently unproven), such a facility would bring obvious benefits to our 
community. 
 
It is worth saying that the Community Infrastructure Levy may be relevant when 
considering the funding, in full or part, of such an objective? 
 
In a parish as geographically spread as St.Wenn, where no obvious focal point 
exists - corner shop, permanent pub etc - it is important to provide parishioners 
with a source of dependable communication and information. 
 
Whilst some resources already exist - All Things St.Wenn Facebook page and 
St.Wenn village website - they are not regularly updated and are therefore 
incomplete and not as reliable as they could be. 
 
I acknowledge that the current resources are probably maintained on a 
voluntary basis and as such rely on the goodwill of parishioners for their 
maintenance, which is much appreciated. However, for these resources to be 
more widely beneficial to the parish community, they would benefit from 
frequent updating and management. 
 
Including an objective in the NDP would raise awareness of the importance of 
Parish Communications and promote it with an increased priority. 
 
 
Plan in General – Support  
I've read through the plan in its entirety albeit not necessarily every word. My 
observation would be that it all seems to make perfect sense and I can see 
nothing which would conflict with my view of the world and in particular what 
I'd like to see around me in St Wenn. Thank you to everyone involved in pulling 
it together. 

 SS 2 

Policy 11.1 - Support with modifications 
 
The Church Council of Rosenannon Methodist Church recognise the importance 
of maintaining community facilities. However, we are at present an aging and 

Remove Methodist Church (Sunday School) Rosenannon from the 
list of community facilities named at 11.1. 
 

SS 3 
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TABLE ONE PRE-SUBMISSION CONSULTATION (REGULATION 14) CONSULTEE COMMENTS AND REFERENCE LOOK-UP:  
PART C: INDIVIDUALS 

Comment Received Modification Suggested Reference Look-
Up 

declining congregation and despite wanting to remain open for the community, 
foresee a time when this may not be possible. Should the congregation cease to 
exist we are concerned that the neighbourhood development plan, in its 
current form, would devalue the property and render it unsellable. This would 
result in an empty and derelict building in the centre of the village which would 
not be in the best interests of the local community. Despite being referred to as 
a community facility which is especially important to the community, members 
of the community rarely use the building. We would welcome greater 
community use and the desire to worship with us, which would ensure the 
long-term viability of the building. 
 
Policy 11.1 Tregonetha chapel 
 
Support 
The graveyard which has a separate gate and entrance is open for local people 
to visit  
 

I have a map of the graveyard which could be displayed in a 
suitable display if appropriate 
 

SS 4 

Policy 2 Net Biodiversity Gain 
 
Support with modifications 
 
10% gain in biodiversity for new development is woeful, it should at least be 
double at 20%.  
 
Policy 5 Dark Skies 
 
Support with modifications 
 
No mention of downward facing street lighting just low level. 
Also, what can be done about existing harsh night light pollution, can't they be 
updated too?  
 

More emphasis on biodiversity rather than the look of the land.  
 
 
 
 
 
 
 
 
 
 
Retro fit existing light polluters. 
 
 

SS 5  
 
 
 
 
 

 SS 5A 

Policy 6 Design 
 

Grant access to ancient monuments, it will improve tourism.  
 

SS 6 
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TABLE ONE PRE-SUBMISSION CONSULTATION (REGULATION 14) CONSULTEE COMMENTS AND REFERENCE LOOK-UP:  
PART C: INDIVIDUALS 

Comment Received Modification Suggested Reference Look-
Up 

Support with modifications 
The Parish might have an abundance of ancient monuments, but many are on 
private land 
 
Policy 14 Footpaths and Bridleways 
Many local footpaths have been blocked by land owners, preventing access 
when they should be open, to all. 
 

 
 
 
 
 
Identify and reinstate lost footpaths, bridleways and right of ways.  
 
 

 
 
 

SS 6A 
 
 
 
 

 
Policy 9 RURAL TOURISM ACCOMMODATION 
 
Oppose 
 
POLICY 9 RURAL TOURISM ACCOMMODATION. Pg 34.  [SS7] 
 
New Tourist Accommodation will be supported where “…..............and 
encourages cycling, walking and public transport, and: …...” 
 
Policy iv “Is physically accessible to people with impaired mobility and other 
disabilities such as impaired sight or hearing” 
 
Although desirable to accommodate people with disabilities there would be far 
more hazards for them if they were to participate in cycling or walking in the 
countryside than they would encounter in any accommodation that did not 
meet the conditions of policy iv and as this need has not been identified in 
clause 10.30 on Pg 34 and there are many agencies that specialise in this type 
of accommodation may I suggest this clause is deleted and clause v amended to 
“Are socially inclusive facilitating use, where practical, by all sectors of the 
tourist and local community” 
I await your comments 
 
 
Policy 11 PROTECTION AND SUPPORT FOR COMMUNITY FACILITIES [SS9] 
 

 SS 7 / SS 9 / SS 
10 / SS 11 / SS 
12 / SS 13 / SS 

14 / SS 15 
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Up 

Is there a reason why the School has not been included in Policy 11.?   
I await your comments. 
 
POLICY 7: SMALL BUSINESS/RETAIL UNIT DEVELOPMENT [SS10] 
Support is given subject to certain criteria including:  
“Clause iv. It includes measures to improve access on foot, cycling or public 
transport;” 
I consider this clause highly unlikely to be achievable and like clause 3iv herein 
may I suggest the following words should be added 
“Where appropriate and feasible” 
I await your comments. 
 
POLICY 8: LAND BASED RURAL BUSINESS DIVERSIFICATION [SS11] 
Clause i and ii. On the basis that this policy is to relate to all Land Owners and 
not only Farmers, may I suggest reference in these clauses be changed from 
“the farm business” to “any farm business”. 
Clause v. As sustainable access is difficult to achieve as there is almost no public 
transport and the majority of the other policies are already covered in clause 8 
may I suggest this clause is deleted or amended if it is felt necessary to include 
social and cultural facilities.  
Clause vi. Supports small-scale renewable or low carbon energy scheme. Can 
you please advise what “small is”, the maximum acreage any solar pv scheme 
would cover and the number and maximum height of any wind turbine. 
I await your comments. 
 
POLICY 21. RENEWABLE ENERGY PRODUCTION. Pg 49 [SS12] 
 
Pg 20 states “The opportunities for renewable energy schemes of anything 
greater than a small domestic or farmyard setting are very restricted because of 
the large tracts of AONB and WHS site present in the Parish. • Outside the 
AONB and WHS area wind speeds sufficient to support the opportunity to site 
very small-scale turbines adjacent to farm buildings in the west of the Parish, 
providing that they are sited so as to avoid any visual harm to the setting of the 
AONB” 
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Up 

 
The Parish is not in an area of AONB (Area of Oustanding Natural Beauty) but is 
in AGLV (Area of Great Landscape Value) 
 
 
Question 16 of the Neighbourhood Questionnaire stated “The St Wenn NDP 
should identify areas for one or more wind turbines in its area” to which we 
were asked to rate our answers from strongly disagree to strongly agree”. My 
husband and I and maybe others answered strongly agree, under the 
impression that IF Wind Turbines were to be erected, the position of these 
would specifically be identified on a map and we would not merely be relying 
on maps giving windspeeds relevant to their size. Regarding the maps on 
pg.144 and 145 of the Baseline Evidence, they do not appear to cover the 
whole of the Parish, but I could be wrong as it is very difficult to see through 
the shading but perhaps you will kindly confirm whether or not they do. 
 
Policies 21 and 8vi. support, subject to certain criteria, wind turbines regardless 
of whether or not they are for the benefit of the community provided they are 
not large scale commercial. 
If a map cannot be supplied specifically identifying where wind turbines are to 
be erected and their maximum size, as the Parish is not in an Area of 
Outstanding Natural Beauty and will not have the protection the NDP states it 
would have, perhaps you will consider amending Policy 21.1B and 8vi so the 
community can decide whether to accept or reject any Wind Turbines when 
any planning application is made to Cornwall County Council and the position 
and size of any proposed Wind Turbine is known. Obviously this would not 
include those falling within the Government's Permitted Development 
category.  
 
21.2. Solar PVA . Small scale solar arrays will be supported, subject to certain 
criteria. Please can you advise what is small scale and the maximum size 
acreage this could cover. When this is known, the Community can then decide 
whether or not to support this policy or whether it prefers this policy should be 
amended to allow it to decide to accept or reject any Solar PVA when any 
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planning application is made to Cornwall County Council and the position and 
size of any proposed Solar PVA is known. 
 
4. Community Energy. A Plan showing where any Wind Turbine or Solar Array 
developments are to be installed should be provided and the size given of any 
wind turbine and area covered by any solar PVA. I believe it is unlikely that 
everyone in the Parish would be connected to just one installation, and for 
everyone in the Parish to benefit more than one installation would be needed 
and a map showing where these installations would be sited should be 
provided before the Community decide to accept or reject this policy. Also, 
more clarity is needed as to how the profits would be split if only partly owned 
by the local residents and businesses. 
 
May I remind the Community of the comments on Pg 48.: 10.78 Overall 
respondents are marginally in favour of identifying areas for one or more wind 
turbines, suggesting some clear nervousness about the impact of new turbines 
on the countryside and landscape that is so valued by local people. Those 
supporting renewable energy are more in favour of solar as a solution (as 
opposed to wind) but there are also many people who do not welcome any 
kind of renewable measures. In terms of siting the general consensus is to be 
away from housing or out of sight. However, support for a community energy 
project is clearly more positive.  
 
I await your comments. 
 
Policy 15 INFILL & BROWNFIELD HOUSING DEVELOPMENT [SS13] 
 
Although strongest support is given from Respondents for new housing to be 
provided as Infill Development, The St Wenn Design Guide, if adopted, ensures 
building densities respect the rural character with gaps between buildings 
(quite naturally) to allow views to the surroundings. To comply with Policy 15(c) 
parking has to be made available for the minimum of 2 private vehicles. This 
will restrict the availability of Infill Development. It will however satisfy the 
Respondent of Additional Comment to No 3 of the Questionnaire who replied “ 
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Too much Infill going on spoiling the appearance of Tregonetha” This is why I 
am unsure whether a Neighbourhood Development Plan is suitable for the 
Parish with a set of Rules applied to the settlements when they are spread so 
far apart. What may be acceptable to the residents of Rosenannon may not be 
acceptable to those in Tregonetha or St Wenn and vice versa, when they are 
not affected by any development that may take place. My personal view is that 
the present system works perfectly well the way it is, with the Parish Council 
and Residents of the Parish able to comment on any individual planning 
application as and when they are received and judged on their own merit or 
otherwise and not on a one size-fits all policy. 
 
Page 2 of the Survey Results indicated the second most popular choice for new 
housing is Rounding Off which was in preference to Brownfield Land 
Development but Rounding Off has not been included in Policy 15 so 
presumably this should be, if not why?   
 
As Brownfield Site is mentioned in this policy can you please advise how much 
Brownfield Site (previously developed non-agricultural land) is there in St 
Wenn? I would have thought, if there is any available, it would have been used 
by now. 
 
Whilst page 1 of the Survey Results Analysis confirms the above Pg 36 (4.13) of 
the Baseline evidence states: 
“Additional comments offered clearly supported continuing with a policy of 
limiting residential development in the Parish” I may be wrong, but the only 
evidence I can see that barely supports this is one respondent replying in 
additional comment No.4. to Question 3 “In short, we believe there should be 
little or no development of any significant scale in or around St Wenn.”  
The Baseline Evidence continues “One comment suggested allowing sites for 
people to build their own homes if they own their own land. Conversely others 
felt there should be tighter controls, ensuring that local needs were met........” 
Again, I may be wrong but I cannot see evidence to support tighter controls, 
and conversely many of the additional comments in reply to Q.3 state the 
opposite. What the respondents did not want to see was New Estate 
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Development on the edge of existing settlements, which the Questionnaire was 
asked to rate.  
 
Many Respondents to Question 3 also indicated in the Additional Comments 
that they would like to see agricultural buildings converted and the use of 
Planning Policy Q. Planning Policy Q permits agricultural buildings to be re-used 
as dwellings if they are capable of conversion which means many barns that 
could continue to be re-used for agriculture purposes are being converted to 
homes (subject to certain criteria) and more barns are being built in the 
countryside to replace them. Unfortunately it does not permit redundant 
unusable agricultural buildings to be demolished and replaced with a new home 
even if they are on the original footprint. If a Local Development Order was 
incorporated into the Neighbourhood Plan would this allow the replacement of 
derelict agricultural buildings with homes? (I would mention here that I do have 
a personal interest in this although I answered neutral stating that I believed 
every planning application should be treated separately). If this was allowed 
not only could it provide additional homes the Respondents said were needed, 
it would enhance the environment, help rural communities thrive, and maybe 
better public transport facilities could be provided. The School should be able 
to accommodate children associated with any new builds as its roll number is 
under capacity and at present takes in children outside its catchment area and 
the Evidence Baseline indicates a falling number in younger children.   
There seems to be some conflicting evidence in the documents submitted 
regarding the bus service: 
Pg 117 of the Baseline evidence makes reference to “Public Transport links are 
reasonable at least from St Wenn Village and Venterdon” 
Pg 115. 10.6. of the Baseline Evidence refers to the infrequent bus service. 
Pg 19 of the NDP states Public Transport links are reasonable at least from St. 
Wenn Village and Venterdon..   
Apart from any school bus, the 405 service from Venterdon up to 13th 
November ran only once a day and as this was only on weekdays, I would not 
consider this reasonable.  
 
Policy 15.2. states “Proposals that include self-build or self-finish serviced plots 
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to be offered at a discount to self-builders in local housing need will be 
supported, subject to a legal agreement that the dwelling remains available to 
local people in need in perpetuity” 
 
Any proposals that offer a discount to self builders in local housing need is 
welcome but to have a legal agreement that the dwelling remains available to 
local people in need in perpetuity is a 
condition that may not be effected in a time that is convenient to the person 
selling their home, if no one local wants it. Whilst one may argue, that if the 
price was right and perhaps reduced there would be someone local in need to 
buy it, this cannot be guaranteed and could even result in a sale at a price less 
than it originally cost to buy. The occupation of a home by a local person in 
need can and is supported in Policy 16 Affordable Housing but as even stronger 
support was given to Family Homes in Question 4, could not a local self build 
first time buyer be given the opportunity to buy a home at discount as open 
market. Please re-consider this, although with respect, as the Parish is not 
allocating any land for new housing, as it does not have to, my personal view is 
that it is unlikely this opportunity will arise. I hope however I may be proved 
wrong and Respondents to the Questionnaire will have what they have asked 
for. 
 
POLICY 16. Pg41. EXCEPTIONAL AFFORDABLE HOUSING [SS14] 
16d. This clause supports the “Inclusion of an appropriate element of 1.5 
bedroom bungalow designs that allow a small ancillary room suitable for a carer 
or family member to stay, but is not considered a bedroom will be supported 
where appropriate” 
If permitted by Cornwall Planning Authority, personally I do not consider it 
unreasonable for a two bedroom bungalow to be included in this affordable 
housing category if this is preferred by the resident, as if a Carer is required 
they would need a full size bedroom and for visiting families why should this be 
restricted to only one family member and not a family especially when they 
may not visit often if travelling from afar and unable to afford rental 
accommodation. Unless the bungalow is specified for the exclusive use of the 
elderly or disabled (age would have to be defined) if it is also to be made 
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available to a younger person (s) (disabled or otherwise) this would allow for a 
change in personal circumstances (i.e. a child/children) and if the 2nd bedroom 
was limited to half size it may be necessary for them to find alternative 
affordable accommodation which may not be available in the Parish. If 
permitted by Cornwall Planning Authority please reconsider this unless y an 
extension can be built, or allow a two bedroomed house to be occupied by 
either a couple or a single person. This may affect Condition 15(.ii)  
As in Policy 15, as the Parish is not allocating any land for exceptional affordable 
housing as it does not have to, with respect it is my opinion, it is unlikely any 
Exceptional Affordable Housing will take place even though Respondents rated 
this as being the second highest type of housing needed in the Parish. I hope 
however I am proved wrong and the Respondents to the Questionnaire will 
have what they have asked for. 
 
The Design Code. [SS15] 
 
The Design Code makes no reference to the the homes with wood in their 
design which have been built in the last few years. Maybe this is because they 
cannot be seen from the Public Roads, and although they may be considered 
inappropriate for inclusion in the Design Code, I believe Cornwall Planning 
Authority recognise that they form part of the character of the Parish.   
 
Why does every home have to comply with the Design Code especially if it is 
out of sight? There are many restrictions already applied by Cornwall PA and 
they would not agree to a design that was not sensitive to its surroundings. This 
gives individuals the right to build a home they wish to live in and I believe 
Reply No 4. as under in the Open Comments at the end of the Questionnaire 
(which I did not write) should be noted:- 
 
"I think it is important that balance is found in the planning policy - the design 
of new buildings should consider the local vernacular and be sensitive to it, but 
not be restricted to a carbon-copy replication of traditional styles. Modern 
glazing and roofing designs bring aesthetic and environmental benefits which 
should be celebrated. St Wenn should not become a heritage style theme park 
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at the expense of innovative and forward-thinking design and ambition".  
 
The use of double glazing in plastic frames has proved to be very popular in 
very many homes in all the settlements as it is easy to maintain and is 
particularly preferable for elderly residents, who do not have the expense of 
regularly maintaining them which they would have if wooden frames were 
installed. It is more desirable to see these than it is to see rotting wooden 
frames, so please reconsider this. 
 
Regarding flat roof extensions this is a less expensive alternative and maybe the 
only affordable option for some owners who need to extend. Again, if it is out 
of sight of the public and neighbours, why cannot it not be permitted? This was 
our only option when we extended many years ago and no one could see it 
then or now. There is also a neighbouring property with a conservatory to its 
side, which can be seen from the road, which would not be acceptable in The 
Design Code but it has been designed so it fits neatly and is not obtrusive. My 
opinion is that there should not be a one size fits all policy and every 
development should be judged on its own merit or otherwise. 
 
The following comment I made previously was intended to relate to single 
storey extensions only: 
 
"Regarding flat roof extensions this is a less expensive alternative and maybe 
the only affordable option for some owners who need to extend. Again, if it is 
out of sight of the public, including neighbours, why can it not be permitted? 
 
Every Planning Application should be judged on its own merits or otherwise and 
not confined to the St Wenn Guide. 
 
As I did not tick "oppose" in my original comment, I have done so now  
I believe single storey extensions of a certain size if at the back of a dwelling 
would not require planning permission, so presumably would be allowed to be 
flat roofed and the St Wenn Design Code would not apply but perhaps you will 
kindly confirm. 
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Policy 21  
Support with modifications 
Agree with small and individual properties using micro wind turbines. 
However, some think they look ugly, whilst living amongst large scale turbines.  
 

Ensure planning permission for micro wind turbines isn't denied 
because of nimbyism.  
 

SS 8 

Entire Plan 
Support 
This draft NDP is a sympathetic, thorough and agreeable plan and we would like 
to express our gratitude to those involved in its meticulous evolution, and also 
to provide our full weight of support to its onward progression. 
 

 SS 16 

St Wenn Design Code 
Oppose 
Every Planning Application should be judged on its own merit or otherwise  
 

 SS 17 

Policy 12: Local Green Spaces 
Oppose designation of LGS of verge opposite Island Garden, Rosenannon. 

 SS 18 

PAGE 7 POLICY 21 
Oppose 
I do not agree that the NDP should not support commercial wind or commercial 
solar projects, surely with everyone thinking about climate change and the 
introduction of electric vehicles he need for renewable energy is more 
important than ever.  
 
I think it is a mistake to oppose this in there NDP, it should be discussed on its 
own merits if planning application arises. Commercial renewable projects 
provide community funds which you will know about, this can be a valuable 
asset for any project within the parish. The visual impact will only be short †erm 
after a period of months or years it will become part of the natural landscape. 
 

Support all renewable projects on their merits to combat climate 
change and do not be blinkered by visual impact. 
 

SS 19 

Policy 12 
Oppose 

 SS 20 / SS 22 
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Island Garden is the garden attached to Letterbox Cottage. It is jointly owned by 
my brother, Geoff Hawkey at Trewollack Farm, and myself. We inherited it from 
our late father in 2016. 
 
At present the property is rented by More Emily Langton, who uses the garden 
as a play area for her children. 
 
Although as far as my family can remember the Island Garden has been used by 
whoever has Letterbox Cottage and not by anyone else in the village, my late 
father actually purchased it from the James family, Borlaze in 1986. Letterbox 
Cottage was purchased by my great great grandfather William Cox in 1872. 
 
The garden and cottage have separate title deeds and are also registered with 
the land registry at different dates. 
 
The garden is a private garden and is the only garden belonging to Letterbox 
Cottage. It is certainly not suited for any large development. The aerial view of 
the garden gives the impression its a much bigger space than it actually is and 
some of its consists of a sloping bank. we certainly would, not want the general 
public to think it was a green space for their general use.. This would cause 
embarrassment to everyone. 
 
with easy access to the internet for most people for ie public footpaths, or for 
green spaces the general public will think that the garde will be for public use 
and the only way to avoid this would be for us to place 'private garden' notices 
on the gate. Personally I find these signs would give the impression that 
Rosenannon has a problem with people trespassing. The impact for us as 
owners of the property long term could result in a major headache.  
 
I have only looked at the map of Rosenannon and can see other gardens that 
are larger than ours that have nor been designated as green spaces. I can only 
assume that the reason for this is that our garden is not joined to the property. 
I feel this is very unfair on us. We are living in stressful times at the moment, 
wether it is in our daily work or concerns about our health. The situation 
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concerning the Island Garden is creating etra street and anxiety, some thing we 
could well do without at present. 
 
 
Could you please confirm that our private Island Garden will be deleted from 
the Plan before 11th January 2021. 
 
Entire Plan  
I write neither in support or opposition of several of the policies mentioned in 
the document - St Wenn Parish NDP. My observations as a member of the 
Steering group are as follows: 
I feel that there is much in some policies but feel that the overview in some 
cases are not whet I thought the initial survey said. There is very little said 
about farming and making provision in the plan for the farming community. 
Farmers are having to respond to the very rapidly changing world and one of 
the biggest changes will be their ability to encompass renewable energy which 
will be essential to help offset their carbon footprint and become carbon 
neutral. We need policies that will embrace this along with affordable housing. 
We need police that will create a parish with common sense, policies that will 
embrace the community as a whole so that everyone will benefit. All 
reasonable steps must be taken to ensure that young people born in the Parish 
have the opportunity to be able to afford and choose to live in St Wenn. 
 
 

 SS 21 

POLICY 3 
Support 
Cornish Hedges are being systematically undermined by overly large pieces of 
machinery in our narrow lanes, which is becoming more commonplace and is 
irrevocably damaging our hedgerows. 
 
POLICY 11 
Support 
Given that the Methodist Chapel grave yard is privately owned, what policies in 
the NDP to ensure its protection and maintenance and ho can this be achieved? 

Can the NDP put anything in place to ensure that the hedges are 
protected from further erosion?  
 
I would like to thank the people who have/are working on the NDP 
which must involve a lot of time and work for the participants 
involved in putting it together. Thank you all. 
 
 

SS 23 
 
 
 
 
 

SS23A 
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POLICY 13 
Having lived in the Parish for some 68 years I have never been aware of a 
playing filed at Tregonetha. If one exists, would it be a good idea to make it 
easily identifiable for people to access? 
 
 

 
 

SS23B 

Entire Plan 
Support 
We are happy with the overall Plan 
 

 SS 24 

Policy 12  
Oppose  
I have received a letter from Steve Besford-Foster regarding the Island Green in 
Rosenannon. I wish to object strongly. The land is owned by my sister Joan 
Chenoweth and myself. It was left to us by our father William Hawkey who died 
Augiust 2016. It is part of the property at Letterbox Cottage which is the house 
adjacent to it. It is used as the main garden as the cottage has very limited 
outdoor space therefore this land is crucial to Letterbox Cottage. William 
Hawkey purchased the Island Garden for a substantial sum of money in 1986 
and we have deeds and proof of purchase. I am disappointed and concerned to 
have a letter completely out of the blue telling me that our owned property is 
identified as a public green space. This is private land, is not a very large area 
and is needed by the residents of Letterbox Cottage, Rosenannon 
 

Please remove this suggestion from the Neighbourhood Plan and I 
would like written confirmation that you have done so. 
 

SS 25 
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No Comments Received. 
 

 D1 
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Officers commented at SEA screening stage, providing both general advice 
and comments relating to compliance with the Basic Conditions. I can see 
that the qualifying body has responded to many of those comments with 
amendments – and in the following comments I will not repeat any of the 
general advice, but will draw attention to issues that we consider may affect 
implementation of the NDP or which are Basic Conditions issues. 
 

 E1 

Policy 12: Local Green Spaces 
I could not see a section in the Evidence Base, or a document on the NDP 
website,  which addresses how the proposed Local Green Spaces meet the 
tests of paragraph 100 of the NPPF. This will be required at Examination if 
the Examiner is to confirm the proposed designations. The Examiner will also 
expect to see evidence that any landowners have been notified in advance 
and have been given opportunity to comment. 
 

 CC 1 

Policy 16: Exceptional Affordable Housing Sites 
Parts 1 a-c  and 2 i and ii of the policy do not add anything to strategic Policy 
9 of the Cornwall Local Plan. NDPs should not repeat strategic policy and this 
element should be deleted. If you decide to retain this part of the policy, 
some of the wording could weaken the strategic position: part 1.a. would be 
clearer if it said ‘an existing settlement’ as ‘development’ might lead to AH in 
more remote locations, that happen to be next to a barn (for instance). Part 
1b. suggests that the submission of LVIA in itself overcomes landscape harm. 
 

 CC 3 

Policy 18 Principal Residence and Holiday Lets 
Part A: The evidence does not justify the inclusion of the primary residence 
policy for St Wenn Parish. The estimated figures of second homes, and the 

 CC 4 
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Census 2011 data do not show a situation that is above average for Cornwall. 
To justify the policy, you would need to show both that the situation was 
extreme (and the figures simply don’t show this – so you would have to 
supplement this with other evidence)  and that it was worsening. You would 
also have to show that this was having a detrimental impact on maintaining a 
sustainable community. 
 
Policy 21: Renewable Energy Production 
Applications for wind turbines (except for repowering) can only be 
considered if the neighbourhood plan allocates an area suitable for wind 
turbines (see footnote 49 to para 154b of the NPPF.) Since your NDP does 
not allocate such an area, no such applications can be considered and Part 1 
of this policy is redundant and should be deleted. Please check the current 
Climate Change DPD consultation  Climate Change Development Plan 
Document - Cornwall Council which makes some proposals for areas suitable 
for wind turbine development – and identifies the area of St Breock Down as 
potentially suitable for an expansion of Band D turbines. The Parish Council 
may wish to feed in to this consultation. 
 

 CC 5 

 
 

TABLE 2: GENERAL COMMENTS MADE ON THE ST WENN NEIGHBOURHOOD DEVELOPMENT PLAN: ISSUED RAISED [SUMMARISED WHERE NECESSARY] 
AND PROPOSED RESPONSE. 
 
RESPONSE 
REFERENCE 

SUMMARY OF ISSUES RAISED STEERING GROUP RESPONSE 
PROPOSED AMENDMENT TO NDP IF REQUIRED 

A36 
A38 
 
 
 
B7 
 

Natural England and Historic England say there are no issues 
associated with the Plan upon which they wish to comment. Historic 
England passed on congratulations to the community on its progress 
to date and our best wishes for the making of its Plan. 
 

Support welcomed. 
 
 
 
 
Support welcomed. 
 

https://www.cornwall.gov.uk/environment-and-planning/planning/planning-policy/adopted-plans/development-plan-documents/climate-change-development-plan-document/
https://www.cornwall.gov.uk/environment-and-planning/planning/planning-policy/adopted-plans/development-plan-documents/climate-change-development-plan-document/
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SS 2/ SS 24 
 
 
 
 
SS 21(1) 
 
 
 
 
A29 

Devon and Cornwall police noted and welcomed the inclusion of the 
statement regarding the need to incorporate designing out crime 
measures in new development. Ch 
 
Two residents said that they supported the plan in its entirety, 
commenting for example that ‘it all seems to make perfect sense and 
I can see nothing which would conflict with my view of the world and 
in particular what I'd like to see around me in St Wenn’…. it is a 
sympathetic, thorough and agreeable plan ‘  
 
I feel that there is much in some policies but feel that the overview in 
some cases are not what I thought the initial survey said.  
 
 
Thank you for providing details of the above the above – content 
noted and upon which South West Water has no specific comment. 
 
 
 

 
 
Support welcomed. 
 
 
 
 
 
The Steering Group have attempted to strike a balance of the 
opinions expressed in the survey response, whilst ensuring that the 
NDP is in conformity with national planning policy and the Cornwall 
Local Plan as required by law. 
 
Noted 

 
 
 

TABLE 3: COMMENTS MADE ON SPECIFIC THEMES, POLICIES AND TEXT OF THE ST WENN NEIGHBOURHOOD DEVELOPMENT PLAN: ISSUED RAISED 
[SUMMARISED WHERE NECESSARY] AND PROPOSED RESPONSE. 
 
PLAN SECTION SUMMARY OF ISSUES RAISED STEERING GROUP RESPONSE 

PROPOSED AMENDMENT TO NDP IF REQUIRED 
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Key Issues and Implications from the 
Evidence Baseline 

[SS  12] No AONB in the Parish so reference should be removed from 
P 20. 

SS 12 Accepted. Consequential amendments from modifications 
elsewhere on policies 8 and 21 flowing from comments made 
and additional evidence justify updating the position regarding 
renewable energy, as follows: 
 
Figure 2 Economy and employment section: Amend 2nd para to 
read as follows: The agricultural sector continues to be an 
important economic activity supporting most of the jobs based in 
the Parish, helping to sustain the broader rural economy and 
maintain the character of the landscape and environment. There 
is a need to support business diversification and measures to 
reduce business costs, such as energy and materials.  

Figure 2 Climate change section: Delete 2 to 4. Replace with:  
The Parish is the location for 5 small to medium scale wind-
turbines but several large individual and grouped turbines are 
visible in locations around the Parish. 

Wind speeds sufficient to support wind turbines exist across the 
Parish. However, the opportunities for large multi wind turbine 
schemes are very restricted because of the intervisibility of the 
existing wind turbines on the landscape setting of the Parish. 

There is the potential for single turbines at a scale of A to C to 
support farm energy independence. 

Potential for solar generation is fair but constrained by landscape 
factors affecting the southerly facing slopes. 

Due to its topography, St Wenn Parish may have some 
opportunity for hydroelectric power generation. 

Overall the community of the Parish see a need to take action to 
deal with the causes and impacts of climate change. Those 
supporting renewable energy are more in favour of solar as a 
solution (as opposed to wind) but there are also many people 
who do not welcome any kind of renewable measures. In terms 
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of siting the general consensus is to be away from housing or out 
of sight. Respondents more strongly support the adoption of 
design approaches in new development that will reduce carbon 
footprints.  

Implications box, 2nd Paragraph:  Insert new bullet point: 
Encouraging 10% (or more) of energy consumption on a site to be 
generated on site or other sustainable source 

Implications box, 4th Paragraph:  Delete and insert new bullet 
point: Bearing in mind the need to support agriculture and other 
land based industry, and encourage community take-up of locally 
generated renewable energy, whilst taking into account 
community concerns about possible environmental impacts, 
planning policy could support single turbines and other forms of 
generation (PV, Hydro, Thermal) facilities subject to careful 
criteria 

St Wenn NDP Vision No comments received.  

St Wenn NDP Objectives No comments received. Consequential changes necessary in Figure 4: Add new line to 
cover Policy 22. 
 

St Wenn NDP Housing Statement  [SS21] All reasonable steps must be taken to ensure that young 
people born in the Parish have the opportunity to be able to afford 
and choose to live in St Wenn. 
 

SS 21 Noted. The NDP seeks to help address local housing need 
at a scale appropriate to the identified need and in accordance 
with national and Cornwall planning policy regarding sustainable 
development. The NDP strategy to achieve this is to support infill 
development to meet market demands (including affordable 
housing to buy) and allow for natural growth in the least 
sensitive locations, but not to make any housing land allocations, 
whilst meeting the need for affordable housing through small 
scale ‘rural exception sites’ under CLP Policy 9, subject to 
additional local criteria ensuring that they do not harm any 
interests of acknowledged local importance. It is also recognised 
that various forms of ‘self-build’ can deliver market and 
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affordable housing so the NDP supports such developments on 
both infill and exception sites. 
 

Policy 1 - Green Infrastructure No comments received. 
 

Policy 2 - Net Biodiversity Gain [SS 5] Support with modifications: More emphasis on biodiversity 
rather than the look of the land. 10% gain in biodiversity for new 
development is woeful, it should at least be double at 20%. 

SS 5 Support noted. With regard to suggested modification, it 
should be noted that Cornwall Council requirement for a 
minimum 10% NBG applies only to major developments (ie 10 or 
more dwellings).  St Wenn NDP Policy 2 requires a minimum 10% 
NBG in all development so is a higher requirement than required 
generally, which is justified by the quality of the natural 
environment in St Wenn Parish. To make this clear, it is proposed 
to amend the lower case supporting text as follows:  

Para 10.1 Revise last sentence to read: ‘Cornwall Council are 
now promoting a general 10% net gain in biodiversity for major 
developments in the context of CLP Policies 23 and 28. In view of 
the special biodiversity of St Wenn Parish, it is considered that 
this requirement should apply to all development’. 

Also to take into account the latest advice, amend Para 2 of 
Policy 2 as follows: 2. Each BMGP should use appropriate 
methods drawn from the guidance in the current versions of the 
‘Chief Planning Officer’s Advice Note: Biodiversity Net Gain in 
Cornwall’ and the DEFRA ‘Biodiversity Metric and User Guide and 
explain how a Mitigation Hierarchy has been followed and how 
the proposal will integrate into any wider green infrastructure 
networks. 

Policy 3 - Trees, Cornish Hedges and 
Hedgerows 

[SS 23] Support 
Cornish Hedges are being systematically undermined by overly large 
pieces of machinery in our narrow lanes, which is becoming more 
commonplace and is irrevocably damaging our hedgerows. 

SS 23 Support noted. 

Policy 4 - Landscape No comments received.  
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Policy 5 - Dark Skies [SS 5A] No mention of downward facing street lighting just low level. 

Also, what can be done about existing harsh night light pollution? 
Policy should refer to downward facing lights and support retro fitting 
existing light polluters. 
 

SS 5A Partly accepted. Appropriate wording should refer to 
shielded street lighting rather than downward facing as 
horizontal light escape is also detrimental. A reference to 
avoiding upward facing lights could also be included. However, a 
neighbourhood plan cannot control existing lights as it can only 
influence new development. A reference to an external source of 
guidance for those designing or retrofitting can be included in 
the lower-case text.  

Revise Policy 5.i to read as follows: Use low level or shielded 
street lighting; 

Add additional clause: vii. reduce light spill from within 
buildings by avoiding or recessing large areas of vertical 
fenestration and avoiding large areas of glazing which is face 
upwards. 

Insert new lower-case text: Guidance on ‘dark sky’ design for 
new development or for replacement lighting can be found at: 
http://darksky.org/lighting/lighting-basics/ 
 

Policy 6 - Design [SS 6] The Parish has an abundance of ancient monuments, but many 
are on private land. Policy should grant access to improve tourism. 
 
[SS 15] Oppose the Design Code. 
The Design Code makes no reference to the homes with wood in their 
design which have been built in the last few years. Maybe this is 
because they cannot be seen from the Public Roads, and although 
they may be considered inappropriate for inclusion in the Design 
Code, I believe Cornwall Planning Authority recognise that they form 
part of the character of the Parish.   
 
Why does every home have to comply with the Design Code especially 
if it is out of sight? There are many restrictions already applied by 
Cornwall PA and they would not agree to a design that was not 
sensitive to its surroundings. This gives individuals the right to build a 

SS 6 Support noted. However, it is not within the power of 
Neighbourhood Plans to grant access to land. 
 
SS 15, SS 17. Not accepted. Clearly the community value local 
character: In the community survey the size and design of new 
homes and other buildings was the 6th most popular issue that 
people thought should be an NDP issue, with a weighted average 
score of 4.07. Similarly, the survey found that control over the 
number of storeys, height, and size of buildings, relationship with 
adjoining development and use of local/traditional style and 
materials were seen to be important, all achieving a weighted 
average score of 4 or above. As the NDP is intended to reflect 
local aspirations it must include policies to encourage the 
maintenance and enhancement of the local characteristics that 
people obviously value.  
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home they wish to live in and I believe Reply No 4. as under in the 
Open Comments at the end of the Questionnaire (which I did not 
write) should be noted:-"I think it is important that balance is found in 
the planning policy - the design of new buildings should consider the 
local vernacular and be sensitive to it, but not be restricted to a 
carbon-copy replication of traditional styles. Modern glazing and 
roofing designs bring aesthetic and environmental benefits which 
should be celebrated. St Wenn should not become a heritage style 
theme park at the expense of innovative and forward-thinking design 
and ambition".  
 
The use of double glazing in plastic frames has proved to be very 
popular in very many homes in all the settlements as it is easy to 
maintain and is particularly preferable for elderly residents, who do 
not have the expense of regularly maintaining them which they would 
have if wooden frames were installed. It is more desirable to see 
these than it is to see rotting wooden frames, so please reconsider 
this. 
 
Regarding flat roof extensions this is a less expensive alternative and 
maybe the only affordable option for some owners who need to 
extend. Again, if it is out of sight of the public and neighbours, why 
cannot it not be permitted? This was our only option when we 
extended many years ago and no one could see it then or now. There 
is also a neighbouring property with a conservatory to its side, which 
can be seen from the road, which would not be acceptable in The 
Design Code but it has been designed so it fits neatly and is not 
obtrusive. My opinion is that there should not be a one size fits all 
policy and every development should be judged on its own merit or 
otherwise. 
 
The following comment I made previously was intended to relate to 
single storey extensions only. Regarding flat roof extensions this is a 
less expensive alternative and maybe the only affordable option for 
some owners who need to extend. Again, if it is out of sight of the 
public, including neighbours, why can it not be permitted? 

 
The NDP must also be compliant with the National Planning 
Policy Framework (NPPF), which encourages local authorities to 
consider using design codes developed with local communities to 
help deliver high quality outcomes for new development reflect 
local aspirations and are grounded in an understanding and 
evaluation of each area’s defining characteristics.  Good design is 
also a key aspect of sustainable development helps to ensure 
that it responds to and integrates successfully into the natural, 
built and historic environment. 
 
The NPPF also says it is important that guidance finds the 
balance between promoting and reinforcing local distinctiveness 
and allowing for innovation and originality. The St Wenn Design 
Code accepts this and says that ‘within the Neighbourhood Plan 
Area, there are successful contemporary dwellings and 
refurbishments worth highlighting as good precedent. These 
buildings offer synergy with vernacular precedent in design, 
external layout and materiality specification. Their design, 
although contemporary demonstrates an intelligent 
understanding of materials, massing, and locally traditional 
architecture fitting of the setting. Inspiration should be taken 
from these images, and by the traditional architecture and 
building practices of the Neighbourhood Plan Area’. 
 
The fact that some development will be ‘out of sight’ is 
irrelevant. 
 
The design code and Policy 6 are not intended to be a 
prescriptive ‘one size fits all’ approach but rather to provide 
expert guidance against which the individual merits of new 
developments  can be judged, so that they contribute to the 
maintenance of the local distinctiveness so valued by the 
community. Contemporary design, the use of wood structurally 
or as cladding, plastic windows and flat roofed extensions are 
not ruled out. Taking a ‘judging on its own merits’ approach is 
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Every Planning Application should be judged on its own merits or 
otherwise and not confined to the St Wenn Guide. 
 
As I did not tick "oppose" in my original comment, I have done so now  
I believe single storey extensions of a certain size if at the back of a 
dwelling would not require planning permission, so presumably would 
be allowed to be flat roofed and the St Wenn Design Code would not 
apply but perhaps you will kindly confirm. 
 
[SS 17] St Wenn Design Code Oppose 
Every Planning Application should be judged on its own merit or 
otherwise 

very likely to create inconsistent decisions that will make it very 
difficult to exercise proper planning management. Where 
extensions are ‘Permitted Development’ and do not require 
explicit planning permission, it is anticipated that the Design 
Code will be a resource to encourage and assist local people to 
achieve a better standard of design that will be appropriate to 
the character of the area they cherish and have chosen to live in. 
 
NOTE: To be clear that the intention is to use the Design Code as 
guidance, and to ensure that any heritage assets are properly 
handled, the following additional changes are proposed: 
 
Amend para 1 of Policy 6 to read as follows:  
Contributes to and reinforces the locally distinctive architectural 
style and the pattern and layout of development in St Wenn 
Parish, by responding to and being demonstrably informed by the 
guidance, outlined in the St Wenn Design Code May 2020, paying 
particular attention to the requirements set out in Section 3 of 
the Code.  
Add para 4 to Policy 6:  
iv) include, as necessary and appropriate to the scale and 
location, a desk-based appraisal, archaeological assessment, field 
evaluation, targeted excavation and the deposit of the record of 
such investigations with a Kresen Kernow (the Cornwall historic 
environment archive). 
 
Lower case para following Policy box: Insert as follows:  
The St Wenn Design Code sets out a series of general design 
principles to guide new development followed by questions 
against which the development proposals should be evaluated. 
 

After final paragraph of section, insert: 10.25 Where extensions 
are ‘Permitted Development’ and do not require explicit planning 
permission, it is anticipated that the Design Code will act as a 
useful resource to encourage and assist local people to achieve a 
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better standard of design that will be appropriate to the 
character of the area they cherish and have chosen to live in. 

 
 

Policy 7 - Small Business/Retail Unit 
Development 

[SS 10] Clause iv. includes measures to improve access on foot, cycling 
or public transport. This is highly unlikely to be achievable and like 
clause 3iv the words “Where appropriate and feasible” should be 
added. 
 

SS 10 Noted – However the policy already includes these words.  
 

Policy 8 - Land Based Rural Business 
Diversification 

[SS 11] On the basis that this policy is to relate to all Landowners and 
not only Farmers, Clause i and ii. Should be changed from “the farm 
business” to “any farm business”. 
As sustainable access is difficult to achieve as there is almost no public 
transport Clause v. be deleted or amended if it is felt necessary to 
include social and cultural facilities.  
Clause vi. should advise what “small is”, the maximum acreage any 
solar pv scheme would cover and the number and maximum height 
of any wind turbine. 
[SS 21] There is very little said about farming and making provision in 
the plan for the farming community. We need policies that will 
embrace this along with affordable housing 

S 11, SS 21 Partly accepted, the policy is intended to support 
business diversification and measures to reduce business costs, 
such as energy and materials for farming and other land-based 
rural businesses. Reference to sustainable access is confusing 
and could be better phrased as reducing the need to travel (for 
example by reducing the need to import material). The definition 
of scale can be dealt with under the renewable energy policies 
but in accordance with NPPF guidance should not be over-
prescriptive. Clause vi. can be included in clause v. for clarity. 

Revise supporting text as follows: 

Farming and Other Land Based Rural Business Diversification 

10.26 Farming and other land-based businesses are important 
sectors locally in view of both their employment potential and 
stewardship of the local landscape, biodiversity, heritage and 
recreational resources that benefit the Parish residents and 
visitors. The average income from these rural enterprises is low in 
comparison to other industries and also unpredictable, being 
easily affected by currency exchange rates, supply and demand 
factors, and climate change impacts. The uncertainty over the 
future of farming and Brexit means there is a need to sustain 
existing businesses by providing more predictable revenue 
streams. Diversification of agricultural product and extended 
processing or into other land-based activity and local retailing 
can be of great assistance. On-site energy production can also 
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reduce costs and potentially support nearby businesses and 
dwellings, as can local sourcing of materials. However, 
diversification and investment in ‘off grid’ infrastructure 
generally requires significant investment and commitment to a 
long payback period. Both can also have negative environmental 
and amenity impacts.  It is therefore necessary to support the 
diversification of, and sustainable energy investment in, 
agricultural and other land based rural businesses in ways that 
protect and enhance the special qualities of the area. 

Revise Policy 8 as follows:  

POLICY 8: FARMING AND OTHER LAND BASED RURAL BUSINESS 
DIVERSIFICATION  
Diversification and sustainable energy proposals that help 
sustain farming and other land based rural businesses will be 
supported where: 
 
i. they are complementary to and sustain the long-term 
operation of the business; and  

ii. do not compromise the working of the business and its land 
management; and  

iii. are located within or well related to existing building groups; 
and  

iv. the activities and structures do not have an adverse effect 
on the environment, tranquility, wildlife and landscape, or 
place an unacceptable burden on local infrastructure; and  

v. they secure multiple wider public benefits such as 
employment and enterprise opportunities, promotion of local 
sourcing, reduction in the need to travel, the generation and 
use of renewable or low carbon energy, social and cultural 
facilities, environmental enhancements, conservation and 
enhancement of heritage assets. 
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Add following to Figure 4 Key Issues and Implications from the 
evidence Base: 

• The St Wenn NDP should prioritise support for the 
agricultural sector as an important economic activity 
which sustains the economic base of the Parish and 
maintains the character of the landscape and 
environment.  

Policy 9 - Rural Tourism Accommodation [SS 7] Policy 9.iv  Although desirable to accommodate people with 
disabilities there would be far more hazards for them if they were to 
participate in cycling or walking in the countryside than they would 
encounter in any accommodation that did not meet the conditions of 
Policy 9.iv and as this need has not been identified in clause 10.30 on 
Pg 34 and there are many agencies that specialise in this type of 
accommodation. Delete clause .iv and amend clause v to “Are 
socially inclusive facilitating use, where practical, by all sectors of the 
tourist and local community” 
 

SS 7 Not accepted. There is no suggestion that the people to be 
accommodated must also participate in cycling or walking, 
simply that the accommodation should be accessible.  

Policy 10 - Working from Home and 
Home-Based Businesses 

No comments received. 
 

Policy 11 - Protection and Support for 
Community Facilities 

[SS1] It is disappointing that the NDP makes no provision for or 
reference to public transport. Ideally, this would see a regular and 
reasonably frequent bus service, serving Wadebridge Bodmin and St. 
Austell or a simpler bus service linking St.Wenn to Wadebridge. Such a 
facility would bring obvious benefits to our community. Community 
Infrastructure Levy may be relevant when considering the funding, in 
full or part, of such an objective. Would support the inclusion of an 
objective in the NDP to explore the viability of a bus service for the 
parish 
 
In a parish as geographically spread as St.Wenn, where no obvious 
focal point exists where parishioners can get a source of dependable 
communication and information. All Things St.Wenn Facebook page 
and St.Wenn village website are not regularly updated and are 
therefore incomplete and not as reliable as they could be. Including 

SS 1 Partly accepted. As a neighbourhood plan cannot require 
the provision of bus services it is not appropriate to include an 
objective of this nature.  However, an NDP can help facilitate 
them by encouraging the provision of appropriate infrastructure 
to encourage sustainable travel (eg by bus). The NDP already 
includes such references. The idea of a project to exp[lore the 
viability of a bus service could be included if the Parish Council as 
the Qualifying Body supports it.  
 
Insert new Paragraph after 10.35: ‘A regular and reasonably 
frequent bus service, linking the Parish to Wadebridge Bodmin 
and St. Austell would bring obvious benefits to the local 
community in terms of access to shopping, social, health and 
business services. A community-based project to explore the 
viability of such a service and to lead its provision is proposed. 
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an objective in the NDP would raise awareness of the importance of 
Parish Communications and promote it with an increased priority. 
 
[SS 3] Rosenannon Methodist Church not well supported and may 
need to close. Policy 11 would devalue the property and render it 
unsellable. This would result in an empty and derelict building in the 
centre of the village which would not be in the best interests of the 
local community. Remove Methodist Church (Sunday School) 
Rosenannon from the list of community facilities named at Policy 
11.1. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
[SS 4] Support inclusion of Tregonetha Methodist Chapel Graveyard 
 
[SS 9] Is there a reason why the School has not been included in Policy 
11.?   
 

Community Infrastructure Levy may be relevant to the funding of 
this project (See Para 10.45). 
Not accepted. Social media is not a matter for the NDP. However 
the comment will be brought to the attention of the Parish 
Council. 
 
 
 
 
[SS 3] Not accepted. Should such a situation occur and the 
proposed alternative use of the building require planning 
permission, the effect of Policy 11 would be to draw the 
consideration of the proposal to Cornwall Local Plan Policy 4.4, 
which states that ‘Community facilities…..should wherever 
possible, be retained and new ones supported. Loss of provision 
will only be acceptable where the proposal shows: a). no need 
for the facility or service; b). it is not viable; or c). adequate 
facilities or services exist or the service can be provided in 
locations that are similarly accessible by walking, cycling or 
public transport’. Thus if the need for the Chapel ceases it will 
not be likely to become an empty and derelict building as there is 
a process to ensure that it is assessed and released into a viable 
new use. However it may be helpful to explain this in the 
supporting text to the NDP. 
 
Insert new Para after 10.35 as follows: Cornwall Local Plan 
Policy 4.4 states that ‘Community facilities…..should wherever 
possible, be retained and new ones supported. Loss of provision 
will only be acceptable where the proposal shows: a). no need for 
the facility or service; b). it is not viable; or c). adequate facilities 
or services exist or the service can be provided in locations that 
are similarly accessible by walking, cycling or public transport’. 
 
[SS 4] Support noted. 
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[SS 23A] Support Given that the Methodist Chapel grave yard is 
privately owned, what policies in the NDP to ensure its protection and 
maintenance and how can this be achieved? 
 
[SS 13] There seems to be some conflicting evidence in the documents 
submitted regarding the bus service: Pg 117 of the Baseline evidence 
makes reference to “Public Transport links are reasonable at least 
from St Wenn Village and Venterdon” Pg 115. 10.6. of the Baseline 
Evidence refers to the infrequent bus service. Pg 19 of the NDP states 
Public Transport links are reasonable at least from St. Wenn Village 
and Venterdon..   Apart from any school bus, the 405 service from 
Venterdon up to 13th November ran only once a day and as this was 
only on weekdays, I would not consider this reasonable.  
 
 

[SS 9] Accepted. Include St Wenn School in list of Community 
Facilities in Policy 11. 
 
[SS 23A] Support noted. The owner of the site also agrees to its 
inclusion. 
 
 
 
[SS 13] This data was accurate at the time collected and of 
course is relative to what may considered reasonable in a very 
rural context. 

Policy 12 - Local Green Spaces [SS 20] Oppose. Island Garden is the garden attached to Letterbox 
Cottage. It is jointly owned by my brother, XXXXX at XXXXX Farm, and 
myself. We inherited it from our late father in 2016. At present the 
property is rented by XXXXXX, who uses the garden as a play area for 
her children. Although as far as my family can remember the Island 
Garden has been used by whoever has Letterbox Cottage and not by 
anyone else in the village, my late father actually purchased it from 
the XXXXX family, Borlaze in 1986. Letterbox Cottage was purchased 
by my great great grandfather XXXXXXX in 1872. The garden and 
cottage have separate title deeds and are also registered with the land 
registry at different dates. The garden is a private garden and is the 
only garden belonging to Letterbox Cottage. It is certainly not suited 
for any large development. The aerial view of the garden gives the 
impression its a much bigger space than it actually is and some of its 
consists of a sloping bank. we certainly would, not want the general 
public to think it was a green space for their general use. This would 
cause embarrassment to everyone. With easy access to the internet 
for most people for ie public footpaths, or for green spaces the 
general public will think that the garde will be for public use and the 
only way to avoid this would be for us to place 'private garden' notices 
on the gate. Personally I find these signs would give the impression 

[SS 20], [SS 25, [SS 26] Accepted. Although the Green Space 
designation does not imply a right of access and is intended only 
to prevent development that would harm the openness and 
character of the village, it is accepted that it could be 
misinterpreted to imply a right of access and that sites are not 
likely to attract development anyway. Similar circumstances 
apply to another Local Green Spaces in Rosenannon and if this 
objection is accepted then it too should be deleted to be 
consistent. However, in Tregonetha the identified sites which are 
of similar form are located alongside CROW access land and 
visually sit as part of it and should be retained. 
 
Remove Island Green, Island Green Verge and verge opposite 
The Sett from Policy 12.  
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that Rosenannon has a problem with people trespassing. The impact 
for us as owners of the property long term could result in a major 
headache.  I have only looked at the map of Rosenannon and can see 
other gardens that are larger than ours that have nor been designated 
as green spaces. I can only assume that the reason for this is that our 
garden is not joined to the property. I feel this is very unfair on us. We 
are living in stressful times at the moment, wether it is in our daily 
work or concerns about our health. The situation concerning the 
Island Garden is creating extra stress and anxiety, something we could 
well do without at present. 
 
[SS 25] Oppose I have received a letter from XXXXX regarding the 
Island Green in Rosenannon. I wish to object strongly. The land is 
owned by my sister XXXXXX  and myself. It was left to us by our father 
XXXXXX who died Augiust 2016. It is part of the property at Letterbox 
Cottage which is the house adjacent to it. It is used as the main garden 
as the cottage has very limited outdoor space therefore this land is 
crucial to Letterbox Cottage. XXXXXX purchased the Island Garden for 
a substantial sum of money in 1986 and we have deeds and proof of 
purchase. I am disappointed and concerned to have a letter 
completely out of the blue telling me that our owned property is 
identified as a public green space. This is private land, is not a very 
large area and is needed by the residents of Letterbox Cottage, 
Rosenannon 
 
[SS 26] Oppose designation of LGS of verge opposite Island Garden, 
Rosenannon. 
 
[CC 1] Policy 12: Local Green Spaces 
I could not see a section in the Evidence Base, or a document on the 
NDP website,  which addresses how the proposed Local Green Spaces 
meet the tests of paragraph 100 of the NPPF. This will be required at 
Examination if the Examiner is to confirm the proposed designations. 
The Examiner will also expect to see evidence that any landowners 
have been notified in advance and have been given opportunity to 
comment. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
[CC 1] Noted. Local Green Space Assessment will be added to the 
evidence base. 
 
 



     

St Wenn Neighbourhood Development Plan 2021  Consultation Statement                                                                                51 | P a g e  
 

TABLE 3: COMMENTS MADE ON SPECIFIC THEMES, POLICIES AND TEXT OF THE ST WENN NEIGHBOURHOOD DEVELOPMENT PLAN: ISSUED RAISED 
[SUMMARISED WHERE NECESSARY] AND PROPOSED RESPONSE. 
 
PLAN SECTION SUMMARY OF ISSUES RAISED STEERING GROUP RESPONSE 

PROPOSED AMENDMENT TO NDP IF REQUIRED 
 

Policy 13 - Recreation Spaces and Sports 
Pitches 

[SS 23B] Policy 13. Having lived in the Parish for some 68 years I have 
never been aware of a playing filed at Tregonetha. If one exists, would 
it be a good idea to make it easily identifiable for people to access? 
[A33] General comments on planning policy background by Sport 
Engand. 

[SS 23B] Noted. The site was shown on an earlier version of OS 
Open Data mapping but has since been removed.  
Remove Playing Field designation from site at Tregonetha. 
[A 33] Noted. 

Policy 14 - Footpaths and Bridleways [SS 6A] Many local footpaths have been blocked by landowners, 
preventing access when they should be open, to all. Policy should 
support Identification and reinstatement of lost footpaths, 
bridleways and right of ways. 

[SS 6A] Noted but cannot be accepted. The policy can only work 
through situations where planning applications are required. 
Blocking of routes by landowners in other circumstances is a 
footpath management issue beyond the remit of the NDP. 
However, if the Parish Council or others wished there could be a 
project set to look at footpath management. 

Policy 15 - Infill and Brownfield Housing 
Development 

[SS 13] A. Although strongest support is given from Respondents for 
new housing to be provided as Infill Development, The St Wenn 
Design Guide, if adopted, ensures building densities respect the rural 
character with gaps between buildings (quite naturally) to allow views 
to the surroundings. To comply with Policy 15(c) parking has to be 
made available for the minimum of 2 private vehicles. This will restrict 
the availability of Infill Development. It will however satisfy the 
Respondent of Additional Comment to No 3 of the Questionnaire who 
replied “ Too much Infill going on spoiling the appearance of 
Tregonetha” This is why I am unsure whether a Neighbourhood 
Development Plan is suitable for the Parish with a set of Rules applied 
to the settlements when they are spread so far apart. What may be 
acceptable to the residents of Rosenannon may not be acceptable to 
those in Tregonetha or St Wenn and vice versa, when they are not 
affected by any development that may take place. My personal view is 
that the present system works perfectly well the way it is, with the 
Parish Council and Residents of the Parish able to comment on any 
individual planning application as and when they are received and 
judged on their own merit or otherwise and not on a one size-fits all 
policy. 
 
B. Page 2 of the Survey Results indicated the second most popular 
choice for new housing is Rounding Off which was in preference to 

[SS 13] Not Accepted. It is not considered likely that requiring a 
minimum of two car parking spaces will restrict infill. Infill 
without adequate parking in an area of poor bus services and 
high car ownership is likely to lead to road blocking and poor 
safety.   The design code and Policy 12 are not intended to be a 
prescriptive ‘one size fits all’ approach but rather to provide 
guidance against which the individual merits of new 
developments  can be judged, so that they contribute to the 
maintenance of the local distinctiveness so valued by the 
community. Taking a ‘judging on its own merits’ approach is very 
likely to create inconsistent decisions that will make it very 
difficult to exercise proper planning management. 

B. Rounding off is defined in the CC Chief Planning Officers advice 
Note on Infill/Rounding Off: Rounding off provides a symmetry or 
completion to a settlement boundary, it is not intended to 
facilitate continued incremental growth. When making a 
judgement on rounding off, the decision maker needs to review 
the settlement and the surrounding area 
by visiting the site as well as reviewing maps and photographs to 
understand where the physical and logical boundaries of the 
existing settlement are. Rounding off development should not 
visually extend development into the open countryside and 
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Brownfield Land Development but Rounding Off has not been 
included in Policy 15 so presumably this should be, if not why?   
 
C. As Brownfield Site is mentioned in this policy can you please advise 
how much Brownfield Site (previously developed non-agricultural 
land) is there in St Wenn? I would have thought, if there is any 
available, it would have been used by now. 
 
D. Whilst page 1 of the Survey Results Analysis confirms the above Pg 
36 (4.13) of the Baseline evidence states: “Additional comments 
offered clearly supported continuing with a policy of limiting 
residential development in the Parish” I may be wrong, but the only 
evidence I can see that barely supports this is one respondent replying 
in additional comment No.4. to Question 3 “In short, we believe there 
should be little or no development of any significant scale in or around 
St Wenn.”  The Baseline Evidence continues “One comment suggested 
allowing sites for people to build their own homes if they own their 
own land. Conversely others felt there should be tighter controls, 
ensuring that local needs were met........” Again, I may be wrong but I 
cannot see evidence to support tighter controls, and conversely many 
of the additional comments in reply to Q.3 state the opposite. What 
the respondents did not want to see was New Estate Development on 
the edge of existing settlements, which the Questionnaire was asked 
to rate.  
 
E. Many Respondents to Question 3 also indicated in the Additional 
Comments that they would like to see agricultural buildings converted 
and the use of Planning Policy Q. Planning Policy Q permits 
agricultural buildings to be re-used as dwellings if they are capable of 
conversion which means many barns that could continue to be re-
used for agriculture purposes are being converted to homes (subject 
to certain criteria) and more barns are being built in the countryside 
to replace them. Unfortunately it does not permit redundant unusable 
agricultural buildings to be demolished and replaced with a new home 
even if they are on the original footprint. If a Local Development 
Order was incorporated into the Neighbourhood Plan would this allow 

should be predominantly enclosed by edging features. The 
boundaries of some settlements can be irregular and edges can 
include lower density development, large gardens that are 
important to the character and setting of the settlement and 
previously developed land. A judgement will be required on a 
case by case basis whether a site has the appearance of being 
within the physical boundaries of that settlement. The presence 
of definite boundaries, landscape features, the history and nature 
of the land, whether it is despoiled, degraded, derelict or 
contaminated, existing development and topography will be 
important considerations in this respect. Proposals must be 
adjacent to existing development and be contained within long 
standing and enclosing boundary features, for example, a road, 
Cornish hedge or stream. Suitable sites are likely to be 
surrounded on at least two sides by existing built development. 
Development resulting in the creation of a further site for 
rounding off is unlikely to be rounding off in itself.  

Given the very rural nature of St Wenn Parish and its settlements 
pattern, it is considered possible but unlikely that rounding off 
opportunities within the context of the above will occur without 
being disproportionate. However, given the possibility, it is 
appropriate that rounding off should be referred to in the NDP. 

Amend Figure 2, Housing Key Issues, final bullet point to read: 
Strong views were held that the majority of homes should be 
from infill, ‘rounding off’ existing development and the use of 
brownfield land.   

Amend Figure 2, Implications, 2nd  bullet point to read: 
Consideration should be given to NDP policies which encourage 
continued infill on small sites, rounding-off, and ‘brownfield’ 
land development subject to criteria for design, to address 
market demand and the need for more affordable homes, 
including self-build proposals.  
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the replacement of derelict agricultural buildings with homes? (I 
would mention here that I do have a personal interest in this although 
I answered neutral stating that I believed every planning application 
should be treated separately). If this was allowed not only could it 
provide additional homes the Respondents said were needed, it 
would enhance the environment, help rural communities thrive, and 
maybe better public transport facilities could be provided. The School 
should be able to accommodate children associated with any new 
builds as its roll number is under capacity and at present takes in 
children outside its catchment area and the Evidence Baseline 
indicates a falling number in younger children.   
 
 
F. Policy 15.2. states “Proposals that include self-build or self-finish 
serviced plots to be offered at a discount to self-builders in local 
housing need will be supported, subject to a legal agreement that the 
dwelling remains available to local people in need in perpetuity” 
Any proposals that offer a discount to self builders in local housing 
need is welcome but to have a legal agreement that the dwelling 
remains available to local people in need in perpetuity is a 
condition that may not be effected in a time that is convenient to the 
person selling their home, if no one local wants it. Whilst one may 
argue, that if the price was right and perhaps reduced there would be 
someone local in need to buy it, this cannot be guaranteed and could 
even result in a sale at a price less than it originally cost to buy. The 
occupation of a home by a local person in need can and is supported 
in Policy 16 Affordable Housing but as even stronger support was 
given to Family Homes in Question 4, could not a local self build first 
time buyer be given the opportunity to buy a home at discount as 
open market. Please re-consider this, although with respect, as the 
Parish is not allocating any land for new housing, as it does not have 
to, my personal view is that it is unlikely this opportunity will arise. I 
hope however I may be proved wrong and Respondents to the 
Questionnaire will have what they have asked for. 
 

Amend title of section and policy to:  Infill, Rounding Off and 
Brownfield Development 

Add the following to Paragraph 10.48: Rounding-off is 
development of land that is substantially enclosed but outside 
of the urban form of a settlement and where its edge is clearly 
defined by a physical feature that acts as a barrier to future 
growth (such as a road), and which does not visually extend 
building into the open countryside. The very rural nature of the 
Parish and its settlements is such that rounding off 
opportunities are likely to rare and must be very carefully 
designed to avoid being disproportionate to their small scale 
and character. 

Revise para 10.50 to read: NDP Policy 15 aims to encourage 
proposals of an appropriate scale which meet local needs, 
integrate well with the existing scale character of the 
settlements, avoid aggravating existing problems with parking 
and circulation and  do not facilitate continued incremental 
growth into the countryside. 

Add further paragraph to Policy 15 as follows:  Rounding off 
proposals must be adjacent to existing development, 
surrounded on at least two sides by existing built development 
and should not visually extend development into the open 
countryside. They should be predominantly enclosed by edging 
features such as long standing and enclosing boundary 
features, for example, a road, Cornish hedge or stream. 
Development resulting in the creation of a further site for 
rounding off is unlikely to be rounding off in itself.  

C. No information as to the extent of brownfield land has been 
collected. However it is not fixed as redevelopment proposals on 
existing development t may arise at any time. 
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D. Not accepted. The overall evidence from Survey question 3 is 
clear that people wish to see only a small scale of residential 
development in the Parish, whilst Questions 4 and 5 together 
support the view that there should be tighter controls to ensure 
that local need are met. 

E. Not Accepted. This refers to Use Classes Order Class Q which 
permits change of use of agric. buildings to residential as 
‘permitted development’ [PD] follows: 
Q.  Development consisting of—  
(a)a change of use of a building and any land within its 
curtilage from a use as an agricultural building to a use falling 
within Class C3 (dwellinghouses) of the Schedule to the Use 
Classes Order; and 
(b)building operations reasonably necessary to convert the 
building referred to in paragraph (a) to a use falling within 
Class C3 (dwellinghouses) of that Schedule. 
 
This PD is not available for buildings that have not been used for 
agriculture on or before 20th March 2013 or in in the case of a 
site which was brought into use after 20th March 2013, for a 
period of at least 10 years before the date development under 
Class Q begins.  
 
The use of a Development Order to extend this PD right to allow 
the demolition and replacement of an agricultural building is not 
within the remit of the NDP. 
 
F. Not Accepted. The NDP cannot be used to require discounts 
on open market housing. In any event, the legal agreement 
covering a local needs dwelling would normally have a clause 
allowing occupation by local people in need of affordable 
housing from adjoining parishes, so the chances of situation 
where a dwelling could not be sold is reduced. It is also possible 
to ask the LPA to grant the relaxation of local needs restrictions if 
necessary. 
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Policy 16 - Exceptional Affordable Housing 
Sites 

[SS 14] 16d. This clause supports the “Inclusion of an appropriate 
element of 1.5 bedroom bungalow designs that allow a small ancillary 
room suitable for a carer or family member to stay, but is not 
considered a bedroom, will be supported where appropriate” 
If permitted by Cornwall Planning Authority, personally I do not 
consider it unreasonable for a two bedroom bungalow to be included 
in this affordable housing category if this is preferred by the resident, 
as if a Carer is required they would need a full size bedroom and for 
visiting families why should this be restricted to only one family 
member and not a family especially when they may not visit often if 
travelling from afar and unable to afford rental accommodation. 
Unless the bungalow is specified for the exclusive use of the elderly or 
disabled (age would have to be defined) if it is also to be made 
available to a younger person (s) (disabled or otherwise) this would 
allow for a change in personal circumstances (i.e. a child/children) and 
if the 2nd bedroom was limited to half size it may be necessary for 
them to find alternative affordable accommodation which may not be 
available in the Parish. If permitted by Cornwall Planning Authority 
please reconsider this unless an extension can be built, or allow a two 
bedroomed house to be occupied by either a couple or a single 
person. This may affect Condition 15(.ii)  As in Policy 15, as the Parish 
is not allocating any land for exceptional affordable housing as it does 
not have to, with respect it is my opinion, it is unlikely any Exceptional 
Affordable Housing will take place even though Respondents rated 
this as being the second highest type of housing needed in the Parish. 
I hope however I am proved wrong and the Respondents to the 
Questionnaire will have what they have asked for. 
 
 
 
CC 3 Policy 16: Exceptional Affordable Housing Sites 
Parts 1 a-c  and 2 i and ii of the policy do not add anything to strategic 
Policy 9 of the Cornwall Local Plan. NDPs should not repeat strategic 
policy and this element should be deleted. If you decide to retain this 

[SS 14]. Noted However Policy 16 does not rule out 2 bedroom 
or larger dwellings, it simply encourages the inclusion of some 
1.5 bedroom homes that can accommodate a carer or visitor on 
a short term basis. This has been found to be advantageous as 
they can be cheaper to provide and buy/rent than a larger home, 
and demand for them does exist. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
[CC 3]. Partly accepted. The Policy extends CLP Policy 9 to take 
int account local conditions but is not contrary to it. It is 
accepted that 1.a should refer to ‘settlements’ rather than 
‘development’. 
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part of the policy, some of the wording could weaken the strategic 
position: part 1.a. would be clearer if it said ‘an existing settlement’ as 
‘development’ might lead to AH in more remote locations, that 
happen to be next to a barn (for instance). Part 1b. suggests that the 
submission of LVIA in itself overcomes landscape harm. 
 

 
Amend Policy 16.1.a by referring to ‘an existing settlement’ 
rather than ‘development’. 
 

Policy 17 - Extension, Replacement and 
Amalgamation of Existing Dwellings 

No comments received. NOTE: In making changes as proposed in connection with Policy 
15 above it was noted that Policy 17 does not deal with the issue 
of unauthorized mobile home siting and conversion that was 
identified in the community survey and evidence base. The 
following changes are proposed to deal with this: 

Amend Figure 2, Housing Key Issues, final bullet point to read: 
The idea of merging of adjoining homes into one larger 
dwelling, conversions of mobile homes to permanent dwellings 
and new small estates on the edge of existing settlements, 
were seen as being least important. 

Amend Figure 2, Implications, 2nd  bullet point to read: 
The policy issues controlling conversions of mobile homes to 
permanent dwellings should be made clear. 

Insert new Policy and supporting text as follows:  

Agricultural Dwellings and Mobile Homes 

Residential development in the countryside outside of 
settlements may be allowed where ‘there is an essential need for 
a rural worker, including those taking majority control of a farm 
business to live permanently at or near their place of work in the 
countryside’ (NPPF 2019, Para 79a).  This is reflected in Cornwall 
Local Plan Policy 7.5. The National Planning Practice Guidance 
2019 says that in the case of new enterprises it is appropriate to 
consider granting permission for a temporary dwelling for a trial 
period.  
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Where a farm enterprise is in its infancy planning permission may 
be obtained for temporary accommodation (e.g. a static 
caravan/mobile home) to give time for the business to develop. 
Then, if the business objectives are met the next stage would be 
to apply for a permanent dwelling at the site. If the business 
objectives are not met, it is a relatively simple and affordable 
process to return the land to its original condition and the mobile 
home itself may have some residual value. This is an established 
and widely accepted process intended to support the farming 
industry. 

However, mobile homes are sometimes placed on land in the 
countryside by people intent on pursuing life in a perceived rural 
idyll, or seeking an alternative eco-friendly lifestyle, and who are 
unaware of the well-established planning rules or are determined 
on challenging them. This involves buying land, moving into it 
without planning permission, and hoping over time to persuade 
the local community and the Planning Authority to grant 
retrospective planning, and thereafter allowing them to convert 
it into a permanent dwelling.  The unauthorised siting of mobile 
homes in this way without proper consideration can cause harm 
to the landscape, the historic environment and to biodiversity. It 
also tends to be divisive and harms the credibility of both the 
planning process and the farming industry. It is considered to be 
an issue in St Wenn Parish.  

Policy AL1 of the emerging Cornwall Local Plan Climate 
Emergency Development Plan Document, which proposes a policy 
approach to deal with ‘innovative, low carbon development that 
supports self-sufficient lifestyles’ may provide a framework for 
the consideration of some of the proposals which emerge under 
the circumstances described above. However that policy is a 
departure from current national and local planning policy and 
has not yet been adopted. 

The intention of NDP Policy 18, below, is to ensure that there is 
clarity about the status and process involved with agricultural 
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dwellings and mobile home development, beyond the ‘permitted 
development’ limits set in the Use Classes Order. 

POLICY xx: AGRICULTURAL DWELLINGS AND MOBILE HOMES 

The stationing of caravans and mobile homes that require 
planning permission and subsequent replacement with 
permanent dwellings will not be supported unless they are 
required in support of a genuine agricultural enterprise that 
accords with National Planning Policy Framework and National 
Planning Practice Guidance. 

 
Policy 18 - Second Homes and Holiday 
Lets 

CC 4 Policy 18 Principal Residence and Holiday Lets 
Part A: The evidence does not justify the inclusion of the primary 
residence policy for St Wenn Parish. The estimated figures of second 
homes, and the Census 2011 data do not show a situation that is 
above average for Cornwall. To justify the policy, you would need to 
show both that the situation was extreme (and the figures simply 
don’t show this – so you would have to supplement this with other 
evidence)  and that it was worsening. You would also have to show 
that this was having a detrimental impact on maintaining a 
sustainable community. 

[CC 4] Not accepted. The thrust of the NDP is to support the 
provision of reasonable accommodation for local people and the 
growing level of 2nd  homes runs counter to this aim. It is also 
considered that the evidence supporting the policy concerning 
community impact of 2nd homes as set out in the Evidence Base 
is conclusive on the matter.  
 
NOTE: Local observation indicates that 4 more dwellings are no 
2nd Homes. Insert in lower case text the following: Recent data 
from local observation suggests this number has now increased 
by a further 4 dwellings 

Climate Change - Introduction No comments received. NOTE: Further data is now available to help justify the policies in 
this section. 
Insert after 1st para of introduction the following new para:  
According to the IMPACT Community Carbon Calculator, the 
CO2e1 footprint per household in St Wenn Parish from 
consumption of goods and services is 24.5t per year, a total of 
4,136t. The territorial footprint from agricultural activity, housing 
occupation, transport, waste management etc is 14,854t.  
 

                                                 
1 CO2e stands for "carbon dioxide equivalent" and is a standard unit of measurement in carbon accounting. It expresses the impact of a number of different gases collectively as a common unit. 
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Policy 19 - Reducing the Causes of Climate 
Change 

No comments received.  

Policy 20 - Reducing the Impact of Climate 
Change 

No comments received.  

Policy 21 - Renewable Energy Production [SS  12] Policies 21 and 8vi. support, subject to certain criteria, wind 
turbines regardless of whether or not they are for the benefit of the 
community provided they are not large scale commercial. 
If a map cannot be supplied specifically identifying where wind 
turbines are to be erected and their maximum size, as the Parish is not 
in an Area of Outstanding Natural Beauty and will not have the 
protection the NDP states it would have, perhaps you will consider 
amending Policy 21.1B and 8vi so the community can decide 
whether to accept or reject any Wind Turbines when any planning 
application is made to Cornwall County Council and the position and 
size of any proposed Wind Turbine is known. Obviously this would 
not include those falling within the Government's Permitted 
Development category. 
 
Solar PVA . Small scale solar arrays will be supported, subject to 
certain criteria. Please can you advise what is small scale and the 
maximum size acreage this could cover. When this is known, the 
Community can then decide whether or not to support this policy or 
whether it prefers this policy should be amended to allow it to decide 
to accept or reject any Solar PVA when any planning application is 
made to Cornwall County Council and the position and size of any 
proposed Solar PVA is known. 
 
Community Energy. A Plan showing where any Wind Turbine or Solar 
Array developments are to be installed should be provided and the 
size given of any wind turbine and area covered by any solar PVA. I 
believe it is unlikely that everyone in the Parish would be connected 
to just one installation, and for everyone in the Parish to benefit more 
than one installation would be needed and a map showing where 
these installations would be sited should be provided before the 
Community decide to accept or reject this policy. Also, more clarity is 

SS 12, SS 8, SS 9, SS 12, SS 21, CC 5 Partly accepted. The only 
way that local communities can have a say on whether wind 
turbines are acceptable are thought NDPs. Scale will be 
dependent on the circumstances of each application considered 
against the proposed criteria so that consistent decisions can be 
reached. To be clear the policy should state that the whole Parish 
is considered to be suitable for wind turbine development, and 
set out details regarding the scale and design criteria involved. 

POLICY 21. RENEWABLE ENERGY PRODUCTION 

1. Wind Turbines 
A). The whole of St Wenn Parish is identified as an area suitable 
for wind turbine development, subject to the criteria in 
paragraph B. 

B). Where planning permission is required, single wind turbine 
developments will be supported where they help to meet local 
needs such as to enable energy independence for farming and 
other land based rural businesses, serve individual properties or 
small groups of properties, or supports a community energy 
project, provided that the turbine(s) and associated 
infrastructure: 

a) Are height banding A to C in scale [SEE 
FIGURE XX]; 

b) Are located as close as practicable to the 
existing buildings or proposed 
development it is intended to serve, is in 
proportion to their scale and is appropriate 
to the location; 

c) Are of a siting, scale and design that 
would not compromise public safety and 
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needed as to how the profits would be split if only partly owned by 
the local residents and businesses. 
 
[SS 8] Agree with small and individual properties using micro wind 
turbines. However, some think they look ugly, whilst living amongst 
large scale turbines. 
 
[SS 19] Oppose 
I do not agree that the NDP should not support commercial wind or 
commercial solar projects, surely with everyone thinking about 
climate change and the introduction of electric vehicles he need for 
renewable energy is more important than ever.  
 
I think it is a mistake to oppose this in there NDP, it should be 
discussed on its own merits if planning application arises. Commercial 
renewable projects provide community funds which you will know 
about, this can be a valuable asset for any project within the parish. 
The visual impact will only be short †erm after a period of months or 
years it will become part of the natural landscape. 
 
[SS 21] Farmers are having to respond to the very rapidly changing 
world and one of the biggest changes will be their ability to 
encompass renewable energy which will be essential to help offset 
their carbon footprint and become carbon neutral. 
 
CC 5 Policy 21: Renewable Energy Production 
Applications for wind turbines (except for repowering) can only be 
considered if the neighbourhood plan allocates an area suitable for 
wind turbines (see footnote 49 to para 154b of the NPPF.) Since your 
NDP does not allocate such an area, no such applications can be 
considered and Part 1 of this policy is redundant and should be 
deleted. Please check the current Climate Change DPD consultation  
Climate Change Development Plan Document - Cornwall Council 
which makes some proposals for areas suitable for wind turbine 
development – and identifies the area of St Breock Down as 

allows continued safe use of public rights 
of way; 

d) Would not adversely affect the amenities 
of local residents or other users of the 
countryside in terms of noise, vibration, 
shadow flicker, electromagnetic 
interference or overbearing visual impact; 

e) Would not dominate, or prevent the 
understanding and appreciation of historic 
landmarks and heritage assets; 

f) Where appropriate, would comply with the 
Microgeneration Certification Scheme; and 

g) A scheme is agreed with the local planning 
authority to remove the turbine(s) and 
associated infrastructure as soon as 
reasonably practicable once it is no longer 
used for energy generation and the site 
remediated to its previous quality for 
agricultural use. 

(D). Proposals for wind turbines and associated infrastructure 
will not be supported where they, together with existing and 
approved turbines, would lead to a concentration of wind 
turbines on a scale which would significantly change the 
character of the wider landscape. 

(E). Applicants should use Cornwall Council’s SPD on Renewable 
Energy Annexes 1 & 2 to inform their impact assessments. 

2. Solar PV 

A). Band A and Band B solar arrays will be supported, 
providing they: 

………. 
Include explanative box showing the various bands for Turbine 
size used in CC guidance.  
 
TURBINE HEIGHT BANDING  
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potentially suitable for an expansion of B and D turbines. The Parish 
Council may wish to feed in to this consultation. 
 

a) BAND A TURBINES (APPROX. 18-25 METRES TO TIP, 
EXCLUDES ROOF MOUNTED TURBINES);  

b) BAND B TURBINES (APPROX. 26-60 METRES TO TIP);  
c) BAND C TURBINES (APPROX. 61-99 METRES TO TIP);  
d) BAND D TURBINES (APPROX. 100-150 METRES TO TIP).  

TURBINE CLUSTER SIZES  
a) SINGLE TURBINE  
b) SMALL SCALE CLUSTERS (UP TO 5 TURBINES)  
c) MEDIUM SCALE CLUSTERS (6-10 TURBINES)  
d) LARGE SCALE CLUSTERS (11-25 TURBINES)  
e) VERY LARGE SCALE CLUSTERS (>26 TURBINES)  

SOLAR PANEL ARRAY SITE BANDINGS  
• BAND A: < 1 HA (2.5 ACRES)  
• BAND B: >1 TO 5 HA (2.5 TO12.4 ACRES)  
• BAND C: >5 TO 10 HA (12.4 TO 25 ACRES)   

SOURCE: ‘CORNWALL RENEWABLE ENERGY PLANNING ADVICE SPD’ 
MARCH 2016.  
 
In order to support farm energy independence and off-grid operation, a 
policy supporting battery storage is now proposed: 
 

Local Energy Storage 

Local energy storage is considered to be a crucial element in 
moves to increase the proportion of renewable and low carbon 
energy. When renewable sources produce insufficient power to 
meet demand, rather than draw from the grid, power is drawn 
from batteries and they progressively discharge. When the 
system produces more electricity than can be used, the batteries 
can be recharged. Such storage can help improve energy security, 
alleviate energy poverty, and potentially assist moves to off-grid 
systems and is expected to particularly advantageous to farming 
as it adapts in the face of rapidly changing economic conditions. 
Storage could, in addition, be part of a new residential or non-
residential development site, as an essential element of an 
energy strategy to decarbonise the new development. Carefully 
designed and located storage facilities can be accommodated in 
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sensitive locations. However, as an emerging area of technology 
a cautious approach to their development is appropriate.  

Policy 22 is intended to encourage the provision of infrastructure 
to support renewable energy generation and use and set the 
parameters by which such proposals can be accommodated 
without harming various planning interests.  

POLICY 22. LOCAL ENERGY STORAGE  

Proposals for renewable and low carbon energy storage 
developments will be supported and encouraged providing 
that:  

Any new buildings are designed to reflect local vernacular and 
minimise visual impact on the landscape.  

They would not dominate, or prevent the understanding and 
appreciation of heritage assets, the layout and use of buildings 
is informed by a detailed Heritage Impact Assessment.  

Appropriate ecological surveys are undertaken and adequate 
mitigation of any effects proposed.  

They would not adversely affect the amenities of local residents 
or users of footpaths and cycle routes in terms of noise, 
vibration, traffic generation, security lighting, fencing, and 
construction impacts – e.g. noise, vehicle movements, tree 
removal;  

Wherever possible, the opportunity is taken to re-use existing 
agricultural buildings and remedialise despoiled ground. 

 
Annex:  Consultation List 
 
What is specified in the regs? 
 
1.  For the purposes of regulations 14 and 16, a “consultation body” means—  
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(a) where the local planning authority is a London borough council, the Mayor of London; 
(b) a local planning authority, county council or parish council any part of whose area is in or adjoins the area of the local planning authority; 
(c) the Coal Authority; 
(d) the Homes and Communities Agency; 
(e) Natural England; 
(f) the Environment Agency; 
(g)  the Historic Buildings and Monuments Commission for England (known as English Heritage)(5); 
(h) Network Rail Infrastructure Limited (company number 2904587); 
(i)  the Highways Agency; 
(j) the Marine Management Organisation; 
(k)any person— 

(i) to whom the electronic communications code applies by virtue of a direction given under section 106(3)(a) of the Communications Act 2003; and 
(ii) who owns or controls electronic communications apparatus situated in any part of the area of the local planning authority; 

(l) where it exercises functions in any part of the neighbourhood area— 
(i) a Primary Care Trust established under section 18 of the National Health Service Act 2006 or continued in existence by virtue of that section; 
(ii)  a person to whom a licence has been granted under section 6(1)(b) and (c) of the Electricity Act 1989; 
(iii) a person to whom a licence has been granted under section 7(2) of the Gas Act 1986; 
(iv) a sewerage undertaker; and 
(v)  a water undertaker; 
(m) voluntary bodies some or all of whose activities benefit all or any part of the neighbourhood area; 
(n) bodies which represent the interests of different racial, ethnic or national groups in the neighbourhood area; 
(o) bodies which represent the interests of different religious groups in the neighbourhood area; 
(p) bodies which represent the interests of persons carrying on business in the neighbourhood area; and 
(q) bodies which represent the interests of disabled persons in the neighbourhood area 

 
 
ENDS 
 
 
 
 
 
 
 

http://www.legislation.gov.uk/uksi/2012/637/schedule/1/made#f00022
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