
 
St Ives Area  

Neighbourhood  
Development Plan  

 

2015 - 2030  

 
 

Basic Conditions Statement 
 
 

 
 

 
 

 
 

 
Town and Country Planning Act 1990 (as amended) 

Paragraph 8(2) of Schedule 4B Statement 
 

Submission Date March 2015 

 
St Ives Area Neighbourhood Development Plan Proposal 

 

by the 

St Ives Area Neighbourhood Plan Steering Group, on behalf of St Ives Town Council 

(Qualifying Body) 



St Ives Area Neighbourhood Development Plan: Basic Conditions Statement 

2 
 

 

Contents 
 
1. Legal Framework ...................................................................................................................... 3 
 
2. Legal Requirements ................................................................................................................ 4 

2.1 St Ives Area NDP is being submitted by a Qualifying Body ..................... 4 

2.2 The Neighbourhood Development Plan Proposal ................................... 4 

2.3 The policies do not relate to excluded development .............................. 5 

2.4 The Neighbourhood Area ................................................................... 5 

2.5 Summary of Submission Documents and Supporting Evidence ............... 5 
 
3. Basic Conditions .....................................................................................................................................5 

3.1 Have Appropriate Regard to National Policy ......................................... 5 

3.2 Contribute to the Achievement of Sustainable Development .................. 8 

3.3 Be in General Conformity with Strategic Local Policy ............................. 9 

3.4 Be Compatible with EU Obligations ..................................................... 9 

 
Table 1: St Ives Area NDP Policies – NPPF, Proposed Submission 

Cornwall Local Plan and saved Penwith Local Plan Policies ............................... 11 

 
Appendix 1 St Ives Area NDP Designation Application and Designation 
Decision ....................................................................................................................................................................... 65 

Appendix 2 Screening Opinion from Cornwall Council ......................................................... 68 

 
 
 

 
 

 
 
 

 
 

 
 
 

 
 

 
 
 

 
 

 
 
 



St Ives Area Neighbourhood Development Plan: Basic Conditions Statement 

3 
 

1. Legal Framework 

 

Paragraph 8 of Schedule 4B to the Town and Country Planning Act 1990 (as 

amended) [excluding 2b, c, 3 to 5 as required by 38(C)] sets out that 

Neighbourhood Development Plans must meet the following basic conditions: 

 

7. Neighbourhood Development Plans must meet the following basic conditions: 

 

(1) The examiner must consider the following— 

a) whether the draft neighbourhood development plan meets the basic 

conditions (see sub-paragraph (2)), 

b) whether the draft neighbourhood development plan complies with the 

provision made by or under sections 61E(2), 61J and 61L, as amended by 

s38C(5)(b). 

d) whether the area for any referendum should extend beyond the 

neighbourhood area to which the draft neighbourhood development plan 

relates, and 

e) such other matters as may be prescribed. 

 

(2) A draft neighbourhood development plan meets the basic conditions if— 

 

a) having regard to national policies and advice contained in guidance issued 

by the 

Secretary of State, it is appropriate to make the neighbourhood 

development plan, 

b) the making of the neighbourhood development plan contributes to the 

achievement of sustainable development, 

c) the making of the neighbourhood development plan is in general 

conformity with the strategic policies contained in the development plan 

for the area of the authority (or any part of that area), 

d) the making of the neighbourhood development plan does not breach, and 

is otherwise compatible with, EU obligations, and prescribed conditions 

are met in relation to the neighbourhood development plan and  
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e) prescribed matters have been complied with in connection with the 

proposal for the neighbourhood development plan. 

 

(6) The examiner is not to consider any matter that does not fall within sub-

paragraph (1) (apart from considering whether the draft neighbourhood 

development plan is compatible with the Convention rights). 

 

Whether the draft St Ives Area Neighbourhood Development Plan meets the 

basic condition as required by 1(a) and sub-paragraph 2 is set out in Sections of 

this basic conditions Statement. The remainder of the Section addresses the 

requirements under paragraphs 1(b), 1(d) and 1(e). 

 

2. Legal Requirements 

 

2.1 St Ives Area NDP is being submitted by a Qualifying Body 

This Basic Conditions Statement is submitted by St Ives Town Council, the 

qualifying body under the 2011 Localism Act and the relevant body designated 

with the responsibility for the future development within the NDP area for the 

purposes of section 61G of the 1990 Town and Country Planning Act. This Basic 

Conditions Statement is submitted to Cornwall Council under s15(1) of the 

Neighbourhood Planning Regulations 2012. 

 

2.2 The Neighbourhood Development Plan Proposal 

The St Ives Area NDP proposal relates to planning matters (the use and 

development of land) and has been prepared in accordance with the statutory 

requirements and processes set out in the Town and Country Planning Act 1990 

(as amended by the Localism Act 2011) and the Neighbourhood Planning 

Regulations 2012.  

 

St Ives Area NDP specifies the time period up to and including 2030 for which it 

will be in force.  
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2.3 The policies do not relate to excluded development 

The neighbourhood plan proposal does not deal with county matters (mineral 

extraction and waste development), nationally significant infrastructure or any 

other matters set out in Section 61K of the Town and Country Planning Act 

1990.  

 

2.4 The Neighbourhood Area 

The neighbourhood plan proposal relates to the St Ives Neighbourhood Area, 

designated on 29 November 2013 in accordance with the Neighbourhood 

Planning (General) Regulations 2012, and to no other area – see Appendix 1. 

There are no other neighbourhood plans relating to that neighbourhood area.  

 

2.5 Summary of Submission Documents and Supporting Evidence 

In addition to this Basic Conditions Statement, the following documents have 

been prepared to support the preparation of St Ives Area NDP: 

 The St Ives Area NDP Consultation Statement – sets out the 

consultation and community engagement process from scoping meetings 

through to submission. 

 The St Ives Area NDP Evidence Base Review – details all the 

evidence that has been used in drawing up the draft policies, including the 

Penwith Local Plan and local strategies from the past 20 years.  

 The St Ives Area NDP Sustainability Appraisal – sets out the key 

sustainability issues for the designated area and tests the draft policies 

against sustainability objectives.  

  

3. Basic Conditions 

 

3.1 Have Appropriate Regard to National Policy 

The National Planning Policy Framework (NPPF) was published in March 2012. 

The NPPF provides a framework within which local communities can produce 

neighbourhood development plans for their area and sets out how planning 

should help achieve sustainable development.  
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Paragraphs 18 to 219 of the NPPF express the government’s view on what 

sustainable development means in practice for the planning system. St Ives 

Area NDP supports the following objectives of the NPPF with regard to achieving 

sustainable development: 

1. Building a strong, competitive economy  

2. Ensuring the vitality of town centres  

3. Supporting a prosperous rural economy  

4. Promoting sustainable transport  

6. Delivering a wide choice of high quality homes  

7. Requiring good design  

8. Promoting healthy communities  

10. Meeting the challenge of climate change, flooding and coastal change  

11. Conserving and enhancing the natural environment  

12. Conserving and enhancing the historic environment 

 

The NPPF states that there are three principles to sustainable development – 

economic, social and environmental. This prompts the need for the planning 

system to perform a number of roles which are defined below. It is believed that 

the policies contained within the draft St Ives Area NDP also contribute to these 

three roles stated below. 

 

Table 1 details how each St Ives Area NDP policy relates to the NPPF.  

 

Economic Sustainability 

Contributing to building a resilient, responsive and collaborative economy by 

ensuring that sufficient land of the right type is available to support 

entrepreneurship and innovation in local industry; and coordinating development 

requirements in support of local supply chains and networks.  

 

St Ives NDP supports this principle through: 

a) allocating land for housing, employment, services and amenity provision 

(AM1 – 4, AS1 – 6, LED1); 

b) protecting St Ives’ town centre and encouraging continued retail provision 

(LED2, LED4); 
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c) encouraging a diversity of retail provision in St Ives town centre, catering 

for and encouraging use by local residents as well as tourists (LED3); 

d) ensuring continued business provision at Penbeagle Industrial Estate 

(LED4); 

e) encouraging retail and service provision in the settlements of Carbis Bay 

and Lelant (LED5); 

f) providing for new proposals relating to agriculture (LED6); 

g) encouraging new proposals relating to fishing (LED7); 

h) providing for catered holiday accommodation and campsite and caravan 

parks (LED8, LED9). 

 

Social Sustainability 

Supporting a strong, vibrant and healthy community, by providing the supply of 

housing required to meet the needs of present and future generations; and by 

creating a high quality built environment with accessible local services that 

reflect the community needs and support its health, social and cultural 

wellbeing. 

 

St Ives NDP supports this principle through: 

a) providing for affordable housing for local people (H1, H4, AM1-4, AS1-6); 

b) providing for principal residence housing, to ensure that social 

infrastructure remains viable (H2); 

c) providing for open space provision to accompany new developments (H5); 

d) encouraging high quality where buildings are subdivided, to ensure 

acceptable standards of living (H6); 

e) providing for new residential care and nursing homes (H7); 

f) encouraging high quality design, particularly in conservation areas which 

are important to the continued success of St Ives tourism economy, on 

which a high proportion of local residents depend (BE1 – 17); 

g) encouraging service provision in Carbis Bay and Lelant (LED5); 

h) identifying and protecting existing community facilities (CF1); 

i) providing for new community facilities and informal recreational activities 

in the countryside surrounding the settlements (CF2, CF3); 

j) encouraging safe, accessible and attractive cycle and pedestrian routes 

through new development sites, particularly to local amenities (T1); 
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k) protecting public rights of way (OS7); 

l) identifying and protecting culturally significant buildings, particularly 

encouraging their continued use as community spaces (and/or places of 

employment) where currently used as such (CH1).  

 

Environmental Sustainability 

Contributing to protecting and enhancing our natural, built and historic 

environment; and as part of this, helping to improve biodiversity, use natural 

resources prudently, minimise waste and pollution and mitigate and adapt to 

climate change including moving to a low carbon economy. This is a crucial 

principle for resident communities and visitors alike.  

 

St Ives Area NDP supports this principle through: 

a) reinforcing designated landscape areas and important open/green spaces (OS1); 

b) protecting open/green spaces of particular importance to the local community 

(OS6); 

c) protecting flora and fauna, trees, woodland, hedgerows and Cornish hedges 

(OS2, OS3); 

d) mitigating disturbance and pollution from new developments (OS4); 

e) protecting open/green spaces within settlements as well as between (OS5); 

f) protecting the best and most versatile agricultural land (OS8); 

g) protecting panoramas and vistas – coastal and countryside (OS9); 

h) encouraging sustainable transport provision (T1); 

i) encouraging high quality design, particularly in conservation areas (BE1 – 

17); 

j) identifying and protecting historically significant buildings (CH1).  

 

3.2 Contribute to the Achievement of Sustainable Development 

The St Ives Area NDP has been prepared with a clear understanding of the three 

key areas of sustainable development – economic, social and environmental – 

and the interplay between them. The policies aim to protect what is valuable to 

the community, both in the natural and built environment, whilst allowing for 

developments that will contribute to social infrastructure and economic 

resilience. Increased self-reliance is central to resilience and forms a key part of 

St Ives Area NDP.  
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St Ives Area NDP policies that contribute to sustainable development have been 

listed in the section above and in more detail in Table 1.  

 

3.3 Be in General Conformity with Strategic Local Policy 

St Ives Area NDP has been prepared in consultation with planning officers from 

Cornwall Council. This has ensured that the process of developing draft policies 

has been scrutinised in terms of conformity with the strategic policies of the 

Proposed Submission Cornwall Local Plan – this includes the saved policies from 

the Penwith Local Plan 2004.  

 

Cornwall Council have been mindful of the preparation of the pre-submission 

Local Plan 2010-2030 and any potential bearing this may have on St Ives Area 

NDP. It is considered that if the examination and referendum are successful, St 

Ives Area NDP will be brought into force prior to the adoption of the Local Plan 

under the new Town and Country (Local Planning) (England) Regulations 2012.  

 

Detail is given in Table 1 as to how each St Ives Area NDP policy relates to the 

emerging Cornwall Local Plan and saved policies from the Penwith Local Plan. 

 

3.4 Be Compatible with EU Obligations 

A screening opinion was obtained from Cornwall Council in terms of the need for 

Strategic Environmental Assessment (SEA) and the Habitats Regulations 

Assessment (HRA). It was concluded that a SEA was required, but a HRA was 

not (see Appendix 2). 

 

A Sustainability Appraisal (SA) Scoping report was completed and consulted on 

in May 2014 alongside the preferred policy options for St Ives Area NDP. Natural 

England, English Heritage and the Environment Agency were all consulted. Their 

responses can be found in the Sustainability Appraisal accompanying St Ives 

Area NDP.  

 

The responses were used in drawing up an independent Sustainability Appraisal, 

in line with the procedures prescribed in the Environmental Assessment of Plans 
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and Programmes Regulations 2004 (the SEA Regulations) which transpose into 

national law the EU Strategic Environmental Assessment (SEA) Directive1.  

 

The SEA Regulations require that a report is published for consultation alongside 

the draft NDP that ‘identifies, describes and evaluates the likely significant 

effects of implementing the plan and reasonable alternatives’. The report must 

then be taken into account, alongside consultation responses, when finalising 

the plan.  

 

The SA was consulted on as part of the pre-submission formal consultation 

(Regulation 14) for St Ives Area NDP. Natural England, English Heritage and the 

Environment Agency were all consulted, alongside other statutory consultees for 

the NDP itself. Responses are detailed in the Consultation Statement 

accompanying St Ives Area NDP.  

 

It is considered that St Ives Area NDP is compatible with the European 

Convention on Human Rights within the meaning of the Human Rights Act 1998.  

 
 

                                                        
1 Directive 2001/42/EC 
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Table 1: NPPF, Proposed Submission Cornwall Local Plan and Saved Penwith Policies 
Policy NPPF Proposed Submission Cornwall Local Plan Saved Penwith Local Plan Policies 

CH1 

Local Community and 

Heritage Assets 

Through promoting the retention of 

culturally significant buildings and their 

continued community and/or economic 

use, para 28.  - promote the retention and 

development of local services and 

community facilities in villages, such as 

local shops, meeting places, sports 

venues, cultural buildings, public houses 

and places of worship – is supported.  

Para 126 recognises heritage assets as – 

an irreplaceable resource – and 

emphasises putting them to  - viable uses 

– policy CH1 provides protection for 

heritage assets and encourages their 

continued use as community/economic 

enterprises. This also supports para 131 

which requires consideration of the 

viability. 

The policy requires the significance of any 

heritage asset  to be taken into account, 

in line with para 128 and encourages 

consultation of the historic environment 

record. This includes taking into account 

the setting of the asset, supporting para 

129.  

Policy CH1 reinforces the recognition in the 

Local Plan that the historic environment is an 

important, non-renewable, outstanding and 

distinctive resource which contributes to 

Cornwall’s economy, tourism, education, and 

culture and community identity. The historic 

environment of St Ives is particularly important 

from a cultural and economic perspective.  

Policy 24 of the Local Plan calls for 

development proposals to - Protect, conserve 

and enhance the historic environment of 

designated and undesignated heritage assets 

and their settings. Policy CH1 provides the 

details of the most important heritage assets in 

the NDP area. 

 

By requiring development proposals to 

consider community and heritage 

assets, policy CH1 adds detail to 

Penwith policy GD-1 - Development 

should be integrated with its 

surroundings in the terms of scale, 

siting and design and be in keeping 

with the character of the district.  

Policy CH1 provides the details of 

buildings to which Penwith policies GD-

7, GD-8 and H-11 would refer, with 

regard to conversion of non-residential 

buildings, buildings of local significance 

and conversion of non-residential to 

dwellings. Similarly for policies CC-15 

and CC-17, with sites of historic 

importance and historic parks and 

gardens.  

In general the policy also adds local 

detail to the requirements of policy TV-

14 wiht regard to historic settlements.  
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The policy places weight first and foremost 

on conservation of heritage assets, 

supporting paras 132, 133, 135, 136  and 

139 but not at any cost in line with para 

134 - harm should be weighed against the 

public benefits of the proposal, including 

securing its optimum viable use – and 

para 140 -  Local planning authorities 

should assess whether the benefits of a 

proposal for enabling development, which 

would otherwise conflict with planning 

policies but which would secure the future 

conservation of a heritage asset, outweigh 

the disbenefits of departing from those 

policies. 

LED1 

New Economic 

Proposals 

Policy LED1 encourages new economic 

proposals on appropriate local sites, 

providing a bespoke channel for section1 

of the NPPF to be implemented – Building 

a Strong Competitive Economy.  

Paras 18, 19, 20 and 21 are supported 

with regard to job creation, encouraging 

economic growth in the area, proactive 

planning and provision for that growth, 

identifiying priority areas for growth.  

Section  

By putting forward sites for economic 

Policy LED1 provides a localised context for 

Objective 1 of the Local Plan in providing a 

positive policy framework for a range of local 

businesses.  

Policy 2 of the Local Plan requires a sustainable 

approach to accommodating growth., whilst 

respecting the natural and historic character of 

Cornwall. Policy LED1 provides for additional 

employment floorspace, whilst requiring 

proposals to be sensitive to their surroundings, 

have no adverse visual impact on the area’s 

landscape and be in general conformity with 

Putting forward sites for new economic 

development provides a localised 

channel for Penwith policy E-1, 

particularly in terms of - 

 a positive and sustainable contribution 

to the local economy in terms 

of...generation of additional 

employment opportunities...the scale 

of the development being relevant to 

the employment needs of the locality... 

being accessible, without undue 

reliance on use of the private car, to 
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and/or retail development, policy LED1 

also supports para 28 - promote the 

retention and development of local 

services and community facilities...  

the character area requirements (as laid in 

policies BE1 – BE17). The dispersed nature of 

the sites also supports the Local Plan’s 

approach of -  a continued dispersed 

development pattern providing homes and 

jobs, in a proportional manner, where they can 

best sustain the role and function of local 

communities in towns and villages and that of 

their catchment as set out in this Plan’s 

Community Network Area based policies and 

subsequent Neighbourhood Plans. 

To further this aim, Policy 5 of the Local Plan 

calls for employment sites to be located  -  

within or well integrated to our city, towns and 

villages – which policy LED1 supports.  

Policy PP2 of the Local Plan calls for provision 

of additional office accommodation and 

industrial space in the Hayle and St Ives 

Community Network Area. Development of 

sites identified in policy LED1 will contribute to 

this provision. This should include non-tourism 

related economic activity. The dispersal and 

location of the economic development sites in 

policy LED1 will provde for a diversification of 

economic activity (i.e. some sites are better 

positioned for non-visitor related activity). 

 

the potential workforce and... making 

efficient use of land and buildings... 

the major employment needs of 

thedistrict should be met by available 

industrial land and the sites proposed 

in the local area. 

Penwith policies E-2, E-3 and E-11 call 

for appropriately scaled, sited and 

screened industrial and business 

development on the edge of St Ives 

town, which Poilcy LED1 fulfills.  
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LED2 

General Retail and 

Town Centre 

Policy LED2 encourages new retail 

proposals in St Ives town centre, with 

preference for small and medium sized 

enterprises supporting para 23s emphasis 

on the vitality of town centres, particularly 

- competitive town centres that provide 

customer choice and a diverse retail offer 

and which reflect the individuality of town 

centres.. 

 

Policy LED2 sits under Objective 3 of the Local 

Plan, which is to - Provide and enhance retail 

provision with a regional and sub-regional 

status that adds to economic growth and 

provide opportunities to improve existing 

facilities for better economic performance. 

In particular, policy LED2 supports Local Plan 

policy 4, specifically - the vitality and viability 

of town centres and maintains and enhances a 

good and appropriate range of shops, services 

and community facilities.   

A continued retail offer will provide for 

continued employment, in line with Local Plan 

policy 5. And Policy PP2 also calls for retail 

provision, which policy LED2 supports.  

Penwith policy TV-16 emphasis the role 

of centres. Policy LED2 specifically 

contributes to the following policy 

aspirations - Major retail, office, 

entertainment, leisure or community 

developments should be located in the 

town centres of .... St. Ives and ...., 

where the greatest benefits to the 

community can be provided in terms 

of... contribution to the vitality and 

viability of the town centres.  

 

 

LED3 

Catering and Food 

Outlets 

By ensuring that a balance is always 

maintained in terms of the retail provision 

in St Ives town centre, policy LED3 

supports para 23s emphasis on a diverse 

retail offer and the vitality of town centres 

as above.  

 

 

As above, with particular reference to Local 

Plan policy 4’s requirement for a good and 

appropriate range... 

 

 

 

Policy LED3 is a modified version of 

Penwith policy TV-25 whcih placed a 

strong restriction on the establishment 

of hot food takeaways. Policy LED3 

recognises that this is still an issue for 

St Ives but allows a greater degree of 

flexibility in planning and competiton in 

market terms, so as not to stifle 

entrepreneurship.   

LED4 

Redevelopment and 

Change of Use 

Policy LED4 supports paras 18, 19, 20, 21 

and 22 as above, with particular emphasis 

on maintaining retail and employment 

Policies 2, 4, 5 and PP2 as above.  

 

 

With the adoption of the Cornwall Local 

Plan, Policy LED4 will replace Penwith 

policies TV-18, TV-19 and TV-20 with 
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space, but only where economically viable. 

In this way, the policy also supports the 

vitality of the town centre in line with para 

23. Pressure on premises for holiday 

accommodation is acute in St Ives town 

centre area, warranting additional 

protection of retail and employment 

premises.  

 

 

regard to change of use of retail , 

office and employment premises, 

village and neighbourhood facilities. 

And Penwith policy E-10, which 

prevents the change of use of sites on 

Penbeagle Industrial Estate, which -  

make a contribution to the stock of 

employment premises in the locality.. 

LED5 

Retail and 

Employment 

Proposals in Carbis 

Bay and Lelant 

Para 23 as above, with particular 

reference to Carbis Bay and Lelant 

settlements, which at present contain little 

or no retail provision.  

 

Policies 4, 5 and PP2 as above, with particular 

reference to Carbis Bay and Lelant settlements 

which at present contain little or no retail 

provision.  

Policies TV-16 and TV-17 as above, 

with particular reference to Carbis Bay 

and Lelant settlements which at 

present contain little or no retail 

provision.  

LED6 

Agricultural 

Development 

Proposals 

Paras 21 and 22 of the NPPF are 

supported with regard to job creation, 

encouraging economic growth in the area, 

proactive planning and provision for that 

growth and identifying priority areas for 

growth. Para 22 also calls for the 

economic viability and vitality of sites to 

be considered, supported by clause d) of 

policy LED6 which requires proposals to 

demonstrate how they will make a 

continued contribution to the economic 

viability of the existing farm unit.  

Para 28 calls for neighbourhood plans to 

‘promote the development and 

Local Plan policy 5 supports the creation and 

retention of jobs and skills across a range of 

industries, where economically viable. There is 

emphasis on ‘sites considered locally 

important’ – agricultural production in the NDP 

has been declining (as in many areas around 

the country) and policy LED6 is a proactive 

policy to support the growth of the industry, in 

line with Local Plan objectives to support 

agriculture generally in Cornwall.  

Local Plan policy PP2 emphasises new 

employment schemes that provide ‘permanent 

work opportunities which break the cycle of 

seasonal labour’.  

By requiring screening by landform, 

planting or trees, policy LED6 supports 

Penwith policy GD-3 and its 

requirement for the incorporation of 

landscaping and planting within 

developments, in order to reduce ‘their 

impact on the environment and which 

reflects the character of their 

surroundings, providing screening 

shelter and interest – and policy CC-13 

on tree planting and hedgerow 

schemes  -policy TV-5 on tree planting 

schemes.  

Penwith Policy H-8 does not permit 
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diversification of agricultural and other 

land-based rural businesses....through 

conversion of existing buildings and well 

designed new buildings.  

new developments outside of the 

villages and Halsetown and Lelant 

unless there is an essential need, 

which must be accommodated where 

possible by the conversion of an 

existing building. New buildings must 

be constructed within the existing 

complex. A condition is required to 

secure new developments as part of 

farm businesses and cannot be lifted 

unless it can be proved that the 

business is no longer economically 

viable.  Policy LED6 continues this 

intent related specifically to agricultural 

proposals.  

Penwith policy E-6 is comprehensive in 

its coverage of farm diversification 

projects, the intent of which is 

continued in policy LED6, particularly 

that - Planning permission will not be 

granted unless operation of the 

development as part of the farm 

business is secured through the use of 

conditions or a planning obligations. 

Penwith policy E-7 also relates to 

development essential to agriculture 

industries and calls for new 
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developments to be sited within of 

adjacent to an existing complex, to be 

screened and to provide for public 

transport links for employees. Policy 

LED6 will continue all of these 

stipulations beyond the expiration of 

the Penwith Local Plan.  

LED7 

Fishing Development 

Proposals 

Paras 21 and 22 of the NPPF are 

supported with regard to job creation, 

encouraging economic growth in the area, 

proactive planning and provision for that 

growth and identifying priority areas for 

growth.  

Para 28 calls for neighbourhood plans to 

‘support the sustainable growth of all 

types of business and enterprise’. Within 

the NDP area, fishing is a historical and 

culturally important industry, hence the 

inclusion of policy LED7 to support the 

aims of NPPF para 28.  

Local Plan Policy 2 calls for development to 

provide for marine businesses, an intention 

strengthened by policy 5’s support of proposals 

which ‘support growth in the marine 

sector..ensuring marine related employment.’  

Local Plan policy PP2 states that ‘Development 

should help rebalance communities by 

providing...economic development...that is 

appropriate to the settlement and reduces the 

need to travel.’ Policy LED7 encourages 

creative proposals which will provide 

appropriate local employment in the future. It 

also requires proposals to protect the character 

of ‘locally distinctive landscapes’, in line with 

Local Plan policy 2.   

Policy LED7 will continue the intention 

of Penwith policy E-8 on proposals 

relating to the fishing industry beyond 

the expiration of the Penwith Local 

Plan.  

 

LED8 

Catered Holiday 

Accommodation: New, 

Extensions and 

Conversions 

Policy LED8 provides for developments 

related to catered holiday accommodation, 

(within character based principles for 

development) - an important business 

sector in the NDP area, in line with NPPF 

Local Plan policy 5 supports developments 

which contribute to the ‘enhancement of the 

quality and range of tourism facilities through 

the provision of high quality...accommodation 

and the upgrading of existing facilities...’ To 

Policy LED8 continues the intent of the 

following Penwith policies beyond the 

expiration of the Penwith Local Plan: 

TM-1 – proposals related to tourism 

will be expected to respect the primary 
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para 21, and para 28 which requires 

neighbourhood plans to – ‘support 

sustainable; rural tourism...developments 

that benefit businesses in rural areas, 

communities and visitors and which 

respect the character of the countryside.’ 

 

 

 

support this in a local context, Policy LED8 

covers new developments and conversions. By 

requiring developments to fulfil character 

based principles for the development, policy 

LED8 also fulfils Local Plan policy 2’s stipulation 

for developments to be of ‘high quality and 

design demonstrating a cultural, physical and 

aesthetic understanding of its location’ and to 

‘maintain the special character of 

Cornwall...promote and enhance the special 

qualities that make up the diverse and locally 

distinctive landscapes of Cornwall.’  

Local Plan Policy PP2 also supports ‘St Ives Bay 

as a key tourist destination. Proposals should 

support sustainable tourism which will enhance 

the tourism offer...’ Policy LED8 recognises 

that, in the NDP area, catered holiday 

accommodation is one of the most sustainable 

forms of holiday accommodation in terms of 

local employment and community resilience.  

environmental resource of the 

industry..have a minimal impact on the 

coast or countryside..’ 

TM-3 – ‘proposals for hotels or other 

new build holiday accommodation will 

be permitted...in or adjacent to St 

Ives...provided that the proposal would 

not have an adverse effect on the 

scale, character or appearance of the 

original building and its surroundings, 

or have an increased visual impact on 

the open countryside.’ 

TM-7 – ‘Proposals to improve holiday 

sites in terms of type of 

accommodation...will be permitted 

provided that...(ii) there would be no 

harm to the character of the 

countryside and its natural resources. 

 

 

LED9 

Camping and Caravan 

Sites 

Policy LED8 provides for developments 

related to camping and caravan, (within 

character based principles for 

development and in line with open spaces 

policies) - an important business sector in 

the NDP area, in line with NPPF para 21, 

and para 28 which requires neighbourhood 

Local Plan policy 5 supports developments 

which contribute to the ‘enhancement of the 

quality and range of tourism facilities through 

the provision of high quality...accommodation 

and the upgrading of existing facilities...’ To 

support this in a local context, Policy LED9 

covers camping and caravan sites in this 

By requiring screening by landform, 

planting or trees, policy LED9 supports 

Penwith policy GD-3 and its 

requirement for the incorporation of 

landscaping and planting within 

developments, in order to reduce ‘their 

impact on the environment and which 
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plans to – ‘support sustainable; rural 

tourism...developments that benefit 

businesses in rural areas, communities 

and visitors and which respect the 

character of the countryside.’ 

 

 

 

 

context. By requiring developments to fulfil 

character based principles and to conform to 

open spaces policies for the development, 

policy LED9 also fulfils Local Plan policy 2’s 

stipulation for developments to be of ‘high 

quality and design demonstrating a cultural, 

physical and aesthetic understanding of its 

location’ and to ‘maintain the special character 

of Cornwall...promote and enhance the special 

qualities that make up the diverse and locally 

distinctive landscapes of Cornwall.’  

Local Plan Policy PP2 also supports ‘St Ives Bay 

as a key tourist destination. Proposals should 

support sustainable tourism which will enhance 

the tourism offer...’ Policy LED9 recognises 

that, in the NDP area, serviced camping and 

caravan sites are of the most sustainable forms 

of holiday accommodation in terms of local 

employment and community resilience. 

reflects the character of their 

surroundings, providing screening 

shelter and interest – and policy CC-13 

on tree planting and hedgerow 

schemes -policy TV-5 on tree planting 

schemes.  

The intent of Penwith policy TM-4 – 

Additional provision for caravans and 

tents – forms the basis of policy LED9, 

e.g. ‘Additional provision for caravans 

and tents, through the development of 

new sites or the extension or 

intensification of existing sites, will be 

permitted where:- (i)   there would be 

harm to the character of the 

countryside and its natural 

resources...’  

H1 

Affordable Housing 

 

NPPF para 47 calls for LPAs to identify a 

supply of specific, developable sites 

against the their housing 

requirements..where possible for up to 15 

years and for local plans to ‘set out their 

own approach to housing density to reflect 

local circumstances’, for both market and 

affordable housing. As the Local Plan does 

NDP policy H1 sits squarely under Local Plan 

policy 8 on affordable housing, which for the 

area requires the on-site provision of 50% 

affordable housing to be sought for any new 

development above 10 dwellings. This should 

be 70% rented homes and 30% intermediate 

housing.’ Planning obligations will be used to 

ensure that affordable housing is provided and 

Penwith policy H-13 calls for ‘an 

element of affordable housing’ in new 

housing proposals. Policy H-14 requires 

proposals to ‘ genuinely provide for an 

identified need and... include secure 

arrangements, through the 

involvement of a registered social 

landlord or where other affordable 
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not allocate sites in the area, NDP policy 

LED1 does - sites which will provide locally 

contextualised housing growth over 15 

years, reflecting specific local 

circumstances (namely the undersupply of 

affordable housing in recent housing 

growth).  

Para 49 states that ‘Housing applications 

should be considered in the context of the 

presumption in favour of sustainable 

development’. As detailed in the Evidence 

Base and policy justification, the emphasis 

on sustainable development is of 

particular importance in the NDP area, 

with regard to community resilience and 

social infrastructure. A five-year supply of 

deliverable housing sites is provided for.  

Para 50 emphasises a ‘wide choice of 

quality homes, widen opportunities for 

home ownership and create sustainable, 

inclusive and mixed communities’ and 

calls for LPAs to  

 plan for a mix of housing based on 

current and future demographic 

trends, market trends and the needs 

of different groups in the community... 

  identify the size, type, tenure and 

retained for eligible local households.’  

In addition to this, Local Plan policy 1 – 

Presumption in favour of sustainable 

development – calls for development that 

‘reflects the presumption in favour of 

sustainable development contained in the 

National Planning Policy .....to secure 

development that improves the economic, 

social and environmental conditions in the 

area.  Planning applications that accord with 

the policies in this Local Plan and supporting 

Development Plan and Supplementary Planning 

Documents (including, where relevant, with 

policies in Neighbourhood Plans) will be 

regarded as sustainable development and be 

approved..’ NDP Policy H1 states the local 

requirement for affordable housing to be cross-

subsidised by open market housing, therefore 

fulfilling the requirement for sustainable 

development.  

Local Plan policy 2’s requirement to ‘positively 

manage new development..’ is also fulfilled.  

The site allocations referred to in NDP policy 

H1 provide sufficient space to meet the area’s 

target as part of the Local Plan’s strategic 

target of  47,500 homes by 2030. The area’s 

allocation is given in Local Plan policy PP2 – 

housing providers are involved through 

the use of conditions or a planning 

obligation, to ensure that the dwellings 

will be retained as affordable housing 

in the long term.’ 

NDP policy H1 continues these policy 

intentions.  
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range of housing that is required in 

particular locations, reflecting local 

demand; and 

 where they have identified that 

affordable housing is needed, set 

policies for meeting this need on site, 

unless off-site provision or a financial 

contribution of broadly equivalent 

value can be robustly justified (for 

example to improve or make more 

effective use of the existing housing 

stock) and the agreed approach 

contributes to the objective of creating 

mixed and balanced communities.  

Such policies should be sufficiently 

flexible to take account of changing 

market conditions over time. 

Policy H1 supports all of these policy 

aspirations within a local context. A 

context where affordable housing is much 

needed given the inflation in house prices 

in the area due to demand for holiday 

accommodation.  

Para 54 continues the call for ‘housing 

development to reflect local needs, 

particularly for affordable housing’  

Para 55 states that ‘To promote 

‘the provision of around 1000 dwellings in St 

Ives in the period up to 2030’. 

On the role and function of places, Local Plan 

Policy 3 calls for delivery of housing provision 

to be managed through a site allocations DPD 

or neighbourhood plans. For St Ives area, site 

allocations are being managed through the 

NDP (neighbourhood plan), as covered by 

policy H1. Policy 3 states  -  ‘The scale and mix 

of uses of development... should be 

proportionate to the role and function of 

places...’. NDP policy H1 provides the local 

context for this to be fulfilled.  

In addition, Local Plan policy 6 states ‘New 

housing developments will be required to 

include a mix of house size, type, price and 

tenure to address identified needs and market 

demand and to support mixed communities, 

based on the following principles: 

1.  Proposals of 10 or more dwellings should 

seek to provide a range of housing type and 

tenure. 

2.  To achieve this mix development should 

aim to: 

 Address affordable housing need and 

housing demand; 

 Contribute to the diversity of housing in 
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sustainable development in rural areas, 

housing should be located where it will 

enhance or maintain the vitality of rural 

communities..... should avoid new isolated 

homes in the countryside..’ All sites 

referred to in policy H1 are continuations 

of existing settlements, located where a 

comprehensive Sustainability Appraisal 

Scoping exercise specified was most 

appropriate.  

Para 129 demands a ‘clear understanding 

of housing needs in their area... including 

affordable housing..’  

Para 173 calls for ‘careful attention to 

viability and costs in plan-making and 

decision-taking. Plans should be 

deliverable. Therefore, the sites and the 

scale of development identified in the plan 

should not be subject to such a scale of 

obligations and policy burdens that their 

ability to be developed viably is 

threatened. To ensure viability, the costs 

of any requirements likely to be applied to 

development, such as requirements for 

affordable housing, standards, 

infrastructure contributions or other 

requirements should, when taking account 

the local area and help to redress any 

housing imbalance that exists...’ 

Again, NDP Policy H1 provides the local context 

for this to be fulfilled, namely the significant 

need for affordable housing.  

Local Plan policy 10 states ‘On sites within the 

ownership of the public sector or sites which 

were previously owned by the public sector 

(but have been disposed of for the purpose of 

redevelopment) but which had a public sector 

use or ownership immediately prior to disposal, 

the Council will seek to negotiate an element of 

affordable housing to a target of 50% of the 

development.’ 

On the issue of viability, clause d) of NDP 

policy H1 conforms with Local Plan policy 11, 

under which the ‘Consideration of an off-site 

contribution for improved number or range of 

affordable housing’ is allowed. Policy H1 

requires this contribution to go to one of the 

other allocated sites in the NDP to ensure the 

much-needed affordable housing is provided in 

the NDP area. 
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of the normal cost of development and 

mitigation, provide competitive returns to 

a willing land owner and willing developer 

to enable the development to be 

deliverable.’ The 50% affordable target in 

policy H1 is considered to fulfil these 

criteria, as is the requirement for the 

affordable component to be delivered on 

sites. Clause d) allows for contributions to 

be made to affordable-led schemes on 

other allocated sites in the NDP area is 

economic viability is an issue on any one 

specific site.  

H2 

Full-time Principal 

Residence 

Requirement 

By providing for an identified local need to 

re-balance new housing provision for 

permanent, sustainable communities, NDP 

policy H2 provides the local context for 

the following NPPF paragraphs: 

47 – Delivering a wide choice of high 

quality homes; 

49 – ‘...presumption in favour of 

sustainable development’ 

50 – ‘...widen opportunities for homes 

ownership and create sustainable, 

inclusive and mixed communities...identify 

the size, type and tenure and range of 

housing that is required...reflecting local 

By providing for an identified local need to re-

balance new housing provision for permanent, 

sustainable communities, NDP policy H2 

provides the local context for the following 

Local Plan policies: 

Policy 1 – ‘...the Council will take a positive 

approach that reflects the presumption in 

favour of sustainable development contained in 

the NPPF...to secure development that 

improves the economic, social and 

environmental conditions of the area..’ 

Policy 2 – ‘New development should provide 

the most sustainable approach to 

accommodating growth..’ 

By providing for an identified local 

need to re-balance new housing 

provision for permanent, sustainable 

communities, NDP policy H2 continues 

the policy intent of the following 

Penwith policy (NB. the proportion of 

holiday accommodation – now 25 % of 

the area’s housing stock – was not as 

high when the Penwith Local Plan was 

drawn up): 

H-18 - provide for dwelling types and 

sizes that are appropriate to the mix of 

households in the area. 

Policy H2 is responding to the changing 
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demand...contributes to the objective of 

creating mixed and balanced 

communities.’ 

54 – ‘In rural areas...should be responsive 

to local circumstances and plan housing 

development to reflect local needs..’ 

55 – ‘...maintain the vitality of rural 

communities...’ 

173 – ‘the costs of an 

requirements...should, when taking 

account of the normal cost of development 

and mitigation, provide competitive 

returns to a willing landowner and willing 

developer to enable to development to be 

deliverable’.  

174 – ‘the cumulative impact 

of...standards and policies should not put 

implementation of the plan at serious risk 

and should facilitate development 

throughout the economic cycle.’ 

In relation to paras 173 and 174, NDP 

policy H2 is fully deliverable in the hands 

of a willing landowner and developer, as it 

relates to open market housing which can 

be sold at full market value. It therefore 

has no specific impact on the economic 

viability of a scheme as would be required 

Policy 3 – ‘The scale and mix of uses of 

development...should be proportionate to the 

role and function of places...To promote 

vibrant local communities..’ 

Policy 6 – ‘New housing developments will be 

required to include a mix of size, type, price 

and tenure to address identified needs...and to 

support mixed communities...and help redress 

any housing imbalance that exists..’ 

 

nature of local circumstances.  
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under policies for cross-subsidising 

affordable housing provision under the 

NPPF and Local Plan (see NDP policy H1).  

H3 

Phasing of Housing 

Development 

Through its phasing approach to new 

housing development, in an area where 

house building has been particularly 

prolific in the past decade, policy H3 

provides the local context for the following 

NPPF paragraphs: 

47 – Delivering a wide choice of high 

quality homes; 

49 – ‘...presumption in favour of 

sustainable development’ 

50 – ‘...widen opportunities for homes 

ownership and create sustainable, 

inclusive and mixed communities...identify 

the size, type and tenure and range of 

housing that is required...reflecting local 

demand...contributes to the objective of 

creating mixed and balanced 

communities.’ 

54 – ‘In rural areas...should be responsive 

to local circumstances and plan housing 

development to reflect local needs..’ 

55 – ‘...maintain the vitality of rural 

communities...’ 

173 – ‘the costs of requirements...should, 

Through its phasing approach to new housing 

development, in an area where house building 

has been particularly prolific in the past 

decade, policy H3 provides the local context for 

the following Local Plan policies: 

Policy 1 – ‘...the Council will take a positive 

approach that reflects the presumption in 

favour of sustainable development contained in 

the NPPF...to secure development that 

improves the economic, social and 

environmental conditions of the area..’ 

Policy 2 – ‘New development should provide 

the most sustainable approach to 

accommodating growth..’ 

Policy 3 – ‘The scale and mix of uses of 

development...should be proportionate to the 

role and function of places...To promote 

vibrant local communities..’ 

Policy 6 – ‘New housing developments will be 

required to include a mix of size, type, price 

and tenure to address identified needs...and to 

support mixed communities...and help redress 

any housing imbalance that exists..’ 

 

No reference to phasing of housing 

development.  
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when taking account of the normal cost of 

development and mitigation, provide 

competitive returns to a willing landowner 

and willing developer to enable to 

development to be deliverable’.  

174 – ‘the cumulative impact 

of...standards and policies should not put 

implementation of the plan at serious risk 

and should facilitate development 

throughout the economic cycle.’ 

In relation to paras 173 and 174, the 

phasing approach does not have any 

special impact on the economic viability of 

schemes for willing landowners and willing 

developers.   

H4 

Development of 

Additional Sites 

Following the 

Commitment of All 

Allocation Sites 

In combination with policies H1, H2 and 

H3, NDP policy H4 provides for 

‘affordable-led’ schemes or ‘rural 

exceptions sites’, providing the local 

context for the following NPPF paragraphs: 

47 – Delivering a wide choice of high 

quality homes; 

49 – ‘...presumption in favour of 

sustainable development’ 

50 – ‘...widen opportunities for homes 

ownership and create sustainable, 

inclusive and mixed communities...identify 

In combination with policies H1, H2 and H3, 

NDP policy H4 provides for ‘affordable-led’ 

schemes or ‘rural exceptions sites’, providing 

the local context for the following Local Plan 

policies: 

Policy 1 – ‘...the Council will take a positive 

approach that reflects the presumption in 

favour of sustainable development contained in 

the NPPF...to secure development that 

improves the economic, social and 

environmental conditions of the area..’ 

Policy 2 – ‘New development should provide 

NDP policy H4 continues the policy 

intent of Penwith policy H-15 ‘Rural 

exception sites’  specifically – 

‘...proposals for small sites, which 

would not otherwise be granted 

planning permission, will be permitted 

where they would genuinely provide 

affordable housing provided that: (ii)  

the number and type of dwellings 

proposed are related to an identified 

need in the locality of the site that 

would not otherwise be met; and (iii) 
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the size, type and tenure and range of 

housing that is required...reflecting local 

demand...contributes to the objective of 

creating mixed and balanced 

communities.’ 

54 – ‘In rural areas...should be responsive 

to local circumstances and plan housing 

development to reflect local needs, 

particularly for affordable housing, 

including through rural exception sites..’ 

55 – ‘...maintain the vitality of rural 

communities...’ 

 

 

  

the most sustainable approach to 

accommodating growth..’ 

Policy 3 – ‘The scale and mix of uses of 

development...should be proportionate to the 

role and function of places...To promote 

vibrant local communities..’ 

Policy 6 – ‘New housing developments will be 

required to include a mix of size, type, price 

and tenure to address identified needs...and to 

support mixed communities...and help redress 

any housing imbalance that exists..’ 

In addition, policy 9 ‘Affordable housing led 

schemes’ – ‘Development proposals on sites 

outside of existing built up areas...whose 

primary purpose is the provide affordable 

housing will be supported. Proposals should be 

developed in accordance with guidance 

provided in the Affordable Housing SPD...’  

In addition, policy 13 ‘Design’ – ‘...distinctive 

character is maintained and enhanced 

retained. Development proposals must show 

high quality design and layout of buildings and 

places demonstrating a process that has 

clearly considered the existing context, and 

contributes to social, economic and 

environmental sustainability. As part of a 

comprehensive placeshaping approach 

the occupancy of the dwellings will be 

secured, through the use of conditions 

or a planning obligation, to meet local 

needs in perpetuity.’ 

Policy H4’s specifications in terms of 

character based principles for 

development and design also accord 

with Penwith policies GD-1 (Integration 

of development with surroundings) and 

GD-2 (Design and layout of 

development). 
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proposals will be judged against fundamental 

design principles of character...layout... 

movement...adaptability, inclusiveness, 

resilience and diversity...process – undertaking 

community engagement, involvement and 

consultation in the design process 

proportionate to the scheme.’ 

In addition, policy 14 ‘Development standards’ 

– ‘...Provide open space on-site and in 

proportion to the scale of the 

development...Provide an appropriate level of 

off street parking and cycle 

parking...Demonstrate sufficient and 

convenient space for storage for domestic 

activities... Avoid adverse impacts, either 

individually or cumulatively, resulting from 

noise, dust, odour, vibration, waste, pollution 

and visual effects.... Include measures to 

reduce pollution within Air Quality Management 

Areas and meet air quality objectives that are 

proposed by the Local Transport Plan and any 

Air Quality Action Plans... Take advantage of 

any opportunities to minimise energy 

consumption.’ 

H5 

Open Space Provision 

Para 50 of the NPPF calls for 

developments which ‘create sustainable, 

inclusive and mixed communities..’ 

Local Plan Policy 1 consideration of the 

sustainability of a development proposal in 

terms of ‘economic development, social 

Penwith Policy H-18 states ‘General 

amenity space and, where family 

dwellings are proposed, childrens play 
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Ensuring open space provision for 

developments of 11 dwellings or above 

contributes towards sustainable living 

environments for resident communities.  

Paras 56 and 57 call for high quality and 

inclusive design, including public spaces 

and ‘including incorporation of green and 

other public space as part of 

developments..’  

Paras 69 and 70 call for ‘safe and 

accessible developments, containing...high 

quality public space’ and to deliver the 

social, recreational and cultural facilities 

the community needs, local policies should 

‘plan positively for the provision and use 

of shared space..’ 

Para 73 reinforces the point that ‘Access 

to high quality open spaces and 

opportunities for sport and recreation can 

make an important contribution to the 

health and well-being of communities.’ 

NDP policy H5 provides the local context 

for all of the above to be delivered.   

development and environmental protection.’ 

The social importance of green/open space 

within developments is emphasised in the NPPF 

policies outlined.  

Policy 13 on design specifies the need for ‘high 

quality safe...public spaces....For larger 

developments a balance needs to be achieved 

between private, semi-private and public open 

space which includes allotments, sports 

facilities, childrens play area provision and 

natural open space provision. The Council will 

seek the provision of larger areas of 

multifunctional green space rather than 

multiple smaller areas as appropriate in larger 

developments.’ 

Policy 14 on development standards also 

expects provision of ‘open space on-site and in 

proportion to the scale of the development. 

And Policy 17 on health and well-being 

requires developments to ‘Provide flexible 

community spaces that can be adapted to the 

health needs of the community and encourage 

social interaction.’ 

NDP Policy H5 contributes, in a locally 

contextual way, to all of the above.  

space will be required where provision 

in terms of garden space or in the 

immediate locality is inadequate the 

serve the development.’  

Policy R-2 further states ‘The provision 

of children’s play space to serve 

residential development will be 

permitted in locations which are 

appropriate in terms of safe access and 

visibility. ‘ 

NDP Policy H5 continues the majority 

of these policy intentions, but 

removing the proviso in H-18 that 

open space need only be provided 

where garden or other amenity space 

is insufficient. This is due to the under-

supply of open space and children’s 

play areas in recent developments in 

the NDP area.  

 

H6 

Subdivision of 

NDP policy H6 would apply to NPPF para 

51 on bringing  back into residential use 

Policy 22 on best use of land existing buildings 

encourages the re-development and sub-

NDP Policy H6 is a continuation of 

Penwith Policy H-10, particularly ‘The 
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Dwellings empty houses and buildings.  Similarly to 

paras 128, 129, 131, 132, 133, 134, 135 

and 136 on developments involving 

designated and non-designated heritage 

assets and their surroundings.  

 

 

  

division of existing buildings ‘provided that 

they are not of high environmental value’. 

NDP Policy H6 fleshes-out this aspiration.  

 

sub-division of dwellings into smaller 

self-contained units or the change of 

use of premises to houses in multiple 

occupation will be permitted...provided 

that the proposal does not have an 

adverse impact on the character of the 

building or its surroundings.’ 

H7 

Residential Care and 

Nursing Homes 

Different elements of NDP policy H7 relate 

to different parts of the NPPF, drawing 

together aspects of good design (paras 

56, 57, 59,60, 62 and 64), quality 

development  and landscaping (para 58), 

integration into the natural, built and 

historic environment (para 61), innovation 

(para 63), community consultation (para 

66), and sustainability (paras 65, 93, 95, 

96 and 97). 

 

 

In particular, Local Plan Policies 2 – Key 

targets and spatial strategy, 13 – Design – and 

14 – Development standards, apply.  

i.e. Policy 2 – ‘...Deliver renewable and low 

carbon energy efficiency...high quality design 

demonstrating a cultural, physical and 

aesthetic understanding of its location...the 

protection and enhancement of environmental 

assets...maintain the special character of 

Cornwall...’ 

Policy 13 – ‘...safe, sustainable and inclusive 

design...contributes to social, economic and 

environmental sustainability...creating places 

with their own identity and promoting local 

distinctiveness...Being of an appropriate scale, 

density, layout, height and mass with a clear 

understanding and response to its landscape, 

seascape and townscape setting...high quality 

safe private and public spaces...undertaking 

Again, different elements of NDP policy 

H7relate to different saved Penwith 

policies, in particular: 

GD-1 – ‘Development should be 

integrated with its surroundings...and 

be in keeping with the character of the 

district.’ 

GD-2 – ‘..respect traditional patterns of 

development and building 

styles...incorporate materials that are 

in keeping with the locality...maximise 

passive solar gain and utilise energy 

efficient building types...retain and 

incorporate existing trees...’ 

H16 – ‘Proposals for residential care 

and nursing homes will be permitted 

provided that: 

(i)  the site is located within a town... 

(ii)  the accommodation includes an 
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community engagement, involvement and 

consultation in the design process 

proportionate to the scheme.’ 

Policy 14 – ‘Provide open space on-site...Take 

advantage of any opportunities to minimise 

energy consumption, with an emphasis on the 

fabric of buildings, for example, achieving high 

levels of insulation...This should achieve at 

least Zero Carbon new builds from 2016 for 

domestic buildings and from 2019 for non-

domestic buildings...’. 

 

area of private open space for 

residents' exclusive use which is 

adjacent and easily accessible...’ 

 

AM1 

Allocated  Mixed-Use 

Development Site – St 

Ives Rugby Club Sites 

This site is a continuation of the existing 

settlement, located where a 

comprehensive Sustainability Appraisal 

Scoping exercise specified was most 

appropriate.   Allocation of this site for 

mixed development contributes to the 

local economy and to the requirement for 

housing, in accordance with: 

1. Building a Strong Competitive Economy  

Para 21:  As above  

Para 6.   Delivering a wide choice of high 

quality homes 

47, 49, 50, 54, 55 As above 

8. Promoting Healthy Communities 

Para 70:  As above 

This site is a continuation of the existing 

settlement, located where a comprehensive 

Sustainability Appraisal Scoping exercise 

specified was most appropriate.  

Allocation of this site for mixed development 

contributes to the local economy and to the 

requirement for housing, in accordance with: 

Policy 1 – Presumption in Favour of 

Sustainable Development:  As above 

Policy 2 – Key targets and Spatial Strategy: As 

above 

Policy 3 – Role and Function of Places:  As 

above 

Policy 5 - Jobs and Skills: As above 

Policy 8 – Affordable Housing:  As above 

This site is a continuation of the 

existing settlement, located where a 

comprehensive Sustainability Appraisal 

Scoping exercise specified was most 

appropriate.  

Allocation of this site for mixed 

development contributes to the local 

economy and to the requirement for 

housing, in accordance with: 

GD-1 – ‘Development should be 

integrated with its surroundings...and 

be in keeping with the character of the 

district.’ 

GD-2 – ‘..respect traditional patterns of 

development and building 
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10.  Meeting the challenge of climate 

change, flooding and coastal change 

Para 93, 94, 95, 96, 96:  As above 

11.  Conserving and enhancing the natural 

environment 

Para 115:   As above 

 

Policy 11 – Managing Viability: As above 

Policy 13 – Design: As above  
Policy 14 – Development Standards: As above 

Policy 17 – Health and wellbeing, particularly:  

“Maximise the opportunity for physical activity 

through the use of open space...Provide, where 

possible, dwellings which have easy, safe and 

secure storage for cycles and other 

recreational equipment... Encourage provision 

for growing local food such as allotments or 

private gardens which are large enough to 

accommodate vegetable growing or 

greenhouses... Provide flexible community 

spaces”  

Policy 23 – Natural environment, particularly:  

“Development proposals will need to sustain 

local distinctiveness and character and protect 

and enhance Cornwall’s natural environment 

and assets according to their international, 

national and local significance...”  

Policy PP2 – Hayle and St Ives CNA: As above 

styles...incorporate materials that are 

in keeping with the locality...maximise 

passive solar gain and utilise energy 

efficient building types...retain and 

incorporate existing trees...’ 

GD-3 and its requirement for the 

incorporation of landscaping and 

planting within developments, in order 

to reduce ‘their impact on the 

environment and which reflects the 

character of their surroundings, 

providing screening shelter and 

interest – and policy CC-13 on tree 

planting and hedgerow schemes  -

policy TV-5 on tree planting schemes.  

Penwith policy H-13 calls for ‘an 

element of affordable housing’ in new 

housing proposals. Policy H-14 requires 

proposals to ‘ genuinely provide for an 

identified need and... include secure 

arrangements, through the 

involvement of a registered social 

landlord or where other affordable 

housing providers are involved through 

the use of conditions or a planning 

obligation, to ensure that the dwellings 

will be retained as affordable housing 
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in the long term.’ 

H-18 requires proposals to –‘ provide 

for dwelling types and sizes that are 

appropriate to the mix of households in 

the area’. 

Policy TV-1: Built Environment, states 

‘Development which would have a 

significant adverse effect on the setting 

or character of a town or village will 

not be permitted. 

Proposals for development in or on the 

edge of a settlement should: 

(i)  be well integrated into the form of 

the settlement; 

(ii) not have an adverse effect on areas 

of amenity, recreational or wider 

environmental value and 

(iii) be of a scale and design which is in 

keeping with the character of the 

settlement.’ 

And, with particular relevance to this 

site, Penwith Policy R-B – ‘Land 

adjacent to the RFC ground at St Ives 

(2.4 hectares) is reserved for outdoor 

sports provision.’ The policy 

accompanying site allocation AM1 
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states that any development on part of 

the site must be used to facilitate the 

upgrading of sports facilities at St Ives 

Rugby Football Club.  

AM2 

Allocated Mixed-Use 

Development Site – 

Land off Laity Lane, 

Carbis Bay 

This site is a continuation of the existing 

settlement, located where a 

comprehensive Sustainability Appraisal 

Scoping exercise specified was most 

appropriate.  Allocation of this site 

for mixed development contributes to the 

local economy and to the requirement for 

housing, in accordance with: 

1.  Building a Strong Competitive 

Economy  

Para 21:  As above  

6.   Delivering a wide choice of high 

quality homes 

Para 47, 49, 50, 54, 55:  As above 

8.  Promoting Healthy Communities 

Para 70:  As above 

 

This site is a continuation of the existing 

settlement, located where a comprehensive 

Sustainability Appraisal Scoping exercise 

specified was most appropriate.   Allocation of 

this site for mixed development contributes to 

the local economy and to the requirement for 

housing, in accordance with: 

Policy 1 – Presumption in Favour of 

Sustainable Development:  As above 

Policy 2 – Key targets and Spatial Strategy: As 

above 

Policy 3 – Role and Function of Places:  As 

above 

Policy 5 - Jobs and Skills: As above 

Policy 8 – Affordable Housing: As above 

Policy 11 – Managing Viability: As above 

Policy 13 – Design:  As above 

Policy 14 – Development Standards:  As above 

Policy PP2 – Hayle and St Ives CNA: As above 

This site is a continuation of the 

existing settlement, located where a 

comprehensive Sustainability Appraisal 

Scoping exercise specified was most 

appropriate.   Allocation of this site for 

mixed development contributes to the 

local economy and to the requirement 

for housing, in accordance with: 

GD-1: Integration of development with 

surroundings: As above 

GD-2: Design and layout of 

development: As above 

H-13: Affordable housing: As above 

H-14: Retention/occupancy of 

affordable housing: As above 

H-18: Design, layout and densities: As 

above 

TV-1: Built Environment: As above 

Penwith Policy GD-5 addresses 

highway issues, which are included in 

the policy accompanying this site 

allocation, i.e.  ‘Proposals for 
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development will only be permitted 

where the safe movement of traffic can 

be accommodated without the need for 

alteration to the proposed access or 

the roads leading to the site that would 

have a significant adverse effect on the 

character and amenity of the 

surrounding area.’ 

 

AM3 

Allocated Mixed-Use 

Development Site – 

Porthrepta Car Park 

Sites 

This site is a continuation of the existing 

settlement, located where a 

comprehensive Sustainability Appraisal 

Scoping exercise specified was most 

appropriate.   Allocation of this site for 

mixed development contributes to the 

local economy and to the requirement for 

housing, in accordance with: 

1.  Building a Strong Competitive 

Economy  

Para 21:  As above  

6.   Delivering a wide choice of high 

quality homes 

Paras 47, 49, 50, 54, 55:   As above 

8.   Promoting Healthy Communities 

Para 70:   As above 

 

This site is a continuation of the existing 

settlement, located where a comprehensive 

Sustainability Appraisal Scoping exercise 

specified was most appropriate.   Allocation of 

this site for mixed development contributes to 

the local economy and to the requirement for 

housing, in accordance with: 

Policy 1 – Presumption in Favour of 

Sustainable Development:   As above 

Policy 2 – Key targets and Spatial Strategy: As 

above 

Policy 3 – Role and Function of Places:  As 

above 

Policy 5 - Jobs and Skills: As above 

Policy 8 – Affordable Housing:  As above 

Policy 11 – Managing Viability: As above 

Policy 13 – Design:   As above 

Policy 14 – Development Standards:  As above 

This site is a continuation of the 

existing settlement, located where a 

comprehensive Sustainability Appraisal 

Scoping exercise specified was most 

appropriate.   Allocation of this site for 

mixed development contributes to the 

local economy and to the requirement 

for housing, in accordance with: 

GD-1: Integration of development with 

surroundings: As above 

GD-2: Design and layout of 

development: As above 

GD-5: Highways Issues: As above 

H-13: Affordable housing: As above 

H-14: Retention/occupancy of 

affordable housing: As above 

H-18: Design, layout and densities: As 

above 
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Policy PP2 – Hayle and St Ives CNA: As above TV-1: Built Environment: As above  

AM4 

Allocated Mixed-Use 

Development Site – 

Land South West of 

Gonwin Manor, Carbis 

Bay 

This site is a continuation of the existing 

settlement, located where a 

comprehensive Sustainability Appraisal 

Scoping exercise specified was most 

appropriate.   Allocation of this site for 

mixed development contributes to the 

local economy and to the requirement for 

housing, in accordance with: 

1.  Building a Strong Competitive 

Economy  

Para 21:  As above  

6.   Delivering a wide choice of high 

quality homes 

Paras 47, 49, 50, 54, 55:  As above 

8.  Promoting Healthy Communities 

Para 70:  As above 

10.  Meeting the challenge of climate 

change, flooding and coastal change 

Paras 93, 94, 95, 96, 97:  As above 

11. Conserving and enhancing the natural 

environment 

Para 118:   As above 

This site is a continuation of the existing 

settlement, located where a comprehensive 

Sustainability Appraisal Scoping exercise 

specified was most appropriate.   Allocation of 

this site for mixed development contributes to 

the local economy and to the requirement for 

housing, in accordance with: 

Policy 1 – Presumption in Favour of 

Sustainable Development:  As above 

Policy 2 – Key targets and Spatial Strategy: As 

above 

Policy 3 – Role and Function of Places:  As 

above 

Policy 5 - Jobs and Skills: As above 

Policy 8 – Affordable Housing:  As above 

Policy 11 – Managing Viability: As above 

Policy 13 – Design:  As above 

Policy 14 – Development Standards:  As above 

Policy 23 – Natural environment: As above 

Policy PP2 – Hayle and St Ives CNA: As above 

This site is a continuation of the 

existing settlement, located where a 

comprehensive Sustainability Appraisal 

Scoping exercise specified was most 

appropriate.   Allocation of this site for 

mixed development contributes to the 

local economy and to the requirement 

for housing, in accordance with: 

GD-1: Integration of development with 

surroundings: As above 

GD-2: Design and layout of 

development: As above 

GD-5: Highways Issues: As above 

H-13: Affordable housing: As above 

H-14: Retention/occupancy of 

affordable housing: As above 

H-18: Design, layout and densities: As 

above 

TV-1: Built Environment: As above 

AS1 

Allocated 

Development Site – 

Land off Trenwith 

This site is a continuation of the existing 

settlement, located where a 

comprehensive Sustainability Appraisal 

Scoping exercise specified was most 

This site is a continuation of the existing 

settlement, located where a comprehensive 

Sustainability Appraisal Scoping exercise 

specified was most appropriate.   Allocation of 

This site is a continuation of the 

existing settlement, located where a 

comprehensive Sustainability Appraisal 

Scoping exercise specified was most 
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Lane, St Ives appropriate.   Allocation of this site for 

development contributes to the local  

requirement for housing, in accordance 

with: 

6.   Delivering a wide choice of high 

quality homes 

Paras 47, 49, 50, 54, 55:  As above 

 

this site for development contributes to the 

local  requirement for housing, in accordance 

with: 

Policy 1 – Presumption in Favour of 

Sustainable Development:  As above 

Policy 2 – Key targets and Spatial Strategy:  

As above 

Policy 3 – Role and Function of Places: As 

above 

Policy 8 – Affordable Housing:  As above 

Policy 11 – Managing Viability: As above 

Policy 13 – Design:  As above 

Policy 14 – Development Standards:  As above 

Policy PP2 – Hayle and St Ives CNA: As above 

 

appropriate.   Allocation of this site is 

for housing, in accordance with: 

GD-1: Integration of development with 

surroundings: As above 

GD-2: Design and layout of 

development: As above 

H-13: Affordable housing: As above 

H-14: Retention/occupancy of 

affordable housing: As above 

H-18: Design, layout and densities: As 

above 

TV-1: Built Environment: As above  

AS2 

Allocated 

Development Site – 

Land off the Belyars, 

St Ives 

This site is a continuation of the existing 

settlement, located where a 

comprehensive Sustainability Appraisal 

Scoping exercise specified was most 

appropriate.   Allocation of this site for 

development contributes to the local  

requirement for housing, in accordance 

with: 

6.  Delivering a wide choice of high quality 

homes 

Paras 47, 49, 50, 54, 55:  As above 

 

This site is a continuation of the existing 

settlement, located where a comprehensive 

Sustainability Appraisal Scoping exercise 

specified was most appropriate.   Allocation of 

this site for development contributes to the 

local  requirement for housing, in accordance 

with: 

Policy 1 – Presumption in Favour of 

Sustainable Development:  As above 

Policy 2 – Key targets and Spatial Strategy: As 

above 

Policy 3 – Role and Function of Places:  As 

This site is a continuation of the 

existing settlement, located where a 

comprehensive Sustainability Appraisal 

Scoping exercise specified was most 

appropriate.   Allocation of this site is 

for housing, in accordance with: 

GD-1: Integration of development with 

surroundings: As above 

GD-2: Design and layout of 

development: As above 

H-13: Affordable housing: As above 

H-14: Retention/occupancy of 
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above 

Policy 8 – Affordable Housing:  As above 

Policy 11 – Managing Viability: As above 

Policy 13 – Design:  As above 

Policy 14 – Development Standards:  As above 

Policy PP2 – Hayle and St Ives CNA: As above 

affordable housing: As above 

H-18: Design, layout and densities: As 

above 

TV-1: Built Environment: As above  

AS3 

Allocated 

Development Site – 

Land South West of 

Fuggoe Croft, Carbis 

Bay 

This site is a continuation of the existing 

settlement, located where a 

comprehensive Sustainability Appraisal 

Scoping exercise specified was most 

appropriate.   Allocation of this site for 

development contributes to the local  

requirement for housing, in accordance 

with: 

6.  Delivering a wide choice of high quality 

homes 

Paras 47, 49, 50, 54, 55:  As above 

10.  Meeting the challenge of climate 

change, flooding and coastal change 

Paras 93, 94, 95, 96, 96:  As above 

11. Conserving and enhancing the natural 

environment 

Para 115:  As above 

 

This site is a continuation of the existing 

settlement, located where a comprehensive 

Sustainability Appraisal Scoping exercise 

specified was most appropriate.   Allocation of 

this site for development contributes to the 

local  requirement for housing, in accordance 

with: 

Policy 1 – Presumption in Favour of 

Sustainable Development:  As above 

Policy 2 – Key targets and Spatial Strategy:  

As above 

Policy 3 – Role and Function of Places:  As 

above 

Policy 8 – Affordable Housing:  As above 

Policy 11 – Managing Viability: As above 

Policy 13 – Design:  As above 

Policy 14 – Development Standards:  As above 

Policy 23 – Natural environment:  As above 

Policy PP2 – Hayle and St Ives CNA:  As above 

This site is a continuation of the 

existing settlement, located where a 

comprehensive Sustainability Appraisal 

Scoping exercise specified was most 

appropriate.   Allocation of this site is 

for housing, in accordance with: 

GD-1: Integration of development with 

surroundings: As above 

GD-2: Design and layout of 

development: As above 

GD-5: Highways Issues: As above 

H-13: Affordable housing: As above 

H-14: Retention/occupancy of 

affordable housing: As above 

H-18: Design, layout and densities: As 

above 

TV-1: Built Environment: As above 

AS4 

Allocated 

This site is a continuation of the existing 

settlement, located where a 

This site is a continuation of the existing 

settlement, located where a comprehensive 

This site is a continuation of the 

existing settlement, located where a 
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Development Site – 

Land West of 

Carninney Lane, 

Carbis Bay 

comprehensive Sustainability Appraisal 

Scoping exercise specified was most 

appropriate.   Allocation of this site for 

development contributes to the local  

requirement for housing, in accordance 

with: 

6.  Delivering a wide choice of high quality 

homes 

Paras 47, 49, 50, 54, 55:  As above 

 

Sustainability Appraisal Scoping exercise 

specified was most appropriate.   Allocation of 

this site for development contributes to the 

local  requirement for housing, in accordance 

with: 

Policy 1 – Presumption in Favour of 

Sustainable Development:  As above 

Policy 2 – Key targets and Spatial Strategy:  

As above 

Policy 3 – Role and Function of Places:  As 

above 

Policy 8 – Affordable Housing:  As above 

Policy 11 – Managing Viability: As above 

Policy 13 – Design:  As above 

Policy 14 – Development Standards: As above 

Policy PP2 – Hayle and St Ives CNA: As above 

comprehensive Sustainability Appraisal 

Scoping exercise specified was most 

appropriate.   Allocation of this site is 

for housing, in accordance with: 

GD-1: Integration of development with 

surroundings: As above 

GD-2: Design and layout of 

development: As above 

GD-5: Highways Issues: As above 

H-13: Affordable housing: As above 

H-14: Retention/occupancy of 

affordable housing: As above 

H-18: Design, layout and densities: As 

above 

TV-1: Built Environment: As above  

AS5 

Allocated 

Development Site – 

Land South of 

Carninney Lane, 

Carbis Bay 

This site is a continuation of the existing 

settlement, located where a 

comprehensive Sustainability Appraisal 

Scoping exercise specified was most 

appropriate.   Allocation of this site for 

development contributes to the local  

requirement for housing, in accordance 

with: 

6.   Delivering a wide choice of high 

quality homes 

Paras 47, 49, 50, 54, 55:  As above 

This site is a continuation of the existing 

settlement, located where a comprehensive 

Sustainability Appraisal Scoping exercise 

specified was most appropriate.   Allocation of 

this site for development contributes to the 

local  requirement for housing, in accordance 

with: 

Policy 1 – Presumption in Favour of 

Sustainable Development:  As above 

Policy 2 – Key targets and Spatial Strategy: As 

above 

This site is a continuation of the 

existing settlement, located where a 

comprehensive Sustainability Appraisal 

Scoping exercise specified was most 

appropriate.   Allocation of this site is 

for housing, in accordance with: 

GD-1: Integration of development with 

surroundings: As above 

GD-2: Design and layout of 

development: As above 

GD-5: Highways Issues: As above 
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 Policy 3 – Role and Function of Places:  As 

above 

Policy 8 – Affordable Housing: As above 

Policy 11 – Managing Viability: As above 

Policy 13 – Design:  As above 

Policy 14 – Development Standards:  As above 

Policy PP2 – Hayle and St Ives CNA: As above 

H-13: Affordable housing: As above 

H-14: Retention/occupancy of 

affordable housing: As above 

H-18: Design, layout and densities: As 

above 

TV-1: Built Environment: As above 

AS6 

Allocated 

Development Site – 

Land South of 

Poltreen Close, Carbis 

Bay 

This site is a continuation of the existing 

settlement, located where a 

comprehensive Sustainability Appraisal 

Scoping exercise specified was most 

appropriate.   Allocation of this site for 

development contributes to the local  

requirement for housing, in accordance 

with: 

6.   Delivering a wide choice of high 

quality homes 

Paras 47, 49, 50, 54, 55:  As above 

 

This site is a continuation of the existing 

settlement, located where a comprehensive 

Sustainability Appraisal Scoping exercise 

specified was most appropriate.   Allocation of 

this site for development contributes to the 

local  requirement for housing, in accordance 

with: 

Policy 1 – Presumption in Favour of 

Sustainable Development:  As above 

Policy 2 – Key targets and Spatial Strategy:  

As above 

Policy 3 – Role and Function of Places:  As 

above 

Policy 8 – Affordable Housing:  As above 

Policy 11 – Managing Viability: As above 

Policy 13 – Design:  As above 

Policy 14 – Development Standards:  As above 

Policy PP2 – Hayle and St Ives CNA: As above 

This site is a continuation of the 

existing settlement, located where a 

comprehensive Sustainability Appraisal 

Scoping exercise specified was most 

appropriate.   Allocation of this site is 

for housing, in accordance with: 

GD-1: Integration of development with 

surroundings: As above 

GD-2: Design and layout of 

development: As above 

GD-5: Highways Issues: As above 

H-13: Affordable housing: As above 

H-14: Retention/occupancy of 

affordable housing: As above 

H-18: Design, layout and densities: As 

above 

TV-1: Built Environment: As above  

 

 

 



St Ives Area Neighbourhood Development Plan: Basic Conditions Statement 

41 
 

OS1 

Landscape Areas and 

Open Spaces 

 

Protection of  international, national and 

regional coast and countryside landscapes 

that give the St Ives area its unique 

character, is in accordance with: 

11.  Conserving and enhancing the natural 

environment 

Para 109. ‘The planning system should 

contribute to and enhance the natural and 

local environment by... protecting and 

enhancing valued landscapes, geological 

conservation interests and soils’ 

Para 113.  ‘...criteria based policies 

against which proposals for any 

development on or affecting protected 

wildlife or geodiversity sites or landscape 

areas will be judged. Distinctions should 

be made between the hierarchy of 

international, national and locally 

designated sites...’   

Para 115.  ‘Great weight should be given 

to conserving landscape and scenic beauty 

in National Parks, the Broads and Areas of 

Outstanding Natural Beauty...’   

Para 116.  ‘Planning permission should be 

refused for major developments in these 

designated areas except in exceptional 

circumstances.....’   

Protection of international, national and 

regional coast and countryside landscapes that 

give the St Ives area its unique character, is in 

accordance with: 

Policy 2 - Key targets and spatial strategy:  As 

above 

Policy 15 - Renewable  and low carbon energy 

‘In and adjacent to Areas of Outstanding 

Natural Beauty and undeveloped coast 

developments would not be allowed except in 

exceptional circumstances and should 

generally be very small scale....’  

Policy 22A - Protection of the Countryside 

‘In order to prevent the unnecessary loss of 

previously undeveloped countryside, proposals 

will only be permitted where they can show 

that existing urban capacity and allocated land 

cannot meet the identified local need and / or 

have no significant adverse impact... 

 Policy 23 – Natural environment: As above 

Policy 24 – Historic environment:  As above 

 

 

NDP Policy OS1 continues the intent of 

the following Penwith Policies:  

GD-3: Incorporation of landscaping 

and planting within development: As 

above 

CC-1: Protection of landscape 

character etc. – ‘Development will not 

be permitted where it would 

significantly harm the landscape 

character, amenity, nature 

conservation, archaeological, historic 

or geological values of the coast and 

countryside of Penwith.’ 

CC-2: Proposals involving 

interpretation of landscape character  - 

‘Proposals which maintain, enhance 

and facilitate the enjoyment and 

understanding of landscape character, 

amenity, nature conservation, 

archaeological, historic and geological 

values in the coast and countryside will 

be permitted.’ 

CC-4: Heritage Coast – ‘Proposals for 

development conflicting with the 

objective to conserve and enhance the 

natural beauty of the heritage coast 

will not be permitted.’ 
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 CC-5:   Areas of Great Landscape 

Value – ‘Development will not be 

permitted where it would cause 

significant harm to the character and 

amenity of the areas of great 

landscape value.’ 

CC-6: Special Protection Areas – 

‘Proposals for development which 

would significantly harm the integrity 

of a designated or candidate special 

area of conservation, or a designated 

or proposed special protection area, or 

which would conflict with the 

conservation objectives for such a site 

will not be permitted.’ 

CC-7: SSSIs – ‘Proposals for 

development which would significantly 

harm the nature conservation value or 

geological interest of a site of special 

scientific interest will not be 

permitted.’ 

CC-8:  Areas of Great Scientific Value, 

County Wildlife Sites, County 

Geological Sites, Ancient Woodland 

Sites and Local Nature Reserves – 

‘Development will not be permitted 

where it would significantly harm the 
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nature conservation or geological 

interest of areas of great scientific 

value, county wildlife sites, county 

geological sites, ancient woodland sites 

and local nature reserves.’ 

0S2 

Flora and Fauna 

Protection of the ecological value of 

landscape features and habitats conforms 

with: 

8.  Promoting Healthy Communities 

Para 77:  As above 

10.  Meeting the challenge of Climate 

Change, Flooding and Coastal Change 

Para 99.  Local Plans should take account 

of climate change over the longer term, 

including factors such as flood risk, coastal 

change, water supply and changes to 

biodiversity and landscape. New 

development should be planned to avoid 

increased vulnerability to the range of 

impacts arising from climate change. 

When new development is brought 

forward in areas which are vulnerable, 

care should be taken to ensure that risks 

can be managed through suitable 

adaptation measures, including through 

the planning of green infrastructure. 

Para 110.  In preparing plans to meet 

Protection of the ecological value of landscape 

features and habitats conforms with: 

Policy 23 - Natural Environment:  As above 

Policy 25 - Green Infrastructure – ‘To protect 

and enhance a diverse, connected and 

functional network of open spaces and 

waterscapes...’  

 

In addition to Penwith Policies GD-2 

and GD-3, of most relevance are 

Penwith Polices CC-10, specifically 

‘Proposals for development which 

would have a significant adverse effect 

on the integrity or continuity of 

landscape features and habitats of 

major importance for wild flora and 

fauna will not be permitted.’  

and CC-11, specifically ‘The creation 

and management of landscape features 

and habitats which are of major 

importance for wild flora and fauna will 

be encouraged...’ 
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development needs, the aim should be to 

minimise pollution and other adverse 

effects on the local and natural 

environment. Plans should allocate land 

with the least environmental or amenity 

value, where consistent with other policies 

in this Framework 

11. Conserving and Enhancing the Natural 

Environment 

Paras 113, 114, 117, 118, 119:  As above 

OS3 

Trees, Woodland, 

Hedgerows and 

Cornish Hedges 

NDP policy OS3 seeks to safeguard trees, 

woodland etc. which make a significant 

contribution to the character of the area: 

11. Conserving and Enhancing the Natural 

Environment 

Paras 109, 110, 113, 114, 116, 117, 118: 

As above 

Para 120. To prevent unacceptable risks 

from pollution and land instability, 

planning policies and decisions should 

ensure that new development is 

appropriate for its location. The effects 

(including cumulative effects) of pollution 

on health, the natural environment or 

general amenity, and the potential 

sensitivity of the area or proposed 

development to adverse effects from 

NDP policy OS3 seeks to safeguard trees, 

woodland etc. which make a significant 

contribution to the character of the area: 

Policy 13 – Design:  As above 

Policy 23 – Natural environment:  As above 

Policy 25 – Green infrastructure:  As above 

Penwith Policies GD-2 and CC-13, as 

outlined above apply here. As do:  

CC-12: Trees, woodlands and 

hedgerows – ‘Proposals for 

development which would result in the 

loss or damage to trees, woodland, 

hedgerows and Cornish hedges which 

make a significant contribution to the 

character of the landscape and nature 

conservation will not be permitted.’ 

TV-4: Trees – ‘Proposals for 

development which would result in the 

loss of or damage to trees in or on the 

edge of towns and villages which make 

a significant contribution to the 

character, local amenity or 

environmental quality of their 
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pollution, should be taken into account. 

Where a site is affected by contamination 

or land stability issues, responsibility for 

securing a safe development rests with 

the developer and/or landowner. 

surroundings will not be permitted.’ 

 

OS4 

Disturbance and 

Pollution 

Prevention of the adverse impact of any 

kind of pollution on health and the natural 

environment, is in accordance with: 

11. Conserving and Enhancing the Natural 

Environment 

Paras 109, 110, 120:  As above 

Para 121. ‘Planning policies and decisions 

should also ensure that: 

● the site is suitable for its new use taking 

account of ground conditions and land 

instability, including from natural hazards 

or former activities such as mining, 

pollution arising from previous uses and 

any proposals for mitigation including land 

remediation or impacts on the natural 

environment arising from that 

remediation...’ 

Para 122. ‘...subject to approval under 

pollution control regimes.’ 

Para 123. ‘...avoid noise from giving rise 

to significant adverse impacts on health 

and quality of life as a result of new 

Prevention of the adverse impact of any kind of 

pollution on health and the natural 

environment, is in accordance with: 

Policy 14 – Development Standards:  As above 

Policy 17 – Health and well-being:  As above 

 

Penwith Policies E-11 and R-9 disallow 

developments which ‘are likely to 

generate disturbance by noise, light, 

fumes or dust...unless they are 

compatible with surrounding uses.’ 
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development’...’ identify and protect areas 

of tranquillity which have remained 

relatively undisturbed by noise and are 

prized for their recreational and amenity 

value for this reason.’ 

Para 124. ‘...sustain compliance with and 

contribute towards EU limit values or 

national objectives for pollutants, taking 

into account the presence of Air Quality 

Management Areas and the cumulative 

impacts on air quality from individual 

sites...’  

Para 125. ‘...limit the impact of light 

pollution from artificial light on local 

amenity, intrinsically dark landscapes and 

nature conservation.’ 

OS5 

Settlements and Edge 

of Settlements 

Ensuring that development does not have 

an adverse effect on the setting in the 

landscape and the distinctive character of 

the settlements, is in line with: 

8.  Promoting Healthy Communities 

Paras 77, 78:  As above 

11. Conserving and Enhancing the Natural 

Environment 

Paras 109, 110, 114, 116, 117:  As above 

Para 111. Planning policies and decisions 

should encourage the effective use of land 

Ensuring that development does not have an 

adverse effect on the setting in the landscape 

and the distinctive character of the 

settlements, is in line with: 

Policy 2 – Key targets and spatial strategy: As 

above 

Policy 3 – Role and function of places: As 

above 

Policy 7 – Housing in the countryside: As 

above 

Policy 13 – Design: As above 

This is a continuation of the intent of 

Penwith Policy TV-3: Open areas within 

settlements –‘Proposals for 

development which would result in the 

loss of, or have a significant adverse 

effect on, open areas within towns and 

villages which contribute to the 

character, local amenity or 

environmental quality of their 

surroundings will not be permitted.’ 
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by re-using land that has been previously 

developed (brownfield land), provided that 

it is not of high environmental value. Local 

planning authorities may continue to 

consider the case for setting a locally 

appropriate target for the use of 

brownfield land. 

Policy 22A - Protection of the Countryside:  As 

above 

Policy 23 – Natural environment: As above 

Policy 25 – Green infrastructure: As above 

OS6 

Open Areas Within 

and on the Edge of 

Settlements 

Protection of existing open areas of 

environmental or amenity value and the 

connectivity between such areas, is  in 

accordance with: 

8.  Promoting Healthy Communities 

Paras 76, 77, 78:  As above, in particular 

–‘Local communities through local and 

neighbourhood plans should be able to 

identify for special protection green areas 

of particular importance to them.  By 

designating land as Local Green Space 

local communities will be able to rule out 

new development other than in very 

special circumstances.’   

11.  Conserving and Enhancing the 

Natural Environment 

Paras 109, 110, 111, 113, 114, 116, 117:  

As above 

Protection of existing open areas of 

environmental or amenity value and the 

connectivity between such areas, is in 

accordance with: 

Policy 2 – Key targets and spatial strategy:  As 

above 

Policy 3 – Role and function of places: As 

above 

Policy 13 – Design: As above 

Policy 22A - Protection of the Countryside: As 

above 

Policy 25 – Green Infrastructure:  As above 

This is a direct continuation (with more 

recent additions as a result of 

consultations) of Penwith Policy TV-2: 

Open areas related to settlements – 

‘Proposals for development which 

would result in the loss of, or have an 

adverse effect on, the local 

environmental value of the following 

open areas will not be permitted. .... 

Beach Road, St Ives; The Island, St 

Ives; Trenwith, St Ives; Tregenna, St 

Ives; land above Porthminster Beach, 

St Ives; Treloyhan, St Ives; Carbis 

Valley, St Ives.’ 

Penwith Policy TV-3 also applies, as 

does R-4: Areas of recreational 

importance – ‘Proposals for 

development will not be permitted 

where it would harm the recreational 

value of the following areas: 
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....  Tregenna - Steeple woods - Knill's 

monument, St. Ives’ 

OS7 

Rights of Way 

Protecting and encouraging improvement 

of existing public rights of way is in 

accordance with: 

8.  Promoting Healthy Communities 

Para 75. Planning policies should protect 

and enhance public rights of way and 

access. Local authorities should seek 

opportunities to provide better facilities for 

users, for example by adding links to 

existing rights of way networks including 

National Trails. 

Protecting and encouraging improvement of 

existing public rights of way is in accordance 

with: 

Policy 25 – Green infrastructure:  As above 

This policy continues the intent of 

Penwith policies: 

TP-6: Pedestrians – ‘Proposals for 

development which would adversely 

affect, or result in the loss of, routes 

within towns and villages which 

provide convenient or attractive links 

for pedestrians will not be permitted.’ 

TP-7: Pedestrians – ‘Proposals for 

development which would directly, or 

indirectly, affect existing rights of way 

must not result in their continued use 

being less safe, convenient or 

attractive.  Proposals for the 

improvement of the existing rights of 

way system will be acceptable.’ 

OS8 

Agricultural Land 

Protection of good quality agricultural land 

as a non-renewable resource which may 

be required for future food production 

relates to:   

11. Conserving and Enhancing the Natural 

Environment 

Para 111:  As above 

Para 112. Local planning authorities 

should take into account the economic and 

Protection of good quality agricultural land as a 

non-renewable resource which may be 

required for future food production relates to:   

Policy 22 – Best use of land and existing 

buildings:  As above 

This is a direct continuation of Penwith 

Policy E-5, with its emphasis on the 

importance of high grade agricultural 

land – ‘Development which would 

result in the irreversible loss of 

agricultural land graded 1, 2 and 3A in 

the department for environment, food 

and rural affairs classification will not 

be permitted unless there is no 
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other benefits of the best and most 

versatile agricultural land.  Where 

significant development of agricultural 

land is demonstrated to be necessary, 

local planning authorities should seek to 

use areas of poorer quality land in 

preference to that of a higher quality. 

practicable alternative and the 

importance of the development 

outweighs the need to protect the best 

and most versatile land...’ 

 

OS9 

Panoramas and Vistas 

The protection of panoramas and vistas in 

order to avoid compromising  the existing 

relationship between the built and natural 

environment is in line with: 

11.  Conserving and Enhancing the 

Natural Environment 

Para 114:  As above 

The protection of panoramas and vistas in 

order to avoid compromising the existing 

relationship between the built and natural 

environment is in line with: 

Policy 2 – Key targets and spatial strategy:  As 

above 

Policy 22A - Protection of the countryside:   As 

above 

Policy 23 – Natural environment:  As above 

This is a continuation of the intent of 

Penwith Policies GD-2, with reference 

to the scale and siting of development, 

and CC-14, with regard to the 

landscape character and amenity value 

of the shoreline. 

CF1 

Community Facilities 

and Public Spaces 

 

Protecting the existing limited amenity 

spaces and community facilities is in 

accordance with: 

3.  Supporting a prosperous rural 

economy 

Para 28:  As above. 

8.  Promoting Healthy Communities 

Para 69.  ‘Planning policies and decisions, 

in turn, should aim to achieve places 

which promote...opportunities for 

meetings between members of the 

Protecting the existing limited amenity spaces 

and community facilities is in accordance with: 

Policy 4 – Shopping, services and community 

facilities:  As above 

Policy 17 – Health and wellbeing:  As above 

Policy 25 - Green Infrastructure:  As above 

 

The following Penwith Policies are 

continued in this policy: 

R-3: Safeguarding recreation and 

amenity areas – ‘Proposals for 

development which would result in the 

loss of existing or proposed open areas 

in formal or informal recreational use 

will not be permitted unless: 

(i)   enhanced sports and recreational 

facilities would result from the 

development of a small part of the 
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community who might not otherwise come 

into contact with each other...’  

Para 70. ‘To deliver the social, recreational 

and cultural facilities and services the 

community needs, planning policies and 

decisions should...plan positively for the 

provision and use of shared space, 

community facilities (such as local shops, 

meeting places, sports venues, cultural 

buildings, public houses and places of 

worship)... to enhance the sustainability of 

communities and residential 

environments; guard against the 

unnecessary loss of valued facilities and 

services...’  

Para 74. ‘Existing open space, sports and 

recreational buildings and land, including 

playing fields, should not be built on 

unless.....’   

site; or 

(ii) equivalent alternative provision 

which would be accessible, convenient 

and attractive can be secured through 

the use of a planning obligation.’ 

CS-2: Loss of existing community 

facilities – ‘ Proposals resulting in the 

loss of an existing community facility 

will be resisted where they would 

result in a serious detriment to the 

local community. proposals for new or 

improved local community facilities will 

be permitted in or on the edge of 

towns and villages provided that: 

(i) the scale of the facility is related to 

the needs of the locality; and  

(ii) there is safe and convenient access 

for potential users.’ 

Policy R-B relating to St Ives RFC also 

continues to apply as this facility is 

included in the policy list.  

CF2 

New Public Spaces 

and Community 

Facilities 

Encouraging the provision of new 

community facilities would be adhering: 

3. Supporting a prosperous rural economy 

Para 28:  As above. 

Encouraging the provision of new community 

facilities would be adhering to: 

Policy 13 – Design:  As above 

Policy 17 – Health and well-being:  As above 

Penwith Policy R-1 is continued here: 

New or improved recreational sports 

provision – ‘The provision of new or 

improved recreational and sports 



St Ives Area Neighbourhood Development Plan: Basic Conditions Statement 

51 
 

8.  Promoting Healthy Communities 

Paras 69, 70, 73:  As above. 

10.  Meeting the challenge of climate 

change, flooding and coastal change 

Paras 93, 94, 95, 96, 97:   As above. 

Policy 25 – Green infrastructure:  As above facilities will be permitted in or on the 

edge of towns and the villages listed in 

policies H-5, H-6 and H-7 provided 

that: 

(i)   the proposal is in keeping with the 

character and amenity of its 

surroundings and  

(ii)   in villages the scale of the facility 

is related to the needs of the locality...’ 

As is Penwith Policy CS-1: New or 

improved community facilities – ‘The 

provision of new or improved 

community services and facilities must 

be related to the existing and proposed 

distribution of development in towns...’ 

And Penwith Policies GD-1, with regard 

to integration of development with 

surroundings, and GD-2, with regard to 

the design and layout of development.   

This policy also picks up points from 

Penwith Policy R-8: Water related 

recreation, in particular ‘Such 

developments must be located in or on 

the edge of towns and the villages 

listed in policies H-5 and H-6 which 

have safe and convenient access to the 

coast....In all cases the existing level 

http://www.cornwall.gov.uk/local_plan_penwith/text/text08.htm#pol_h5
http://www.cornwall.gov.uk/local_plan_penwith/text/text08.htm#pol_h6
http://www.cornwall.gov.uk/local_plan_penwith/text/text08.htm#pol_h7
http://www.cornwall.gov.uk/local_plan_penwith/text/text08.htm#pol_h5
http://www.cornwall.gov.uk/local_plan_penwith/text/text08.htm#pol_h6
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of public access to the water must be 

retained or improved.’ 

CF3 

Informal Recreational 

Facilities in the 

Countryside 

Facilitating appropriate recreational 

activities in the countryside would be in 

line with: 

3. Supporting a prosperous rural economy 

Para 28:  As above. 

8. Promoting healthy communities 

Paras 69, 70,73, 75:  As above.  

11. Conserving and enhancing the natural 

environment 

Paras 109, 110, 112, 113, 114, 115, 116, 

117, 118, 119, 120:  As above. 

Facilitating appropriate recreational activities in 

the countryside would be in line with: 

Policy 13 – Design: As above 

Policy 14 – Development standards:  As above 

Policy 17 – Health and well-being:  As above 

Policy 22 – Best use of land and buildings: As 

above 

Policy 23 – Natural environment 

Policy 25 – Green infrastructure: As above 

This is a direct continuation of Penwith 

Policy R-5: Recreational facilities in the 

countryside – ‘Proposals for 

recreational facilities which involve the 

use of land in the countryside will be 

permitted provided that...’ 

It also incorporates into one policy 

elements of Penwith Policies GD-2 

(design and layout), GD-3 

(incorporation of landscaping and 

planting), TV-5 (trees), TM-13 

(conversion of an existing building as a 

camping barn), R-6 (countryside 

facilities) and R-7 (stables). 

T1 

Sustainable Transport 

 

The aim of NDP policy T1 is to address the 

increasing volume of traffic and 

congestion by promoting a sustainable 

approach, in accordance with: 

Promoting sustainable transport - ‘...The 

transport system needs to be balanced in 

favour of sustainable transport modes, 

giving people a real choice about how they 

travel...Encouragement should be given to 

solutions which support reductions in 

greenhouse gas emissions and reduce 

The aim of NDP policy T1 is to address the 

increasing volume of traffic and congestion by 

promoting a sustainable approach, in 

accordance with: 

Policy 27 – Transport and Accessibility – 

‘...development proposals should:... Locate 

development and/or incorporate a mix of uses 

so that the need to travel will be minimised 

and the use of sustainable transport 

modes can be maximised by prioritising safe 

access by walking, cycling and public transport 

The following Penwith Policies feed into 

this Policy T1:  

TP-2: Public transport facilities – 

‘Proposals for development which 

would provide public transport facilities 

will be permitted provided that: 

(i)   they would be well integrated with 

transport networks and compatible 

with the strategic public transport 

network; and  

(ii)  their form, bulk and general design 
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congestion....All developments that 

generate significant amounts of 

movement should be supported by a 

Transport Statement or Transport 

Assessment...’ 

Para 34. ‘Plans and decisions should 

ensure developments that generate 

significant movement are located where 

the need to travel will be minimised and 

the use of sustainable transport modes 

can be maximised...’ 

Para 35. .Plans should protect and exploit 

opportunities for the use of sustainable 

transport modes for the movement of 

goods or people...’  

Para 36. ‘A key tool to facilitate this will be 

a Travel Plan.’   

Para 37. ‘Planning policies should aim for 

a balance of land uses within their area so 

that people can be encouraged to 

minimise journey lengths...’   

Para 38. ‘For larger scale residential 

developments in particular, planning 

policies should promote a mix of uses...’   

and providing new facilities and services to 

minimise car travel... Be designed to provide 

convenient accessible and appropriate cycle 

and pedestrian routes, public transport and 

road routes within and in the 

immediate vicinity of the development. The 

inclusion of electric vehicle charging 

infrastructure...will be considered 

favourably....Be accompanied with effective 

travel plans...’  

 

would be in keeping with the character 

of their  surroundings. 

Proposals for the relocation or 

replacement of existing facilities will 

not be permitted where they would be 

less convenient or accessible to 

potential users.’ 

TP-5: Cyclists – ‘Proposals for the 

development of existing and potential 

cycle routes and parking facilities will 

be acceptable provided that they are 

safe, secure, convenient and 

attractive’. 

And policies TP-6 and TP-7 

(pedestrians) as outlined above.  
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T2 

Parking Provision for 

New Housing and 

other Developments 

The requirement for parking provision 

reinforces the parameters in the NPPF: 

4.  Promoting sustainable transport 

Para 39.  If setting local parking standards 

for residential and non-residential 

development, local planning authorities 

should take into account: 

 the accessibility of the development; 

 the type, mix and use of 

development; 

 the availability of and opportunities for 

public transport; 

 local car ownership levels; and 

 an overall need to reduce the use of 

high-emission vehicles. 

10.  Meeting the challenge of climate 

change, flooding and coastal change 

Para 93:  As above. 

The requirement for parking provision 

reinforces that set out in the Local Plan: 

Policy 14 – Development standards: As above 

Penwith Policy TP-12 covered parking 

as follows – ‘The provision of car 

parking in development must be 

related to the proposed use, the 

location, the availability of or potential 

for access by any other means than 

the private car and the amount of 

existing public parking provision in the 

locality.  

The level of car parking provision in 

development will not exceed the 

following maximum standards:- There 

will be no minimal provision. Major 

development will be subjected to 

transport assessments and may be 

expected to contribute to improving 

access by public transport, walking and 

cycling.’ 

T3 

Avoiding Loss of 

Parking 

The prevention of loss of car parking 

provision is an adjunct to the aims of NDP 

policy T2 and is in accordance with: 

4. Promoting sustainable transport 

Paras 39: As above.  

Para. 40.  Local authorities should seek to 

improve the quality of parking in town 

The prevention of loss of car parking provision 

is an adjunct to the aims of NDP policy T2 and 

is in accordance with: 

Policy 14 – Development standards: As above 

Although this is a fairly new idea, it 

does pick up on elements of Penwith 

Policy TP-13: Car parks, particularly -  

‘A reduction in the amount or 

convenience of existing off-street 

parking...will not be permitted.’ 
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centres so that it is convenient, safe and 

secure, including appropriate provision for 

motorcycles.  They should set appropriate 

parking charges that do not undermine 

the vitality of town centres. Parking 

enforcement should be proportionate. 

BE1 

Preservation and 

Conservation of 

Historic Core Areas 

 

Identifying the distinctive elements of the 

character area is essential to the 

preservation of its integrity, in accordance 

with: 

6.   Delivering a wide choice of high 

quality homes 

Paras 47,48, 49, 50, 51, 53, 54, 55:  As 

above 

7.  Requiring good design 

Paras 56, 57, 58, 59, 60, 61, 62, 63, 64, 

65, 66, 68:  As above  

12. Conserving and enhancing the historic 

environment 

Paras 126, 128, 129, 130, 131, 132, 133, 

134, 135, 136, 137, 138, 139, 140, 141:  

As above 

Identifying the distinctive elements of the 

character area is essential to the preservation 

of its integrity, in accordance with: 

Policy 2 – Key targets and Spatial Strategy: As 

above 

Policy 3 – Role and Function of Places: As 

above 

Policy 13 – Design: As above 

Policy 14 – Development Standards: As above 

Policy 24 - Historic Environment: As above 

 

Penwith Policies GD-1, GD-2, GD-8, 

TV-1 and TV-14 (as outlined above) all 

feed directly into the built environment 

policies. There is particular reference 

here to conservation areas, continuing 

Penwith Policy TV-9: Replacement 

windows and doors in conservation 

areas – ‘In conservation areas subject 

to relevant article 4 directions PVC-u 

and other non-traditional replacement 

windows and doors will not be 

permitted unless: 

(i)   they would be in keeping with the 

building in question and; 

(ii)  the design closely reflects that of 

the original installation.’ 

BE2 

New Developments 

and Renovations 

within the Historic 

Core Areas 

Identifying the distinctive elements of the 

character area is essential to the 

preservation of its integrity, in accordance 

with: 

6.   Delivering a wide choice of high 

Identifying the distinctive elements of the 

character area is essential to the preservation 

of its integrity, in accordance with: 

Policy 2 – Key targets and Spatial Strategy: As 

above 

Penwith Policies GD-1, GD-2, GD-8, 

TV-1 and TV-14 (as outlined above) all 

feed directly into the built environment 

policies. TV-9 also applies here.  
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quality homes 

Paras 47,48, 49, 50, 51, 53, 54, 55: As 

above 

7.  Requiring good design 

Paras. 56, 57, 58, 59, 60, 61, 62, 63, 64, 

65, 66, 68:  As above  

12.  Conserving and enhancing the historic 

environment 

Paras 126, 128, 129, 130, 131, 132, 133, 

134, 135, 136, 137, 138, 139, 140, 141:  

As above 

Policy 3 – Role and Function of Places: As 

above 

Policy 13 – Design: As above 

Policy 14 – Development Standards: As above 

Policy 24 - Historic Environment: As above 

 

BE3 

Retail and Shop 

Environment within St 

Ives Area 

Identifying the distinctive elements of the 

character area is essential to the 

preservation of its integrity, in accordance 

with: 

6.   Delivering a wide choice of high 

quality homes 

Paras 47,48, 49, 50, 51, 53, 54, 55: As 

above 

7.  Requiring good design 

Paras 56, 57, 58, 59, 60, 61, 62, 63, 64, 

65, 66, 67, 68:  As above  

12. Conserving and enhancing the historic 

environment 

Paras 126, 128, 129, 130, 131, 132, 133, 

134, 135, 136, 137, 138, 139, 140, 141:  

As above 

Identifying the distinctive elements of the 

character area is essential to the preservation 

of its integrity, in accordance with: 

Policy 2 – Key targets and Spatial Strategy: As 

above 

Policy 3 – Role and Function of Places: As 

above 

Policy 13 – Design: As above 

Policy 14 – Development Standards: As 

abovePolicy 24 - Historic Environment: As 

above 

 

Penwith Policies GD-1, GD-2, GD-8, 

TV-1 and TV-14 (as outlined above) all 

feed directly into the built environment 

policies. 

There is here continuation also of 

Penwith Policies: 

GD-6: Control of advertisements and 

signs – ‘Advertisements and signs 

must be in keeping with the character 

and appearance of the surrounding 

area....  

TV-7:  Retail premises in conservation 

areas – ‘Within conservation areas the 

development, redevelopment or 

alteration of shops or other commercial 

premises will be required to respect 
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the character and appearance of the 

building and its surroundings....’  

TV-8: Advertisements and signs in 

conservation areas – ‘Within 

conservation areas advertisements and 

signs will be permitted provided that 

they meet the requirements of policy 

GD-6...’  

H-12: Dwellings over premises in town 

centres – ‘The conversion of vacant or 

under-used space above town centre 

premises to residential use will be 

permitted.’  

BE4 

Down-a-long and 

Porthmeor East 

Identifying the distinctive elements of the 

character area is essential to the 

preservation of its integrity, in accordance 

with: 

6.   Delivering a wide choice of high 

quality homes 

Paras 47,48, 49, 50, 51, 53, 54, 55:  As 

above 

7.  Requiring good design 

Paras 56, 57, 58, 59, 60, 61, 62, 63, 64, 

65, 66, 68:  As above  

12. Conserving and enhancing the historic 

environment 

Paras 126, 128, 129, 130, 131, 132, 133, 

Identifying the distinctive elements of the 

character area is essential to the preservation 

of its integrity, in accordance with: 

Policy 2 – Key targets and Spatial Strategy: As 

above 

Policy 3 – Role and Function of Places: As 

above 

Policy 13 – Design: As above 

Policy 14 – Development Standards: As above 

Policy 24 - Historic Environment: As above 

 

Penwith Policies GD-1, GD-2 and  TV-1 

(as outlined above) all feed directly 

into the built environment policies.  

http://www.cornwall.gov.uk/local_plan_penwith/text/text05.htm#pol_gd6
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134, 135, 136, 137, 138, 139, 140, 141:  

As above 

BE5 

The Terraces and 

Later Terraces 

Identifying the distinctive elements of the 

character area is essential to the 

preservation of its integrity, in accordance 

with: 

6.   Delivering a wide choice of high 

quality homes 

Para 47,48, 49, 50, 51, 53, 54, 55:  As 

above 

7.  Requiring good design 

Para 56, 57, 58, 59, 60, 61, 62, 63, 64, 

65, 66, 68:  As above  

Identifying the distinctive elements of the 

character area is essential to the preservation 

of its integrity, in accordance with: 

Policy 2 – Key targets and Spatial Strategy: As 

above 

Policy 3 – Role and Function of Places: As 

above 

Policy 13 – Design: As above 

Policy 14 – Development Standards: As above 

 

Penwith Policies GD-1, GD-2 and  TV-1 

(as outlined above) all feed directly 

into the built environment policies.  

BE6 

Coastal Suburb and 

Railway Resort 

Identifying the distinctive elements of the 

character area is essential to the 

preservation of its integrity, in accordance 

with: 

6.  Delivering a wide choice of high quality 

homes 

Paras 47,48, 49, 50, 51, 53, 54, 55: As 

above 

7.  Requiring good design 

Paras 56, 57, 58, 59, 60, 61, 62, 63, 64, 

65, 66, 68:  As above  

Identifying the distinctive elements of the 

character area is essential to the preservation 

of its integrity, in accordance with: 

Policy 2 – Key targets and Spatial Strategy:  

As above 

Policy 3 – Role and Function of Places: As 

above 

Policy 13 – Design: As above 

Policy 14 – Development Standards: As above 

Penwith Policies GD-1, GD-2 and  TV-1 

(as outlined above) all feed directly 

into the built environment policies.  

BE7 

The Island 

Identifying the distinctive elements of the 

character area is essential to the 

preservation of its integrity, in accordance 

Identifying the distinctive elements of the 

character area is essential to the preservation 

of its integrity, in accordance with: 

Penwith Policies GD-1, GD-2, GD-8, 

TV-1 and TV-9 (as outlined above) all 

feed directly into the built environment 
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with: 

6.   Delivering a wide choice of high 

quality homes 

Paras 47,48, 49, 50, 51, 53, 54, 55: As 

above 

7.  Requiring good design 

Paras 56, 57, 58, 59, 60, 61, 62, 63, 64, 

65, 66, 68: As above  

Policy 2 – Key targets and Spatial Strategy: As 

above 

Policy 3 – Role and Function of Places: As 

above 

Policy 13 – Design: As above 

Policy 14 – Development Standards: As above 

policies.  

 

BE8 

Porthmeor Central 

Identifying the distinctive elements of the 

character area is essential to the 

preservation of its integrity, in accordance 

with: 

6.   Delivering a wide choice of high 

quality homes 

Paras 47,48, 49, 50, 51, 53, 54, 55:  As 

above 

7.  Requiring good design 

Paras 56, 57, 58, 59, 60, 61, 62, 63, 64, 

65, 66, 68: As above  

Identifying the distinctive elements of the 

character area is essential to the preservation 

of its integrity, in accordance with: 

Policy 2 – Key targets and Spatial Strategy: As 

above 

Policy 3 – Role and Function of Places: As 

above 

Policy 13 – Design: As above 

Policy 14 – Development Standards: As above 

Penwith Policies GD-1, GD-2 and  TV-1 

(as outlined above) all feed directly 

into the built environment policies.  

BE9 

Porthmeor West 

Identifying the distinctive elements of the 

character area is essential to the 

preservation of its integrity, in accordance 

with: 

6.   Delivering a wide choice of high 

quality homes 

Paras 47,48, 49, 50, 51, 53, 54, 55: As 

above 

Identifying the distinctive elements of the 

character area is essential to the preservation 

of its integrity, in accordance with: 

Policy 2 – Key targets and Spatial Strategy: As 

above 

Policy 3 – Role and Function of Places: As 

above 

Policy 13 – Design: As above 

Penwith Policies GD-1, GD-2 and  TV-1 

(as outlined above) all feed directly 

into the built environment policies.  
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7.  Requiring good design 

Paras 56, 57, 58, 59, 60, 61, 62, 63, 64, 

65, 66, 68: As above 

Policy 14 – Development Standards: As above 

BE10 

St Ives West 

Identifying the distinctive elements of the 

character area is essential to the 

preservation of its integrity, in accordance 

with: 

6.   Delivering a wide choice of high 

quality homes 

Paras 47,48, 49, 50, 51, 53, 54, 55:  As 

above 

7. Requiring good design 

Paras 56, 57, 58, 59, 60, 61, 62, 63, 64, 

65, 66, 68:  As above  

Identifying the distinctive elements of the 

character area is essential to the preservation 

of its integrity, in accordance with: 

Policy 2 – Key targets and Spatial Strategy: As 

above 

Policy 3 – Role and Function of Places: As 

above 

Policy 13 – Design: As above 

Policy 14 – Development Standards: As above 

Penwith Policies GD-1, GD-2 and  TV-1 

(as outlined above) all feed directly 

into the built environment policies.  

BE11 

The Belyars 

Identifying the distinctive elements of the 

character area is essential to the 

preservation of its integrity, in accordance 

with: 

6.   Delivering a wide choice of high 

quality homes 

Paras 47,48, 49, 50, 51, 53, 54, 55:  As 

above 

7. Requiring good design 

Paras 56, 57, 58, 59, 60, 61, 62, 63, 64, 

65, 66, 68: As above  

 

Identifying the distinctive elements of the 

character area is essential to the preservation 

of its integrity, in accordance with: 

Policy 2 – Key targets and Spatial Strategy: As 

above 

Policy 3 – Role and Function of Places: As 

above 

Policy 13 – Design: As above 

Policy 14 – Development Standards: As above 

Policy 26 - Flood risk 

management and coastal change – applies in 

particular here, particularly – 

‘...enables/replicates natural water flows and 

Penwith Policies GD-1, GD-2 and  TV-1 

(as outlined above) all feed directly 

into the built environment policies.  

Elements of Penwith Policies GD-4 

(provision for drainage/water supply 

and prevention of pollution/flooding) 

and CS-6 (surface water drainage) also 

feed in.  
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decreases surface water runoff , particularly in 

Critical Drainage Areas, through sustainable 

urban drainage systems (SUDS) of surface 

water, utilising green infrastructure where 

possible and as guided by local standards, 

including Cornwall drainage guidance...’  

BE12 

Carbis Bay 

Identifying the distinctive elements of the 

character area is essential to the 

preservation of its integrity, in accordance 

with: 

6.   Delivering a wide choice of high 

quality homes 

Paras 47,48, 49, 50, 51, 53, 54, 55:  As 

above 

 

Identifying the distinctive elements of the 

character area is essential to the preservation 

of its integrity, in accordance with: 

Policy 2 – Key targets and Spatial Strategy: As 

above 

Policy 3 – Role and Function of Places: As 

above 

Policy 13 – Design: As above 

Policy 14 – Development Standards: As above 

Penwith Policies GD-1, GD-2 and  TV-1 

(as outlined above) all feed directly 

into the built environment policies.  

BE13 

Historic Core Areas of 

Lelant 

Identifying the distinctive elements of the 

historic core of the settlement is essential 

to the preservation of its integrity, in 

accordance with: 

6.   Delivering a wide choice of high 

quality homes 

Paras 47,48, 49, 50, 51, 53, 54, 55:  As 

above 

Paras  

56, 57, 58, 59, 60, 61, 62, 63, 64, 65, 66, 

68: As above  

12. Conserving and enhancing the historic 

Identifying the distinctive elements of the 

historic core of the settlement is essential to 

the preservation of its integrity, in accordance 

with: 

Policy 2 – Key targets and Spatial Strategy: As 

above 

Policy 3 – Role and Function of Places: As 

above 

Policy 13 – Design: As above 

Policy 14 – Development Standards: As above 

Policy 24 - Historic Environment: As above 

Penwith Policies GD-1, GD-2, H-11, 

TV-1, TV-9 and TV-14 (as outlined 

above) all feed directly into the built 

environment policies.  

Penwith Policies H-5 (development of 

small sites within smaller towns and 

larger villages) and H-9 (replacement 

dwellings outside towns and villages) 

also feed in here.  
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environment 

Paras 126, 128, 129, 130, 131, 132, 133, 

134, 135, 136, 137, 138, 139, 140, 141:  

As above 

BE14 

Post-1920 Lelant 

Character Areas 

Identifying the distinctive elements of the 

character area is essential to the 

preservation of its integrity, in accordance 

with: 

6.  Delivering a wide choice of high quality 

homes 

Paras 47,48, 49, 50, 51, 53, 54, 55:  As 

above 

7.  Requiring good design 

Paras 56, 57, 58, 59, 60, 61, 62, 63, 64, 

65, 66, 68: As above 

Identifying the distinctive elements of the 

character area is essential to the preservation 

of its integrity, and in addition addressing 

existing drainage issues in accordance with: 

Policy 2 – Key targets and Spatial Strategy: As 

above 

Policy 3 – Role and Function of Places: As 

above 

Policy 13 – Design: As above 

Policy 14 – Development Standards: As above 

Policy 26 - Flood risk management and coastal 

change:  As above 

 

 

Penwith Policies GD-1, GD-2, GD-4, H-

5, H-9, H-11, TV-1, TV-9 and C-6(as 

outlined above) all feed directly into 

the built environment policies.  

BE15 

Halsetown 

Conservation Area and 

Village Extensions 

Identifying the distinctive elements of the 

character area is essential to the 

preservation of its integrity, in accordance 

with: 

6.   Delivering a wide choice of high 

quality homes 

Paras 47,48, 49, 50, 51, 53, 54, 55:  As 

above 

7. Requiring good design 

Identifying the distinctive elements of the 

character area is essential to the preservation 

of its integrity, in accordance with: 

 

Policy 2 – Key targets and Spatial Strategy: As 

above 

Policy 3 – Role and Function of Places: As 

above 

Policy 13 – Design: As above 

In addition to Penwith Policies GD-1, 

GD-2, H-9, H-11, TV-1 and TV-9 (as 

outlined above) this is a direct 

continuation of the level of protection 

afforded to Halsetown under Penwith 

Policy H-7: Prohibition of development, 

bar conversion of suitable existing 

buildings in specified villages – 

‘Proposals for housing development, 
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Paras 56, 57, 58, 59, 60, 61, 62, 63, 64, 

65, 66, 68: As above  

Policy 14 – Development Standards: As above other than the conversion of suitable 

existing buildings, will not be permitted 

in the following villages: .... 

Halsetown....’ 

BE16 

St Ives, Carbis Bay 

and Lelant Rural 

Surrounds 

Identifying the distinctive elements of the 

character area is essential to the 

preservation of its integrity, in accordance 

with: 

6.   Delivering a wide choice of high 

quality homes 

Paras 47,48, 49, 50, 51, 53, 54, 55:  As 

above 

7.  Requiring good design 

Para 56, 57, 58, 59, 60, 61, 62, 63, 64, 

65, 66, 68: As above  

Identifying the distinctive elements of the 

character area is essential to the preservation 

of its integrity, in accordance with: 

Policy 2 – Key targets and Spatial Strategy: As 

above 

Policy 3 – Role and Function of Places: As 

above 

Policy 13 – Design: As above 

Policy 14 – Development Standards: As above 

Penwith Policies GD-1, GD-2 and  TV-1 

(as outlined above) all feed directly 

into the built environment policies.  

BE17 

Development on 

Existing Private 

Gardens 

Controlling infill development in gardens 

will help to retain the character of an area, 

conforming with: 

6.   Delivering a wide choice of high 

quality homes 

Paras 47,48, 49, 50, 51, 53, 54, 55:  As 

above 

7.  Requiring good design 

Paras 56, 57, 58, 59, 60, 61, 62, 63, 64, 

65, 66, 68:  As above  

Controlling infill development in gardens will 

help to retain the character of an area, 

conforming with: 

Policy 2 – Key targets and Spatial Strategy:  

As above 

Policy 3 – Role and Function of Places: As 

above 

Policy 13 – Design: As above 

Policy 14 – Development Standards: As above 

Penwith Policies GD-1, GD-2 and  TV-1 

(as outlined above) all feed directly 

into the built environment policies.  
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Appendices 
 

Appendix 1 St Ives Area NDP Designation Application and Designation Decision 
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Appendix 2 Screening Opinion from Cornwall Council 

 

Habitats Regulations Assessment Screening Opinion for the St Ives 

Neighbourhood Development Plan  

Habitats Regulations Assessment (HRA) is required under the EU Habitats 

Directive (92/43/EEC) for any proposed plan or project which may have a 

significant effect on one or more European Sites - Special Protection Areas 

(SPAs) and Special Areas of Conservation (SACs). The purpose of the HRA is to 

determine whether or not significant effects are likely and to suggest ways in 

which they could be avoided. 

 

The Habitats Directive applies the precautionary principle to Natura 2000 sites 

which are Special Areas of Conservation,( SACs), and Special Protection Areas, 

(SPAs) and UK Government policy is to give Ramsar sites  equivalent status.  

The need for Appropriate Assessment is set out within Article 6 of the EC 

Habitats Directive 1992, and interpreted into British law by the Conservation of 

Habitats and Species Regulations 2010 (Box 1). The ultimate aim of the 

Directive is to “maintain or restore, at favourable conservation status, natural 

habitats and species of wild fauna and flora of Community interest” (Habitats 

Directive, Article 2(2)).   

 

The first stage of HRA is to screen for ‘Likely significant effects,’ identifying 

whether a plan is ‘likely to have a significant effect’ on a European site. This is 

essentially a high level risk assessment to decide whether the full subsequent 

stage known as Appropriate Assessment (AA) is required. The screening process 

asks the question: 

”Is the Plan, either alone or in combination with other relevant projects and 

plans, likely to result in a significant effect upon European sites?”  

 

St Ives neighbourhood development plan area covers the parish of St Ives, 

which includes the settlements of St Ives, Carbis Bay, Lelant and Halsetown. A 

sustainability appraisal of the neighbourhood development plan has been carried 

out. This included a scoping report which collated the environmental (and social 

and economic) baseline information. There are many environmental designated 

areas within the parish, landscape designations such as Area of Outstanding 
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Natural Beauty, World Heritage Site, Area of Great Landscape Value and Area of 

Great Scientific Value; and Habitats and biodiversity designation such as Sites of 

Special Scientific Interest, Local Nature Reserves and Cornwall Wildlife Sites. 

However there are no European sites within the plan area: the closest European 

site are Marazion Marshes Special Protection Area (SPA) which is approx. 3.6 km 

south of the plan area and the Land’s End and Cape Bank candidate Marine 

Special Area of Conservation (SAC) approx. 4km west of the plan area. 

 

Although the sites are outside the plan area, we need to check whether there 

are any pathways of influence from the plan area to these sites.  

 

The Lands’ End and Cape Bank candidate Marine SAC lies in the marine zone and 

is considered to be beyond the influence of the neighbourhood development plan 

and, in combination, outside the influence of the Cornwall Local Plan.  

 

Recreational pressure: 

Marazion Marsh SPA is designated for passage/overwintering birds. It is an RSPB 

reserve and public access is encouraged and also well managed. There is 

potential for recreational use of the site, for example dog walking, to lead to 

disturbance of birds in the winter months, but the St Ives neighbourhood 

Development Plan is unlikely to be the cause of significant effects because: 

i) There is ample recreational space within the neighbourhood plan area, 

with access to the coast path, beaches and moorland walks. 

ii) The site is well managed by the RSPB. Paths and hides are provided 

specifically to avoid the most sensitive areas of the site for birds and 

the marshy habitat discourages off track access. There are controls on 

access for dogs and a prosecution system is in place as a deterrent. 

Water Resources and Quality: 

Diffuse pollution, caused by agricultural run-off, is identified as a potential threat 

to the ecological integrity of Marazion Marsh: 

http://www2.plymouth.ac.uk/science/cornwall/Sites/Site_Marazion_Marsh.html 

This is outside the influence and catchment of the St Ives neighbourhood 

development plan. In combination with other plans no significant effects are 

considered likely and the Environment Agency’s stage 3 review of consents 

http://www2.plymouth.ac.uk/science/cornwall/Sites/Site_Marazion_Marsh.html
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process, for the Draft RSS SW Panel Report 2008, confirmed that there were no 

likely significant effects of permitted water abstractions or discharges, for a 

proposed housing figure (68,000) that was higher than that proposed in the St 

Ives NDP and the Cornwall Local Plan (47,500.) 

 

Conclusion: 

Cornwall Council therefore concludes that there are no likely significant effects 

arising from the St Ives Neighbourhood Development Plan, either alone or in 

combination with other plans. 


