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1. SUMMARY
This Plan has reviewed a range of possible development sites adjacent to the existing
settlements of Flushing and Mylor Bridge and has identified sites which would have the
support of the community for up to 80 additional affordable homes at legacy housing
density levels. These suggest a recommended direction of growth for the villages. All new
development out into the AONB should take place adjacent to the boundaries of the
Mylor Bridge and Flushing settlements, in accordance with Cornwall Local Plan Policy 9.
The Plan recommends updated boundaries for the two principal settlements and
recommends that there should be no new development on other sites within the parish
unless it involves replacement buildings or is on previously developed land.
1.1

Direction of Growth

The recommended directions of growth for the two settlements are shown in the
following maps :

In both maps, the development areas are shown in purple
with areas to be preserved in light or dark green
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2. DEVELOPMENT PREFERENCES OF THE COMMUNTY
2.1

Strategic Housing Land Availability Assessment

The starting point for selecting potential development sites was Cornwall Council’s
Strategic Housing Land Availability Assessment (SHLAA) of 2012-2015. This identified
greenfield sites within the AONB as suitable for development: two in Flushing and four in
Mylor Bridge:
Site

Area in hectares

Possible units

Units/ha

Flushing allotments

0.85

28

33

Flushing – Tregew Meadow
extension

0.65

15

24

Mylor Bridge – Saltbox Close
extension

2.65

20

8

Mylor Bridge – Rose Hill

2.82

75

27

Mylor Bridge – Comfort Road

1.11

30

27

Mylor Bridge – Off Cogos Parc

2.05

40

20

Total

10.13

208

21

These sites on shown on the following maps:

A-5

MYLOR NDP REGULATION 14 DRAFT FOR CONSULTATION

2.2

Strategic Housing Land Availability Assessment Sites

Flushing SHLAA sites

2.3

Mylor Bridge SHLAA sites

Development Options

Had all this land still been available, it would have been more than enough to
accommodate the affordable houses.1 However the area NW of Springfield Parc (known
as Mylor Gardens and Mylor Gardens extension) has recently been granted planning
permission for two age-restricted (55+) developments. Due to the decision by the LPA to
‘round off’ the previously established settlement boundary, these developments have
received permission under Local Plan Policy 8, and so both are open market housing-led
developments yielding a total of 31 (19 open market houses and 13 affordable homes – a
39% affordable housing ratio) rather than the suggested SHLAA capacity of 40 houses.
The remaining SHLAA sites could be candidates for development in the medium term as
an exception to this plan (or as part of a future Plan revision), although it is noted that the
SHLAA may have over-estimated the capacity of two sites:
The Flushing Allotments site which shows the highest density of housing on a difficult,
sloping site where undermining from previous mine workings and flooding from stormwater run-off is a high probability.

1

Full details in Appendix C: Housing Statement
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The Comfort Road site. A significant proportion of the northern part of the site has
already been given permission for 5 open-market houses, whilst the remainder is on the
functional flood plain close to the Enys Brook stream.
The Saltbox site was also the subject of a planning application involving 32 open-market
houses in 2016 that was heavily opposed by local residents and subsequently withdrawn.
2.4

Methodology

To assess options for development sites, the Neighbourhood Development team adopted
the approach recommended by Cornwall Council in its paper Allocating Sites in your NDP:
A Methodology for Site Selection, identifying possible development cells and seeking
input on these. It sought the views of the public through three surveys:
The Housing Needs Survey2 invited information on the need and scale of additional
housing. Its open-ended questions asked where that development might take place.
Responses recommended that any development onto green-field land should only take
place within the existing settlements of Flushing and Mylor Bridge or adjacent to the
settlement boundaries.
Draft settlement boundaries were published on the Neighbourhood Development Plan
website for consultation in October 2018 after use of Cornwall Council’s paper Guidance
on Neighbourhood Development Boundaries.
The Housing Sites Survey of May 2019 then offered people a range of possible sites
adjacent to the settlement boundaries.3 This excluded the outlying hamlets which had
been rejected by the comments in the Housing Needs Survey, and also Perran Wharf
which is subject to more detailed management given its constrained size and historic
importance within the UNESCO Cornwall Mining World Heritage Site. The full results of
this survey are at the Housing Sites Survey Analysis report: Evidence Base Chapter 12.
The results of these consultations were then compared with the findings of Local
Landscape Character Assessment, Landscape Visual Impact Assessment, Wildlife and
Biodiversity report and the Historic Built Environment report to produce a final
recommendation.

2

Cornwall Council housing Needs survey Report: Evidence Base Chapter 11

3

Housing Sites Survey Analysis Report: Evidence Base Chapter 12
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3. SETTLEMENT BOUNDARIES
3.1

Settlement Boundaries

There has been a lack of clarity in recent years about the exact settlement boundaries of
the villages of Flushing and Mylor Bridge because the boundaries defined in the former
Carrick District Plan4 are no longer in force. This has led to debate about some planning
decisions.
As part of the community consultation process, revised settlement boundaries were
drawn up and shared with the community for comment. These boundaries took the
Carrick District Council boundaries as their starting point, updating these to incorporate
areas known to have been developed or having been granted planning approval for
development. Two new areas were reserved for dedicated leisure use: the Bowling Green
in Flushing and the King George V playing fields in Mylor Bridge.
No significant objections were received, and these revised settlement boundaries are
therefore included as Housing Policies H1 and H2 for adoption in this Plan.
3.2

4

Flushing Settlement Boundary

The former settlement boundaries of Mylor Bridge and Flushing were published in the Carrick District
Local Plan 2005 but were not reserved policies when Cornwall Council was created in 2009.
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3.3

Flushing – Boundary Changes

A detail from the above boundary map showing the only major change to the settlement
boundary from previous versions. The yellow block indicates the area added to the settlement
following the completion of the Tregew Meadow development of Affordable Houses.
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3.4
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Mylor Bridge Settlement Boundaries
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3.5

Mylor Bridge – Boundary Changes

A detail from the above map of the settlement boundaries for Mylor Bridge showing the
only major change to the settlement boundary from previous versions. The yellow blocks
indicate the areas added to the settlement (clockwise from top left) following the
completion of the development of Mylor Gardens and the permission for Mylor Gardens
Extension; following the completion of the Robert Rundle Way/Edmonton Close
affordable homes-led development; and following the permission for five open-market
houses in the space accessed from Comfort Road

4. ANALYSIS OF DEVELOPMENT OPTIONS
The AONB is central to everything in this Plan. The lack of remaining opportunities to
develop through infill means that any development of up to 50 houses will have to take
place outside the settlement boundary in the AONB: a loss of valuable land in the natural
environment.
The Local Landscape Character Assessment: Evidence base Chapter 4 and Wildlife
Habitats and Biodiversity Assessment: Evidence Base Chapter 5 have identified areas that
are sensitive and of great importance.5 The Landscape Visual Impact Assessment also

5

See Evidence Base. The maps from these are not reproduced here
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identified a number of significant viewpoints which should be preserved. Many of the
responses in the Housing Sites Survey echoed these same ideas, rejecting areas which
were important for views and where flooding was a risk.
Key areas for preservation identified by the community in the Housing Sites Survey are
shown on the following maps.

4.1

Flushing – Development and Preservation

4.2

Conclusions for Flushing

The Housing Sites Survey conclusions for Flushing highlighted a number of sites which
should be preserved:
•

•

A-12

The principal landscape asset at the centre of the village is shown in green and
light green (J, K and L). This is an important part of the visual character of the
village and forms part of the unspoilt ‘green horizon’ when viewed from
Falmouth.
The Allotments site (N), identified in the SHLAA as a possible development site,
was rejected on scenic grounds, because of the potential of increased traffic flows
through the village, and because the site is undermined by old workings
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•

Development outside the boundary in the Tregew Farm area (F) and on the
riverside (A) were also rejected for environmental reasons and visual impact.

4.3

Mylor Bridge Development and Preservation

4.4

Conclusions for Mylor Bridge North

The Housing Sites Survey conclusions for Mylor Bridge North of the creek highlighted sites
which should be preserved:
•
•

The run of fields to the east of the village (G, J, K)
Some of the areas to the west of the village (D)
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•

•
4.5

The SHLAA site within the settlement boundary by the Enys brook (L) and the one
at the bottom of Rosehill (A’) were rejected on both scenic grounds and because
they were prone to increased risk of flooding due to climate change.6
The area along the Military Road, south east of Mylor Clump, (G)
Conclusions for Mylor Bridge South

The Housing Sites Survey was less conclusive about Mylor Bridge south of the creek and
Enys brook. A number of respondents expressed a lack of knowledge of this part of the
Parish and this was reflected in the voting which was fairly evenly spread across the
various sites and with few clear preferences. Only one site stood out: the site backing
onto Church Road (G’) which was recommended for preservation.
If the need for more affordable homes is proven in the future, then further consultation
with the public will be required in order to assess the priorities for development or
preservation here.

5. LOCAL LANDSCAPE CHARACTER AND VIEWPONTS
The Local Landscape Character Assessment7 identified five Landscape Types as shown in
the key to the map below. All of these, from the standard methodology applied, were
recorded as being of High environmental sensitivity and High value to the community:

6

Maps of the flood risk to coastal settlement from sea level rise are shown in the Climate Change and Flood
Risk Report: Evidence Base Chapter 7.
7

Evidence Base: Chapter 4
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Landscape type
Area

Description

Sensitivity

Local value

1

Steep-sided river
valleys, arable &
pasture

High

High

2

Steep-sided River
Valleys, Woodland

High

High

3

Rounded Plateaus,
arable & pasture

High

High

4

Undulating ridges &
slopes

High

Medium

5

Wet woodland &
pasture

High

Medium

5.1

Landscape Visual Impact and Panoramas

The Landscape Visual Impact Assessment8 identified the key strengths of the AONB as
being the landscape fronting the rivers and creeks and recommended that no
development should take place within sight of these because of the potential for damage
to the aesthetic beauty of the unspoiled waterside landscape. It also identified a range of
panoramas which require specific protection and therefore affect choices for
development.
5.2

Views for Flushing

For Flushing, the four significant viewpoints are broad, oblique angled, vistas echoing the
topology of the landscape and the position of the village as a ‘visual green lung’ for
Falmouth:
•
•
•
•

From the path leading from the entrance to the Tregew estate, looking over the
estate towards Falmouth
From the top of Dark Lane looking West to South West
From Prince of Wales Pier on the Falmouth side of the Penryn river, and
From Greenbank on the Falmouth side of the river. The green landscape
surrounding Flushing is an important amenity for Falmouth

These viewpoints are illustrated for Flushing in the map below:

8

Mylor NDP Appendix B
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5.3

Iconic views – Flushing and Falmouth

View towards Flushing and fields behind from Falmouth Greenbank
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5.4

Views for Mylor Bridge

For Mylor Bridge there are five significant viewpoints which help to define the
surroundings of the settlement:
•
•
•
•
•
•
5.5

From the open area halfway along Church Road looking North West to East
From Mill Quay looking from East to South
From the entrance to Willow Close, looking across at Bagatelle Plantation
From the Military Road looking South and South East
From Peny Cum Cuic looking South West to North West
Iconic Views – Mylor Bridge
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Mylor Bridge viewed from Church Road

6. PROTECTION OF WILDLIFE HABITATS
The Wildlife Habitats and Biodiversity Assessment: Evidence Base Chapter 5 identified a
range of key wildlife corridors and water courses which should be protected across the
Parish. At a more local level, the following maps at paragraph 6.1 indicate the sensitive
areas surrounding the two principal settlements.
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6.1

Maps of Wildlife Habitats adjacent to Flushing and Mylor Bridge
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6.2

Flood Risk Assessment

The Climate Change and Flood Risk Report9 identified a range of sites which were under
threat of flooding due to future sea level rise and severe rainfall events as a consequence
of climate change.
The principal impact will be felt in Flushing where flooding from a combination of sea
level rise and abnormal tidal surges presents the greatest threat. None of the possible
development sites falls within the area at risk.
In Mylor Bridge, the threat to potential development sites comes principally from high
levels of water run-off in low-lying and valley areas following heavy rain. Particularly at
risk are the areas of wet woodland bordering the Enys brook.

7. CONCLUSIONS
7.1

Future Direction of Growth for Flushing and Mylor Bridge

The sites identified in the Housing Sites Survey can be assessed, together with the Local
Landscape Character Assessment and Visual Impact Assessment to provide a summary of
potential development sites surrounding the two villages and their capacity as shown in
the table at para. 7.3.
The overall conclusion of this work points to a clear strategic direction of growth for the
two villages towards and beyond 2030. Growth in both villages should be adjacent to the
existing settlement boundaries, and:
•
•
•
•

Avoid anything that increases the flow of traffic through the village
Avoid scenically sensitive areas, especially those visible from, or alongside, the
water
Avoid areas with the potential to flood
Avoid wildlife corridors

Any growth in Flushing should preserve the rural nature of the Flushing bank of the river.
It should also protect the reciprocal view: the rural nature of the view of Flushing seen
from Falmouth.
In Mylor Bridge North of the creek, growth should aim to fill-in the triangle between Bell’s
Hill and Passage Hill while not reaching the Military Road along the top of the downs
(Restronguet to Carclew Lodge) or encroaching on the prominence of Mylor Clump. A
Wildlife Limit is established beyond which any development would be damaging to
important wildlife corridors. There are no generally acceptable sites for development in
Mylor Bridge South of the creek. Some small-scale development – e.g. a car park – might
be acceptable on certain sites but any increase in housing would be damaging to the
AONB and views of a rural landscape.

9

Climate Change and Flood Risk Report: Evidence Base: Chapter 7
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This results in the following generalised maps for the growth of the two villages, which
offers a cautious and sensitive approach to meeting the housing need, with minimal
impact on the environment and the AONB. This is principally because both directions of
growth are simply extensions of recently approved affordable homes developments .
7.2

Maps of the Direction of Growth for Flushing and Mylor Bridge
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7.3

Provision of Affordable Homes

Within these areas are three sites which would together provide around 3.0 hectares,
sufficient for over 80 units at typical legacy housing densities.

Site

Area in hectares

Possible units

Units/ha

Flushing Tregew Meadow extension

0.8

20

25

Mylor Bridge –
Robert Rundle Way Eastern
extension

1.4

35

25

Mylor Bridge Robert Rundle Way Northern
extension

1.1

28

25

Total

3.0

83

25

7.4

Environmental, Sustainability and Climate Change factors

It will be important to include land to meet the new requirements for the inclusion of
public green spaces and wildlife areas in conformity with the new Cornwall Council
Design Guide (March 2020), the Mylor Parish Design Guide at Appendix D and the
renewed emphasis placed on preservation of the natural environment and mitigation of
climate change effects in the Cornwall Council Climate Change DPD (in draft) – Natural
Climate Solutions. This all implies a lower housing density than achieved with previous
affordable led homes developments, at around 20 units per hectare to allow for green
spaces, but this would still provide enough land for 60 units – more than sufficient to
meet current proposals for a two stage affordable homes led development plan.
7.5

Desirability for development under Local Plan Policy 9

The NDP Team considered allocating the sites in these areas in the NDP, but chose not to
do so because under current rules this would introduce the possibility of open market led
developments subject to the much lower affordable housing percentages of Local Plan
Policy 8, and make the capacity of the land insufficient to meet the local need for
affordable homes. These sites must be developed as affordable led Rural Exception Sites
under Local Plan Policy 9, as they are outside and adjacent to the settlement boundaries
defined in this NDP. The developments should comply in all respects with the
clarifications of the rules for the provision of affordable homes set out in the Cornwall
Council Housing SPD (February 2020). The sites should be developed in line with the
preferred direction of growth for the villages.
Two of these sites are bounded on one ‘outside edge’ by existing Policy 9 sites, that were
clearly built with roads that provide for a further extension in the future under the same
planning terms. The Tregew Meadow extension site was originally intended to be part of
A-22
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a larger Policy 9 site, but the funding was reduced at the time and only Tregew Meadow
was completed. It would be entirely inappropriate to treat these sites as in any sense
amenable to ‘rounding off’ in order to facilitate applications for open market led
developments.
7.6

Extensions of existing affordable homes sites

The Tregew Meadow development of 10 houses has proved highly successful. Any
extension should match this style and should provide:
•
•
•

Minimal disruption to traffic flows on St Peter’s Road through the provision of
suitable access to the new estate
Pedestrian and bicycle links to the area of the Tregew Close/Tregew Road junction
Include a minimum of a pedestrian link to the neighbouring fields to facilitate
possible future development

The Robert Rundle Way/Edmonton Close development of 32 houses has similarly been a
model of mixed development. Any extensions of this towards Passage Hill or northwards
up Bell’s Hill should:
•
•
•

Provide linking access between Bell’s Hill and Passage Hill: at a minimum for
bicycles and pedestrians but preferably also for vehicles
Contain some public open space with space for play facilities potentially funded
either by the developers or from Community Infrastructure Levy contributions
Include a minimum of a pedestrian link to the neighbouring fields to facilitate
possible future development

Any development site, even if outside the settlement boundary, would be expected to
meet all the design criteria of the Plan with regard to transport, pedestrian access and all
other aspects of the Mylor Parish Design Guide at Appendix D.
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8. DEVELOPMENT SITES – OUTLINE
This grid brings together the results of the four major pieces of work referred to above: the public consultations (see section 3 above), the Landscape
Character Assessment, the Landscape Visual Impact Assessment and the Wildlife Habitats and Biodiversity Assessment. The comments are traffic lighted to
indicate potential impact (red – damaging; buff – potentially damaging; green – little impact).

Landscape
type

Habitat &
Wildlife

Landscape
Visual
Impact

Community
survey

Scenic
landscape

To be
preserved

Comments

Flushing – West
A

B

A-24

Steep valley arable

Steep valley arable

Habitat of
potential
interest:
Semiimproved
grassland
and
hedges
forming
wildlife
corridors

Scenic
landscape

These sites are part of an extended landscape of great value stretching from
the edge of Flushing towards Trevissome, and an important open green space
both for the parish and seen from across the river in Falmouth. This is an
important part of the AONB and a rare commodity: an undeveloped section of
riverine landscape.
The hedgerows and mature native trees provide important wildlife corridors
linking isolated habitats
Development would destroy this.
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Landscape
type

Habitat &
Wildlife

Landscape
Visual
Impact

Community
survey

E

Steep valley arable

Scenic
landscape

C

Steep valley –
arable

Scenic
landscape

Suitable for
development

D

Steep valley –
arable

Scenic
landscape

Suitable for
development

F

Rounded
plateau

Scenic
landscape

To be
preserved

Comments

Although these two sites are adjacent to the three above, some limited
development here would be acceptable to the community provided it was in
keeping with neighbouring developments.

Development on this exposed site would be visible from a long distance and
would provide an unacceptable backdrop to sites A, B and E. It is also remote
from the heart of the village.

Flushing – Central
G

Rounded
plateau

Scenic
landscape

H

Rounded
plateau

Scenic
landscape

Possible
development

J

Steep valley arable

Scenic
landscape

To be
preserved

Steep valley –
arable

Scenic
landscape

To be
preserved

K

These two sites are remote from the heart of the village but could be
candidates for some limited development provided access could be secured
and any development was invisible from Falmouth.

These sites are at the heart of Flushing, seen from across the river and are
areas of high landscape value which the community wishes to see preserved.
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Landscape
type

Habitat &
Wildlife

Landscape
Visual
Impact

Community
survey

To be
preserved

L

Steep valley –
arable

Scenic
landscape

I

Rounded
plateau

Scenic
landscape

M

Rounded
plateau

Scenic
landscape

Comments

These two sites sit on the rounded plateau from where they are very visible
from afar. They also provide a backdrop to sites J, K and L. Access would be an
issue. Development is not seen as desirable within the period of the Plan.

Flushing – East

N

Steep valley arable

Wildlife
corridor

Scenic
landscape

To be
preserved

The community does not see this site as suitable for development both because
of its scenic importance and because of the additional pressure on traffic
through the village.

Mylor Bridge North

A

A-26

Wet
woodland &
pasture

Particular
wildlife
interest
and a high
flood risk

Close to the centre of the village but constrained by a steep slope and a stream
at its western side which is a wildlife corridor and liable to flooding
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Landscape
type

B

Habitat &
Wildlife

Landscape
Visual
Impact

Community
survey

Scenic
landscape

Ridge & slope

A significant panoramic landscape viewed from the public footpath at Peny
Cum Cwic. In the distance is the listed historic estate of Enys – and, in reverse,
this landscape forms a backdrop to views from the historic landscape.

Ridge & slope

Scenic
landscape

D

Ridge & slope

Scenic
landscape

E

Rounded
plateau

Borders
major
wildlife
corridor

Suitable for
development

F

Rounded
plateau

Borders
major
wildlife
corridor

Suitable for
development

G

Rounded
plateau

Borders
major
wildlife
corridor

C

H

Ridge & slope

Scenic
landscape

Scenic
landscape

Comments

To be
preserved

To be
preserved

Unsuitable for development

Possible development sites which should not significantly affect the distant
view of the village. It would be important to maintain a green belt between any
development in this area and the military road and the Mylor Clump. The
Clump needs to retain its sense of isolation when seen from afar. The current
green belt beyond the Wildlife Limit is also important for wildlife

A significant part of several panoramic landscapes. This is a quintessential
riverine landscape of ridge and slope and any development here would be
unacceptable.
A small plot of land where the land falls away at the bottom of site H, at the
back of Bonython Close was considered a possible site for development but was
rejected because of access problems

A-27

MYLOR NDP REGULATION 14 DRAFT FOR CONSULTATION

Landscape
type

Habitat &
Wildlife

Landscape
Visual
Impact

Ridge & slope

Borders
major
wildlife
corridor

Scenic
landscape

J

Ridge & slope

Borders
major
wildlife
corridor

Scenic
landscape

K

River valley

Semiimproved
grassland

Scenic
landscape

L

Wet
woodland &
pasture

Flood
plain

I

Community
survey

Comments

To be
preserved

To be
preserved

To be
preserved

To be
preserved

A site at the centre of the village but with limited vehicular access. It borders
the Enys brook and would be very susceptible to flooding

Mylor Bridge South

A’

A-28

Wet
woodland &
pasture

Of
particular
wildlife
interest
and high
flood risk

A site with wildlife interest and within the flood plain of the Enys brook.
To be
preserved

It has significant access problems as the main road is congested at this point.
There is no safe pedestrian access to the heart of the village or to the playing
fields opposite.
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Landscape
type

Habitat &
Wildlife

Landscape
Visual
Impact

Ridge and
slope

Borders
wildlife
corridor

Scenic
landscape

C’

Rounded
plateau

Borders
wildlife
corridor

Scenic
landscape

D’

Rounded
plateau

Particular
wildlife
interest

Scenic
landscape

Ridge & slope

Part has
wildlife
interest;
part is a
high flood
risk

Steep valley –
arable

Borders a
wildlife
corridor
and winter
habitat for
waders

B’

E’

F’

Community
survey

Comments

Two sites with significant access problems from the main road and offering no
safe pedestrian routes down Rosehill to the heart of the village or leisure areas.
From a landscape perspective, site C would be very visible from the village
across the valley

As for site C, this site would obtrude into views from the village and would
provide an acceptable use of the high value rounded plateau landscape

A sloping site which reaches a significant and visible tree line at its SW side. The
NW side borders a stream which is an important wildlife corridor and is prone
to flooding. There are access problems as neither Saltbox Road nor Pillars Road
has pavements. Any development here would need to be limited in scope and
constrained to the north-eastern side
Scenic
landscape

This site borders an important wildlife corridor and, as with the other sites in
Mylor Bridge South, offers no suitable pedestrian access to the heart of the
village
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A significant piece of landscape seen from the viewpoint on Mylor quay

