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This document brings together the 150 responses received in the 

Regulation 14 consultation exercise, showing the changes made in 

response to those comments and the rationale for them. 

The responses are roughly grouped by topic. Some responses have 

been split to assist clarity. Two responses were sufficiently lengthy that 

they have been separated out (one each in Climate and Economy). This 

is not to give these comments undue prominence but simply to aid 

readability since the essays presented were longer than would fit into 

the grid format.  
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1. OBJECTIVES AND SUSTAINABILITY 

 

 Consultees’ comments 
Policy / 

Para 
Change Rationale 

2 3.1 Objectives 

The objectives table does not appear to recognise that 
some objectives are in conflict with others, nor is there any 
appearance of a process to determine the best 
compromises where objectives are in conflict. 
 
 

2.4 No change The Plan is not an action plan in which all the 
Objectives can flow from a single purpose. It 
presents a context of things that are important to 
the community and so there will always be some 
Objectives which do not appear to align fully. It 
needs to be about overall balance. It will be for the 
Parish Council to weigh the various Objectives when 
issues arise. The acid test will be ‘What does the 
community think?’ and this will not be a simple 
unitary answer.  

2 Eg meet the needs of future generations vs protecting the 
special landscape character of the area- these objectives do 
not allow for any changes to landscape to enable local 
people to be more resilient in local employment, local 
energy production or achieving the required low carbon 
lifestyle mandated by the Climate Change Act 2008. 

2.4 No change The commentator appears to imply that the 
landscape of the AONB can be compromised to 
introduce forms of local energy production that will 
have a significant and detrimental visual impact, and 
this should be reflected in the objectives. No change 
is proposed, since the majority view is that the 
existing characteristic of the AONB outside the 
settlements have remained largely the same since 
the middle ages and should be preserved for future 
generations. The Parish Council recognises that 
climate change is an important issue.  It does, 
however, need to balance the response to climate 
change with other priorities (many of which will be 
linked to climate change), for example, to protect 
the AONB landscape and the habitats within it which 
play a critical role in reducing the impacts of both 
climate change and the ecological changes linked to 
it. The response to climate change will also be dealt 
with through non-planning / land-use measures, 



3 

 Consultees’ comments 
Policy / 

Para 
Change Rationale 

most of which will be outside of the Parish Council’s 
control and will be the responsibility of Government, 
Cornwall Council, other agencies, the private sector 
and the general public to deliver.  Cornwall Council is 
producing a Climate Change Development Plan 
Document, which it is considered, will provide good 
policy direction to help mitigate impact and adapt to 
climate change impacts to help meet the national 
net zero carbon target and the county-wide 
aspiration to reach net zero carbon emissions by 
2030.” 

 

2 Eg Improve traffic flow and enhance local transport 
infrastructure – is in conflict with increasing resilience as 
improved traffic flow will mean more cars, even if safety is 
prioritised 

2.4 No change Improved traffic flow is about the safety of the 
existing traffic in this context, especially the safety of 
pedestrians, cyclists and horse riders, regardless of 
any increase in traffic flow, where increased volumes 
are outside the scope of the NDP to control.  

2 Eg the settlement boundaries do not appear to recognise 
the vital information in the Climate and Flood Risk chapter 
on where the Parish will flood as sea level rises and storm 
surges increase. An increase in resilience could be possible 
if the settlements did not encompass flooding areas within 
the boundaries. 

2.4 No change The settlement boundaries are drawn tightly around 
the existing built-up areas, and so will inevitably 
encompass some already built-up areas more likely 
to flood in the future due to extreme rainfall events 
and sea level rise. The current assessments help to 
identify such areas that in future will need to take 
measures to mitigate these effects. Such actions 
should form part of the work of the climate change 
action group of the Parish Council, as indicated in 
the non-statutory list included at EB15 Contributions 
to the Parish Plan NDP. Flood risk areas and 
development appropriate within those areas are 
dealt with in planning policy terms, largely, through 
the Cornwall Council Local Plan, National Planning 
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 Consultees’ comments 
Policy / 

Para 
Change Rationale 

Policy Framework and the planning application 
process.  The settlement boundary determines the 
area within which the principle of development is 
acceptable and cannot determine whether, within 
that context, a specific proposal will be acceptable.  
Other planning policies and assessments are used by 
Cornwall Council, as Local Planning Authority, to 
determine the acceptability of individual proposals 
(and whether proposed mitigations would be 
acceptable) in addition to material considerations 
and the views of bodies such as the Internal 
Drainage Board and Environment Agency where 
appropriate.” 
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2. HOUSING 

 

 Consultees’ comments 
Policy / 

Para 
Changes Rationale 

93 Another concern, of course, is that this might anyway all be 
knocked into a cocked hat by proposed Government 
changes, recently threatened. This would doubtless impose 
yet more delay. 

4.7 No change The Plan is drafted for the world in which we 
currently live and cannot take into account possible 
future government policies. Also, by law (Localism 
Act), it must be in general conformity with the 
strategic policies of the adopted Local Plan and be in 
alignment with current national policy. 

We cannot wait. Proposals can come forward at any 
time for any site and is more likely to do so prior to a 
NP being made. Once the Plan in made the Parish 
Council is better able to influence development 
proposals. 

The new proposals should not introduce any delay to 
the process of agreeing the Plan. 

16 At the Steering Group meeting on 20/2/19 it was agreed 
that ‘sites may well be contentious but that it was up to the 
NDP to present them fairly and with all relevant 
information so that the electorate can make a well-
informed choice’. Despite this it was decided against doing 
an inclusive mailout to the whole village of the Housing Site 
Survey, one of the most important and contentious parts of 
the consultation. It was decided instead to do a 'short 
survey' that was only sent out to a limited group who 
signed up for email mailings and was offered to people to 
take part at the village fair, held on a field which is not 
wheelchair friendly.  
 
Although the parish has a population of approximately 
2548, only 674 residents were sent the survey, of which 

4.8 No change This respondent has made similar comments on 
other areas. Reaching the hard-to-reach has been a 
key focus in the NDP work. A mix of communication 
methods have been used including a 100% mailing, 
notices throughout the villages, appearances at 
events, email and a blog (see Consultation 
Statement). 

The Sites Survey did not set out to identify specific 
sites, merely to present a choice of sites as a 
convenient methodology to assess the community’s 
view on the preferred direction of growth for the 
villages and areas which needed to be preserved. 

Although changes to the way that preferred 
directions of growth have been shown in the Plan 
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 Consultees’ comments 
Policy / 

Para 
Changes Rationale 

only 350 responded, and only a further percentage of these 
expressed a preference for the final proposed site. Of these 
responses, only 189 were from Mylor Bridge. This doesn't 
seem to be a very statistically significant or representative 
percentage. Only a small number of additional responses 
(e.g. from the excluded section of the community with 
special characteristics) could have swung the results in 
another direction. I am disappointed that the Steering 
Group decided against ensuring this most pivotal part of the 
consultation process was completely inclusive to all 
parishioners by leafleting all homes. 
 
I have spoken to other parishioners, including neighbours of 
the proposed development site, who did not know anything 
about the proposed housing sites either. It is reasonable to 
assume that there are many other residents that have also 
been excluded from important parts of the consultation. 
The village has a higher than average older population, with 
associated health needs and disabilities, that would find it 
hard to get into the village to find out what's going on (e.g. 
seeing posters, attending events, word of mouth 
communication), and a higher than average number of 
residents unable to access the internet for news and 
surveys.  
 
Equality Impact Assessments (EIA) are a key tool that 
ensures that the NDP benefits the entire community and 
that it does not discriminate against those with ‘special 
characteristics’, including age and disability. As far as I’m 
aware no EIA has been carried out. If it had been, additional 
approaches could have been incorporated into the plan to 
ensure that no parishioners were excluded from 
contributing their views e.g. offering assistance to those 

and the wording of the term used have been made 
in response to other comments received to clarify 
and affirm that they are the community’s preferred 
directions of growth for affordable housing only (and 
will be treated as Exceptions Sites under Policy 9 of 
the Local Plan), and that they do not and are not 
intended to identify specific sites where any type of 
housing development can or will go.  In other words, 
they are not housing site allocations.”   So it is a 
misinterpretation of the Plan to conclude that any 
specific site has been selected. 

Many of the detailed remarks will, however, become 
relevant if or when a formal planning application 
comes forward. 

To deal with some of the specifics:  

The e-mailing was to 674 addresses but this should 
not be compared with 2548 residents as many 
emails will reach multiple people. It was open to the 
respondent to add their name to the mailing list at 
any time during the NDP process, as representative 
of their mother. 

The fact that only 189 responses came from Mylor 
Bridge is irrelevant as every respondent was invited 
to vote on both Mylor Bridge and Flushing. 

An Equality Impact Assessment was not required at 
this stage as specific proposals were not being made.  

The summary flyer referred to was indeed delivered 
to Perran Foundry which is part of the parish. It was 
also distributed extensively within door-to door in 
the villages.  
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 Consultees’ comments 
Policy / 

Para 
Changes Rationale 

that needed help completing the questionnaire, proactively 
identifying and targeting those that had nobody to 
advocate for them and who may have needed assistance, 
and ensuring key stages of the consultation (such as the 
Housing Site Survey) were communicated by 
mailing/leafleting every house in the community. 
 
During the Steering Group meeting on 19/6/19 ‘concerns 
were raised that parishioners do not engage at village 
events, which raised questions about whether the summary 
of the plan should be mailed out’. Despite this, the 
summary flyer was only available online, in shops and at 
village events and, I believe, delivered to one new specialist 
housing development complex away from the major 
settlement centres, at Perran Foundry. This complex has 
recently been the subject of a Parish Boundary dispute 
between Mylor and Perranarworthal Parish Councils. At the 
Community Governance Review Public Engagement 
Meeting on 17/9/19, Perranarworthal Parish Council stated 
that ‘there’s a strong community connection between 
Perranarworthal/Foundry and that residents identify with 
Perranarworthal, not Mylor, and use its 
facilities/amenities.’ So I can’t understand why this site 
would be prioritised for NDP community engagement over 
others. In particular, those who might be most affected by 
the proposed housing development, or those that are 
unable to use the internet or get out into the community. 
 
Many of the people that weren’t included in the Housing 
Sites survey are also those least likely to raise concerns 
about being excluded for the very same reasons: because of 
their disability/illness or because many don’t have an 
advocate to assist them to speak up. So not only are the 
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 Consultees’ comments 
Policy / 

Para 
Changes Rationale 

surveys not representative of the whole community, the 
draft NDP comments are also unlikely to be. 
 
NDP’s should ensure that the wider community is kept fully 
informed and is able to make their views known and be 
actively involved throughout the process. However on this 
occasion I believe that the draft NDP is not fully inclusive or 
representative of the wider community's wishes and feel 
very let down. 

93 'Preferred direction of development growth' is shown to 
include the North side of Robert Rundell Way and 
Greystones, going towards Mylor Clump. Presumably this is 
expected to stop at the line of the wildlife limit. I have my 
doubts about whether it would, but anyway one of my 
concerns is that, being on a rising slope on AONB land, it 
shall be visible from a distance, night and day. 
 
It is already a requirement (honoured only in the breach) 
not to build outside village boundaries. However, such an 
invasion of the boundary has apparently already been 
ignored with the current building going on near Little Albion 
in Bells Hill. 
 
Some of my concerns are illustrated in Policy H1c, on Page 
25, where the exceptions listed are so wide that developers 
could easily circumvent the aims, and I'm sure that, if I took 
the trouble, I could find many more such instances. 

4.8 The revised maps show the area close 
to Mylor clump above the Wildlife 
Limit as an area to be protected 

The respondent is right that the Wildlife Limit is 
intended to protect the area around Mylor Clump 
and allow it to remain as a landmark. Development 
should not happen beyond this and the revised maps 
show this.  

The arguments for allowing the Little Albion 
development were twofold: that the land was 
‘previously developed’ having been part of the 
garden of ‘Sunways’ and that the site was sufficiently 
remote from the settlement of Mylor Bridge (70m 
from the new settlement boundary) to be treated as 
an isolated site.  

The respondent underlines the importance of 
establishing the settlement boundaries (Policies H1 
and H2) and linking these to Policy 9 developments 
which abut those boundaries, as a way of preventing 
random developments in open countryside.  

84 Never heard good things about Robert Rundle Way as like 
all cheap affordable housing being put up in five minutes, 
with never enough parking so everyone just parks on the 
road. So they cause more problems that they are worth, 

4.8 No change The RR development has provided a mixed 
development of open market, rental and shared 
ownership houses. Rental prices reflect the levels of 
rent in the parish. 
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 Consultees’ comments 
Policy / 

Para 
Changes Rationale 

then cause flooding when lots or rain as drainage is never 
enough. 

The impact of the estate on surface water drainage 
is a matter for Highways.  

4 Too many houses at that end of village. 

 

4.8 Map D No change No specific sites have been chosen. The community 
has simply indicated the areas where they would 
prefer affordable house development to take place.  

It is not possible to comment without more detail.  

5 Developing Robert Rundle way doesn’t make sense as 
increased traffic through the village would add to the bottle 
neck in the middle of the village, salt box close makes more 
sense as the majority of cars from there would travel away 
from the village to Penryn and Falmouth 

4.8 Map D, 
H1 

No change The area mentioned by the respondent was one 
chosen by the community in the Sites Survey.  

We are not aware of any evidence whether the 
majority of traffic goes towards Falmouth/Penryn or 
towards Truro. The existing Robert Rundle Way 
development was supported by the Cornwall 
Council’ Highways Department without any 
indication that this was likely to cause any traffic 
problems, indeed, they said the development would 
reduce approach speeds on Bell's Hill and with an 
increased presence of pedestrians would have the 
effect of reducing speeds along the section of 
carriageway without footway. Reduced vehicle 
speeds on Bell's Hill would provide an improved 
environment for the pedestrians.  (Application 
PA12/09979) 

As the Design Appendix makes clear, the Plan would 
like to see pedestrians prioritised throughout the 
village, something that did not happen satisfactorily 
when Robert Rundle Way was developed.  

139 The plan clearly names the preferred sites for any future 
development, namely Robert Rundle Way in Mylor and 
Tregew Meadow in Flushing. Yet, there has just been a 

4.8 Map D, 
H1 

No change Anyone can submit a planning application for 
development at any time.  
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 Consultees’ comments 
Policy / 

Para 
Changes Rationale 

detailed survey undertaken at land adjacent to Saltbox 
Close by Kemp Chartered Surveyors who said the survey 
was on behalf of the Parish Council and Cornwall Council. 
Surely this should not be happening when we are in the 
middle of our Consultation. Are the preferences of the 
parishioners so unimportant? 

This area was not favoured for development or 
preservation by the community in the Site Survey 
which may have an impact if a planning application 
comes forward. Under the Plan’s proposal, a site 
here would be a Policy 9 Rural Exception Site. 

The Parish Council was not involved in this survey. 

 Chapter 4, 4.7 Housing evidence & Safer Traffic. Pages 29 
v8. However, should affordable housing led development 
be permitted to the Robert Rundle Way site, it will create 
excessive traffic on Bells Hill. Therefore the proposed 
extension to the development should have access on to 
Passage Hill. 
 
 
 

4.8, H9 No change  Whether a development at the north of Mylor 
Bridge would create ‘excessive’ traffic is a matter for 
Cornwall Council as the Highways Authority if and 
when a proposal comes forward through a planning 
application.  

As the Design Appendix makes clear, the Plan would 
like to see pedestrians prioritised throughout the 
village, something that did not happen satisfactorily 
when Robert Rundle Way was developed. The 
present layout of pavements is inadequate but this is 
not a problem that this Plan can solve. It is included 
in the suggestions at EB15 Contributions to the 
Parish Plan.  

130 While I agree there should be more affordable housing, I do 
not agree with the designated area. It would destroy the 
amazing vista when driving into the village. Can't it be 
placed behind the newly build estate on the left when 
driving into the village? It would mean less cars in the 
centre of the village without destroying the natural beauty.  

4.8, Map D No change  We assume the respondent is speaking about the 
development at the entrance to Flushing – the 
(Tregew Meadows Extension. This area which was 
endorsed strongly by the community in the Site 
Survey.  

69 

 

 

Thank you for the opportunity to comment on the NDP. The 
amount of work is evident in the depth of the document 
produced.. 
 

4.8, Map 
D, 4.9, 

Map E, H, 
H2 

An introductory paragraph has been 
added to the Plan making just these 
points and the paragraphs and maps 
showing ‘preferred direction of 

These are valid points. The new paragraph makes 
this point and emphasises the status of the Plan in 
the hierarchy from the Government’s NPPF, through 
the Local Plan.  
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 Consultees’ comments 
Policy / 

Para 
Changes Rationale 

 

 

 

 

 

 

 

 

 

 

It will be no surprise that I would like to suggest that we 
add a paragraph in the following areas and/or where you 
see most fitting. 
 
Within Appendix A, Within Chapter 12, Within Appendix A, 
Within Chapter 4 of the document itself. 
 
On the suggestions of Cornwall Council I feel that we do 
need to make clear to the reader that we recognise that 
there are factors that may affect the final choice of site(s) 
for affordable homes. This will help if in the future we need 
to make alternative decisions. 
 
Perhaps something that includes the following important 
points; 
 
“It is important to advise that any NDP cannot override the 
Cornwall Council Strategic Planning Policy. 
 
Policy 9 of the Cornwall Local Plan is a Strategic Policy 
which sets out how exception sites will be considered. 
 
The Mylor Parish NDP indicates preferences for the 
directions of search and growth in relation to affordable 
housing sites however these preferences cannot override 
the Cornwall Council Strategic Policy. Other factors may 
come into play such as, availability of land and the different 
types and proportion of affordable housing that the 
different sites could yield. 
 
These and other factors will all have to be considered in the 
final choice of any particular site for development. 
 

growth’ in both the main document 
and appendices have been amended 
to indicate that these are the 
community’s preferences, not policy.  
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 Consultees’ comments 
Policy / 

Para 
Changes Rationale 

The Parish Council and the Steering Group will ensure that 
Parishioners will be kept fully informed about any and all 
potential developments” 
 
Please excuse the speech marks, I have only included these 
to differentiate the text of this email. I don’t wish the 
Steering Group to feel that I am telling you what to say. 
 
I just feel that it is important to include, in the correct 
place, something that covers these points. 

8 Secondly, I am also very concerned about the Parish 
Council's recent apparent attempt to over-ride and by-pass 
residents' expressed preferences regarding suitable sites for 
housing development by holding an Extraordinary Meeting 
on the 18th August (during this public consultation period 
for the draft Mylor NDP) with the apparent attempt to 
decide on housing sites irrespective of the expressed 
majority views by parishioners in the draft NDP, and with 
no indication in the agenda for this meeting of the location 
of sites being considered. 

As stated in Appendix 1 (7.1) of the Plan "There are no 
generally acceptable sites for development in Mylor Bridge 
South of the creek." but the purpose of the meeting would 
seem from the minutes as posted on the Parish Council 
website to be an attempt to force adoption of the Saltbox 
Close site (Mylor Bridge South - E) despite this being 
decisively rejected previously, and not being identified as 
one of the favoured sites in Appendix 1 

It is very unfortunate that this has resulted in the 
resignation of hard working and dedicated members of the 
NDP Working Group and does not bode well for harmony 

4.8, Map 
D, H1 

No change See the response to comment no 16 on page 6. 

The purpose of the survey to establish preferences, 
but this does not imply, and should not be 
interpreted as the allocation of sites for 
development.  

 

Anyone can submit a planning application for 
development at any time adjacent to, but outside 
the settlement boundaries proposed in this Plan, 
provided that the application meets the criteria of 
Policy 9 of the Local Plan Strategic policies 
document.  
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 Consultees’ comments 
Policy / 

Para 
Changes Rationale 

within the community or a Plan that carries weight and 
represents parishioners views if the Plan is to be 
disregarded in such a way 
 

16 

 

 

I would firstly like to thank all those involved in producing 
the Neighbourhood Development Plan (NDP) for their hard 
work and commitment. I am supportive of the concept of a 
NDP that represents the community’s views and many of 
the policies within the plan. However I do not support the 
plan as it stands. 
 
I would like to make a number of comments. The first I 
heard of the majority of the plan was in recent weeks and 
there is a vast amount of information to absorb, so 
unfortunately my comments are not be as comprehensive 
as I would have liked. 
 
1. I am the spokesperson and advocate for my mother who 
lives close to the proposed housing development site in 
Mylor Bridge. Her home will be one of the most affected in 
the village by the proposed development. The first we 
heard that this site was being proposed in the draft plan 
was about two weeks before the deadline of the draft NDP 
consultation, which was quite alarming - my mother feels 
ambushed and let down. 
 
My mother is disabled, has limited mobility, and needs to 
use an attendant wheelchair to get out of the house. She is 
now quite isolated from village life because she can't get 
out and about, and she doesn't have the ability to use the 
internet. She does however, have a voice and opinions, and 
has every right to express those equally to everyone else in 

4.8, Map 
D, H1 

No change Noted. The Steering Group made every effort to 
reach out to everyone in the parish, giving particular 
attention to the ‘hard to reach’.  

It has not been possible to ensure 100% coverage. 
News of progress on the Plan has been regularly 
carried in the Parish Magazine and notices have 
appeared on lamp-posts etc advertising consultation 
events.  

No site is being proposed for development. The 
community merely suggested a preferred direction 
of growth. Any site that did come forward for 
development would of course be subject to 
widespread consultation.  
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Policy / 

Para 
Changes Rationale 

the parish. 
 
She completed the initial survey that was sent out to all 
houses in 2018, but hasn't heard anything else until she 
recently received a postcard saying the draft NDP was ready 
for comments. It was only then that we found out that the 
site proposed for a new housing estate was very close to 
her home, and the proposal included recommendations to 
turn the shared entrance to her drive into vehicle access for 
the development.  
 
The residents of the homes adjacent to the land at 
proposed site at Mylor Bridge have equal right of way over 
this entrance, however nobody has discussed the proposal 
in the NDP with the residents. 

16 The Housing Development Preference document states that 
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’. As mentioned 
before, this would engulf the drive that existing residents 
have access rights over to their homes. They haven’t been 
consulted regarding this so seeing the proposal for the first 
time in the final draft of the NDP feels quite discourteous. 
 
The private drive of these residences open onto the lane 
referred to. The only way to exit the drive from one of the 
properties is for vehicles to reverse onto the lane. If this 
lane was redesignated as vehicular access to a housing 
estate it would mean residents and visitors to this property 
would have to reverse onto a public highway, which is also 
adjacent to a T-junction leading onto Passage Hill, and this 

4.8, Map 
D, H1 

No change The Plan is not proposing the development of any 
specific site, merely recording the community’s view 
that the area to the north of Mylor Bridge is suitable 
for development.  

The reference to linking paths etc echoes the Design 
appendix which recommends that pedestrian and 
cycling access should be given priority in the villages 
and that they should be ‘pedestrian porous’ and 
should not consist of ‘closed’ estates.  
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Para 
Changes Rationale 

would be hazardous. 
 
Wheelchair and 24 hour carer access is also required at the 
entrance to this drive, which would also be hazardous if it 
became a public highway. 
 
The lane would only be wide enough for one vehicle and 
any plans to widen this would involve encroaching onto 
neighbour’s land, which is objected to. 

16 I don’t think the Housing Site Survey was conducted 
satisfactorily because: 
• participants were only asked which the most and least 
favoured sites were, therefore many other potential sites in 
between remain neutral and wouldn’t be included in the 
analysis.  
• people didn’t have all the relevant information about the 
implications of development, for example whether the sites 
were actually available and what was at stake at each site. 
Many respondents would have known very little about the 
sites they were voting on, especially as many of them were 
voting on sites that weren’t even in their village. 
 
Indeed, the NDP blog of 15/7/19 said, regarding the 
Housing Site Survey, ‘It did not matter if someone did not 
know the other village well’ when choosing site 
preferences. How can it possibly be fair to conclude that 
the survey represents the community’s wishes when they 
don’t know much about the sites they’re voting on? 

4.8, Map 
D, H1 

No change The Sites Survey did not set out to identify specific 
sites, merely to assess the community’s view on the 
preferred direction of growth for the villages and 
areas which needed to be preserved. It was not 
intended to be used for the selection of sites, merely 
to give confidence that a site, if chosen, would be 
likely to receive majority support. This would of 
course be tested through a properly conducted 
planning process.  

The survey was deliberately designed to identify 
individual opinion and to ask people to make 
choices. This was done to obviate the ‘trivial 
response of ‘None of the above’ or a narrow-focused 
Nimbyism. Had it been choosing specific sites then it 
would have been structured differently.  

Whether a site was ‘available’ was irrelevant as the 
survey only sought to get a sense of the 
community’s unprompted preferences, all other 
things being equal. The results were then compared 
with other studies to assess a recommendation in 
the Plan.  



16 

 Consultees’ comments 
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28 This looks to be a thoroughly researched, comprehensive 
and fully encompassing plan. I commend and thank all 
those involved in this extensive piece of work. 
 
In terms of building development the plan appears to 
recommend just one site, an extension of Robert Rundle 
Way. I endorse this completely, which leads to one query 
overall - if the Robert Rundle site is the overwhelming 
recommendation, why is work on the Saltbox extension 
being pursued so vigorously just ahead of the adoption of 
this Plan? The Plan states that the Saltbox option was 
discarded previously because of local opposition, so an 
attempt to railroad it at this point does not look good. 

4.8, Map 
D, H1 

No change Anyone can submit a planning application for 
development at any time adjacent to, but outside 
the settlement boundaries proposed in this Plan, 
provided that the application meets the criteria of 
Policy 9 of the Local Plan Strategic policies 
document.  

 

29 This is only an outline of what the village has said they 
want. However the loopholes leave it wide open for 
development where it is not wanted. We have heard direct 
from the landowners that they are planning to develop 
Saltbox Close field, even though there is fierce opposition 
to this and not what the ‘plan’ shows. So is there any point 
in the plan? If the Saltbox development continues, please, 
please look at Saltbox Road it is a very dangerous road with 
already increased traffic, poor visibility and no room for 
pavements. The tarmac is a patchwork quilt that is never 
repaired properly and the only way it would be remotely 
safe is to make it one way. 

4.8, Map 
D, H1 

No change A landowner can bring forward a site for 
development at any time.  

When a previous application to develop this site 
came forward, the Cornwall Council, as Highways 
Authority made no objection on the basis of safety in 
Saltbox Road (PA16/10635). The Plan’s Design Guide 
would recommend improvements in such a 
situation.  

 

 

30 The plan is a smoke and mirror exercise. In light of the 
changes from the gvt planning will go ahead whatever, so 
our thoughts and concerns seem to be of no consequence.  

4.8, Map 
D, H1 

No change The Plan is drafted for the world in which we 
currently live and cannot take into account possible 
future government policies.  Also, by law (Localism 
Act), it must be in general conformity with the 
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strategic policies of the adopted Local Plan and be in 
alignment with current national policy. 

We cannot wait. Proposals can come forward at any 
time for any site and is more likely to do so prior to a 
NP being made. Once the Plan in made the Parish 
Council will be better able to influence development 
proposals. 

89 

 

 

 

 

 

 

 

Response to Mylor & Flushing Plan 

1) The plan is based on the wishes of the majority of the 
parishioners, any attempt to change the plan can only 
be led by a majority of the parishioners. 

2) The steering group have thoroughly researched ‘best 
practice’. Consultations have taken place with statuary 
bodies such as the Cornwall Wildlife Trust and Cornwall 
AONB. Their advice has been heeded and built into the 
foundations of the plan. 

3) Despite the efforts of the steering group (carrying out 
the work equivalent to that of professional consultants) 
the Parish Council has only shown lukewarm interest in 
the plan over the last 3 years. The steering group is 
made up of people who are highly experienced in their 
fields, and who have given their services freely, for the 
benefit of the parish. The Parish Council does not seem 
to have taken this into account when attempting to 
inflict changes to the plan, without the consultation of 
the steering group. 

4) Care has been taken throughout the preparation of the 
plan by the steering group not to show bias, nimbyism, 
or self interest. 

4.8, Map 
D, H1 

No change The comments are noted (and appreciated by the 
Steering Group).  

The respondent suggests that the Parish Council is 
seeking to develop a site which does not command 
local support.  

Anyone can submit a planning application at any 
time, The Parish Council is not actively supporting 
any planning applications for housing developments 
of over 5 houses at the present time, except for 
affordable housing at Tregew Meadow, Flushing.  
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5) In trying to inflict changes on the plan, the Parish 
Council have not taken into account the long term 
planning implications for the parish.  

6) If the plan is not ratified by the planners at Cornwall 
Council it lays the way open to Cornwall Council 
inflicting its own plan on the parish, inevitably resulting 
in more houses being built, including ‘open market’ 
house (which the parishioners are particularly against) 

7) Developing an area not highlighted in the plan as being 
in the direction of growth highlighted by the people of 
the parish, is likely to result in the plan being rejected 
by Cornwall County Council. 

91 

 

 

 

This plan by a dedicated team of volunteers is exemplary, 
particularly in the outstanding success in public 
engagement, no mean feat and the result of very hard work 
and commitment over more than two years. I trust that this 
will be valued and continued in its final stages since the 
endorsement by the Parish Council. It provides the real 
building blocks for the future of this community. 
 
However, I was alarmed to become aware that negotiations 
have been taking place for a considerable time with a local 
landowner, regarding a housing site which is not a 
preferred option of the Parish as expressed in the NDP. This 
clearly jeopardises all the above, especially public 
perception of the genuine value placed on the expression of 
their views. I sincerely hope that this will be resolved as a 
matter of urgency. 

4.8, Map 
D, H1 

No change A landowner can bring forward a site for 
development at any time.  

The comments are noted (and appreciated by the 
Steering Group).  

 

129 Future housing developments in Mylor Bridge must take 
into consideration the serious impact a sizeable 
development will have on the roads to and from the site. In 
this regard the possible Salt Box Close development will be 

4.8, Map 
D, H1 

No change A landowner can bring forward a site for 
development at any time.  
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greatly impacted by the increased number of vehicles, as 
many as three to a household plus deliveries. This increased 
pressure on the narrow winding road, predominantly single 
lane with no footpaths or the possibility of safe footpaths 
makes this a potentially dangerous site. The proposed Salt 
Box site is outside the village boundary and in Grade 2 
agricultural land which is used to grow crops. The village 
would effectively become a dormitory village placing a 
massive strain on an often already grid locked village and a 
school running at full capacity. The visual impact of this 
development should not impact on the AONB and as 
previous objections have shown the Salt Box development 
will have a high visible impact.  

When a previous application to develop this site 
came forward, the Highways Department did not 
object on the basis of problems of access, despite 
the impact on existing residents of Saltbox Close.  

 

16 I believe there are some misleading statements that 
suggest greater support for the direction of development 
and proposed housing sites than there actually is. Some 
examples of this include: 

In the NDP introduction summary it says: 
Over 80% of respondents to our main survey support: 
Housing for local people 
The community has stated a preference for two affordable 
housing sites: extensions to Robert Rundle Way in Mylor 
Bridge and Tregew Meadow in Flushing 
This makes it sound like 80% of the respondents to the 
main survey (sent out in 2018 to 1800 households) prefer 
these sites for affordable housing. In fact this preference 
was the conclusion of the Housing Site Survey in May 2019, 
based on only 350 responses to that survey. As this is the 
main summary/introduction to the report, it should state 
this clearly here. 

4.8, Map 
D, H1, 3.5, 
Site survey 

analysis 

The NDP Introduction statement has 
been re-drafted to avoid giving the 
impression mentioned by this 
respondent. 

 

 

 

 

 

 

 

 

 

Milestones table: No change 

The NDP Introduction was indeed misleading.  

Milestones table: Details of the Site Survey were 
included in the document at Evidence Base 12. This 
shows that the survey was completed by 350 people 
out of the 674 that were sent out. The returns came 
from people who had been mailed (the 674) as well 
as in-person included returns from general events in 
Mylor Bridge and Flushing. 

Meeting the Housing need. The actual quote from 
Chapter 3 is … which would have majority 
community support …’. It did not assert that there 
was community support. 

The analysis of the Site Survey was useful. The text 
has been re-drafted to explain that the data only 
becomes reliable when a figure passes two 
thresholds: that it receives at least 120 comments, 
and that the difference between for and against is 
then in excess of 70%. This solves the problem of ‘a 
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In the following Milestones table in the NDP it says that the 
main survey was mailed to all 1800 residents but it doesn't 
say how many people the Housing Site Survey went to, how 
it was distributed, or how many responses they received. 
This isn’t very transparent and again could mislead people 
to believe that more people agreed on the concluded 
preferences for the housing sites than actually did. It should 
state here how many people took part in the survey and 
how that survey was conducted.  

In Chapter 3 (Meeting The Housing Need), it states that the 
direction of expansion of the villages have ‘majority 
community support’. Based on 350 survey responses out of 
a Parish population of 2548, I think it is misleading to 
describe this as majority community support. 

In the Housing Sites Survey Analysis, point 3.5 summarises 
the ‘Strength’ of opinion to develop/preserve sites. 
However the percentages indicating ‘Strength’ of opinion 
are actually only a percentage of a percentage of those that 
chose that particular site for development. The ‘Strength’ 
percentages are not percentages of all votes. So in 3.6 
when it states ‘This can be interpreted as ‘of those that 
mentioned Flushing Site C, 94% were in favour of 
development’. This provides a degree of confidence to the 
leading figure’. I believe this is misleading as it is only 
actually 94% of the 11% that voted for development at 
Flushing site C. 
This applies to all the other development sites. Mylor 
Bridge N site F only actually has 9% of all 1750 votes for 
development, out of only 350 completed surveys. However, 
the ‘Strength’ for Mylor Bridge N site F is stated as 90%, 
which could mislead people about the support for 
development at this site. 

 

 

 

 

 

 

Meeting the Housing need: No change 

 

 

Housing Sites Survey: this has been re-
drafted to explain the thresholds for 
credibility 

 

 

percentage of a percentage’ and gives 85% 
assurance that the conclusions are robust.  
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16 The proposed site at Mylor site F is a richly biodiverse 
habitat within which at-risk wildlife including barn owls, 
bats and hedgehogs have been seen for at least 30 years.  
The barn owl population decline is largely a result of 
reduced food supply, with fewer areas of rough grassland 
available for hunting. They require rough grassland in the 
form of blocks and/or wide strips along field margins, 
woodland edges or watercourses, as currently exists at site 
F. The loss of old barns is also has a significant impact on 
their numbers. There are old barns on Sites F and E that are 
the ideal habitat, and are possibly already home to 
breeding pairs. 
 
If housing is proposed for this site, both a desktop survey 
for existing records of wildlife, and a walkover survey 
should be conducted before allocation.  
 
If building of any kind goes ahead, wildlife corridors should 
preserve blocks of grassland linked by hedges and rough 
grass strips ideally at least 6m wide to protect and 
encourage barn owls. 
 
There are also Cornish hedges in the site that must be 
protected. Some Cornish hedges are believed to be more 
than 4,000 years old, making them among the oldest 
human-built structures in Britain. They are one of the most 
beloved features of the landscape in the far south-west of 
Britain, but conservationists are warning they are under 
threat from developers.  
 
Cornish hedges are important wildlife corridors for 
hedgehogs, adders, harvest mice, bats, invertebrates and 
reptiles who live in the nooks and crannies. 

4.8, Map 
D, H1, 5.1, 

W1, W2 

No change  This area was chosen by the community in the Sites 
Survey.  

The parish wildlife assessment did not grade this site 
as sensitive. Cornwall Wildlife Trust have not 
provided any evidence that sites E and F are of high 
importance for wildlife and their current records 
show no evidence of red data species being 
associated with these fields. 

Policies to protect Cornish hedges and provide 
corridors linking habitat are in place in the plan. 

Any proposed development in this area would of 
course have to carry out a full ecological survey 
before planning permission was granted.  
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Cornwall Wildlife Trust have said ‘many miles of Cornish 
hedges had already vanished. They are a vital element of 
our landscape. They are being lost primarily to 
developments such as big housing estates’. Cornwall 
Wildlife Trust has raised concern that precious hedges are 
being lost when housing estates or industrial sites are built  
 
Between 1995 and 2005, almost 100 miles of Cornish hedge 
have disappeared. 
 
Cornwall Council said ‘Cornish hedges are an important part 
of the landscape and history as well as home to a wide 
variety of plants and animals. The council is committed to 
protecting them as part of our unique and distinctive 
environment and heritage’. (New Frontiers Plan) 

135 It seems absurd to build more houses in Flushing as there is 
not much employment in the village. Houses surely need to 
be built near jobs and amenities thus reducing traffic flow 
on narrow roads. As for building on land on the lower side 
of St Peters hill I would deem it totally unsuitable due the 
steepness of the land and bad road access and also a 
dangerous corner at the top of the field. Any affordable 
building built in the parish should strictly be for local 
families only.  

4.9 Map E, 
H2 

No change The site being proposed for development (Tregew 
Meadows Extension) was in an area which was 
endorsed strongly by the community in the Site 
Survey.  

The Homechoice Register and local comments 
indicate that there is a demand for additional 
affordable housing in Flushing and the Plan is 
responding to this demand.  

The Homechoice Register has defined set of criteria 
including local connections. 

138 Proposed sites are in the wrong place, especially in 
Flushing, the 2 fields up behind the ex local authority would 
be better than the one going down into the village.  

4.9 Map E, 
H2 

No change These were the sites favoured by the community in 
the Sites Survey. The area mentioned was not 
favoured by the community for development. 
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145 

 

 

Flushing should not be affordable, it is already suffering 
from a low income population increase which is destroying 
the villages appeal to higher income and better breed of 
people who are trying to get away from working class 
people. Is the whole or Cornwall to become a council estate 
with thefts and fights every night. It is bad enough now 
with some of the houses having 48hr raves, people roaming 
the street drugged out of their heads. 
 
Leave flushing alone. If you want affordable houses built 
keep them close to the big towns where they are more 
urgently needed. Then they can all be looked after with all 
the emergency services they require in one area which 
would save councils money. 

4.9, H2, H3 No change The Homechoice Register demonstrates that there is 
an urgent need for additional affordable housing 
within the parish, including in Flushing, and the Plan 
sets out a strategy to meet this need. Local people, 
many of whom were born in the parish and have 
families that have belonged to Flushing for 
generations. Some of these will meet the Local 
Connection Criteria for affordable homes, if built. 

Local Connection Criteria  

 

 

 

75 

 

 

 

I would like to comment on the NDP. Firstly I would like to 
commend you on the documents you have produced, the 
ease of reading and understanding was excellent. 
The only comment I have is that on the Flushing 
development direction of growth, I can't see why there is a 
difference between the two green areas behind Orchard 
Vale and Tregew Close. Can we change the "preference to 
preserve" to "Strong preference to preserve". So that they 
are both the same. I think that area of land jointly is a very 
important wildlife corridor that needs to be preserved. 

4.9, Map E, 
H4, 5.9 
Map H 

The maps showing areas the 
community wished to be preserved 
have been generalised which should 
satisfy the respondent 

The different colours on the map were determined 
by the community in the Site Survey. These were 
only part of the assessment of areas which should be 
preserved and possible development areas.  

 

3 We note that part of the field that goes up behind our 
cottage from Bonython Close is also marked in purple on 
the parish plan as suitable for development. We cannot see 
that there is any entrance to this site. We don't like the idea 
of it being built behind us. It could devalue our own 

Appendix 
A, 1.1 

No change At the time of the Site Survey, this area was 
accessible from the centre of the village but a mall 
development of two houses has blocked the access 
and the site is not included on the Draft Plan.  
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property. It could also potentially lead to increased 
flooding.  

The site still has potential for development but this 
would require the removal of an existing building or 
some alternative access. 

9 Main proposed site in area of Robert Rundle Way off Bells 
Hill, this road is very busy with less than half paving. The 
road is unsuitable for greater traffic demands if not 
improved; this area is also extending beyond reasonable 
village access, maybe easier village access from Bonython 
Close/ Greystones/New Tresavean area. 
 

H1 No change The area mentioned by the respondent was one 
chosen by the community in the Sites Survey.  

We are not aware of any evidence whether the 
majority of traffic goes towards Falmouth/Penryn or 
towards Truro. The existing Robert Rundle Way 
development was supported by the Cornwall 
Council’ Highways Department without any 
indication that this was likely to cause any traffic 
problems, indeed, they said the development would 
reduce approach speeds on Bell's Hill and with an 
increased presence of pedestrians would have the 
effect of reducing speeds along the section of 
carriageway without footway. Reduced vehicle 
speeds on Bell's Hill would provide an improved 
environment for the pedestrians.  (Application 
PA12/09979) 

As the Design Appendix makes clear, the Plan would 
like to see pedestrians prioritised throughout the 
village, something that did not happen satisfactorily 
when Robert Rundle Way was developed.  

This would be a matter for detailed assessment if a 
planning application were to be submitted. 

10 

 

Main proposed site in area of Robert Rundle Way off Bells 
Hill, this road is very busy with less than half paving. The 
road is unsuitable for greater traffic demands if not 
improved; this area is also extending beyond reasonable 

H1 No change The area mentioned by the respondent was one 
chosen by the community in the Sites Survey.  

We are not aware of any evidence whether the 
majority of traffic goes towards Falmouth/Penryn or 
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village access, maybe easier village access from Bonython 
Close/ Greystones/New Tresavean area. 

towards Truro. The existing Robert Rundle Way 
development was supported by the Cornwall 
Council’ Highways Department without any 
indication that this was likely to cause any traffic 
problems, indeed, they said the development would 
reduce approach speeds on Bell's Hill and with an 
increased presence of pedestrians would have the 
effect of reducing speeds along the section of 
carriageway without footway. Reduced vehicle 
speeds on Bell's Hill would provide an improved 
environment for the pedestrians.  (Application 
PA12/09979) 

As the Design Appendix makes clear, the Plan would 
like to see pedestrians prioritised throughout the 
village, something that did not happen satisfactorily 
when Robert Rundle Way was developed.  

This would be a matter for detailed assessment if a 
planning application were to be submitted. 

16 Chapter 4 of the NDP states that in October 2018 proposed 
settlement boundaries were posted online, and boundary 
maps were shown in the draft NDP that was put on the 
website for comment from June 2019. This was a key stage 
in the creation of the development plan as these updated 
boundaries were used as the basis for even the earliest 
public consultation events. They were also used in the 
survey of people on the email mailing list in July 2019, to 
determine residents’ preferences for development sites 
adjacent to the boundaries of the villages and those they 
would like to see protected. It appears however, that 
throughout these critical early stages of the process, people 
that were unable to use the internet or get to events were 

H1 No change The settlement boundary maps have been widely 
shared online but they have also been presented for 
comment at numerous local events: including the 
Mylor May Fair and Flushing Hall events. They have 
also been shared in discussion groups.  

But, importantly, they were also included in the 
Regulation 14 consultation document which is part 
of the consultation process.  

No specific sites have been proposed and there is 
therefore no need for specific local consultation with 
residents who might be affected. The Site Survey 
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excluded from taking part. 
 

only asked for a general direction of growth, or 
preservation.  

If and when a specific site is brought forward for 
development, one hopes that there will be detailed 
local consultation.  

21 As I have said, the Plan is excellent but I am very confused 
to hear from friends that the Council’s surveyors have been 
measuring up a site near Saltbox Close. This is confirmed by 
the minutes of the Council’s recent meeting. There is also 
mention of a social housing development on this site as well 
as on a site near Tregew Meadow. None of this is 
mentioned in the Plan and I am against any such move. 
What happened to mixed developments? Is the Council not 
going against its own Plan? Are they going to discuss this 
with the community at any stage or is this another of those 
back-door approvals? This site would be excellent for a new 
school as it lies on the edge of Mylor Bridge nearest to 
Flushing, has plenty of space and is close to the recreation 
ground. I back the Plan, not these new ideas which seem 
like the sort of over-development with the wrong sort of 
housing. 
 
Thank you for giving me a chance to express a view. 

H1 No change A landowner can bring forward a site for 
development at any time.  

The involvement of the Parish Council on this site 
and the lack of public consultation on it is a matter 
for them. 

Policy on schools is reserved to Cornwall Council as 
the Local Education Authority and the Plan makes no 
allocation for a new site, although supports 
improvements to the schools in both villages. 

30 The landowner has already been seen lining up the field at 
Saltbox so the plan saying it’s not going to be encouraged is 
a bit off kilter 

H1 No change A landowner can bring forward a site for 
development at any time.  

34 Thank you to the team for producing an excellent plan. 
Hopefully after the completion of the consultation things 

H1 The text has been strengthened in 
para 4.9 

The 70%/30% split is suggested in the Local Plan and 
is one which the Plan was happy to adopt as the 
desire is to create mixed communities, and this ratio 
is both supported and recommended by Cornwall 
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will move forward to adoption by Cornwall Council and the 
referendum when I will vote in favour. 

Just one comment on Affordable Housing: 

Following a Parish Council meeting in August where the 
issue of Affordable Housing was discussed I am concerned 
that the NDP has not sufficiently explained the significance 
of the tenure target of 70% affordable rented and 30% 
intermediate/shared ownership. I understand that Cornwall 
Council may have future funding available but restricted to 
100% affordable rented accommodation. Without further 
consultation this may not be what is required within the 
Mylor Parish (Mylor and Flushing). 

Council in the housing Needs survey published for 
the NDP in October 2018 – Evidence Base 11.   The 
exact ratio on any development will be a matter for 
discussion at planning stage, depending on the 
identified need at the time.  

 

61 Saltbox Road development - over the last few years the 
volume of traffic has increased and many vehicles, lorries, 
tractors and cars now travel far too fast down the road. Is 
there a possibility of some traffic calming measures before 
pedestrians are killed or injured please? 

H1 No change When a previous application to develop this site 
came forward, the Highways Department did not 
object on the basis of problems of access, despite 
the impact on existing residents of Saltbox Close.  

The Plan’s Design guidelines would expect some 
pedestrian improvements in Saltbox Road.  

65 Mylor Bridge settlement boundary 

The policy wording suggests that exceptions sites would 
only be considered within the preferred direction of 
growth. Local Plan Policy 9 sets out the criteria against 
which an exceptions site proposal would be considered. 
This is a strategic policy which NDP policy cannot override, 
so if there is established housing need, Cornwall Council 
must consider proposals against Policy 9 and if the criteria 
are met, any suitably located site could be approved. It’s 
fine for the NDP to report evidence of community 
consultation and preference – but be careful not to raise 

H1 Amendments have been made to the 
wording about ‘preferred direction of 
growth, in both the main document 
and the relevant appendices, to 
indicate that the direction of growth 
simply reflects the community’s 
preference and that it cannot be a 
policy decision within the Plan.  

The comment is quite correct and the wording in the 
draft Plan was indeed open to mis-construction.  
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expectations of control beyond the remit of the NDP. I 
suggest the reference to the preferred direction of growth 
is moved to the supporting text. 

 70 

 

 

We have no objection to the village need for additional 
housing. We are very concerned however by the proposal 
that the land beyond Robert Rundle Way is the preferred 
development site. Our concern is twofold, firstly its that of 
access. RRW is a residential dead end road of mainly social 
housing, occupied by young families whose children play 
happily together and safely in the road as there is no 
through traffic. Note the village provided safe play area is 
the opposite end of the village. At the end of RRW the road 
is narrow with cars parked on both sides which already 
constitutes a danger. It really isn't safe to bring even more 
traffic through an existing housing estate. A new direct 
access to either Bells Hill or Passage Hill should be found 
before any development is agreed. 

Secondly Bells Hill traffic has dramatically increased latterly, 
it carries all the through heavy commercial traffic including 
the buses and cars. Young parents from the estate are 
forced onto the road with pushchairs and walking toddlers 
to school (no pavements exist on the greater part of it) they 
have no option but to use the road and at the twenty mile 
speed limits as there is no gap. All pedestrians are at risk on 
Bells Hill, it needs less traffic not more. It is difficult to 
understand why family housing is being proposed at the 
farthermost point from the playing fields, shop, school and 
facilities etc. 

H1 No change The Plan does not say that a development at the 
north of the village should have access through 
Robert Rundle Way. This would be a matter for 
debate if a proposal came forward to planning.  

The Design Appendix makes clear that recreation 
space should be incorporated into developments to 
avoid ‘playing in the street’ with its attendant risks. 

Any possible increase traffic down Bell’s Hill would 
be a matter for the Highways Department when a 
proposal came forward to planning.  

As the Design Appendix makes clear, the Plan would 
like to see pedestrians prioritised throughout the 
village, something that did not happen satisfactorily 
when Robert Rundle Way was developed. The 
present layout of pavements is inadequate but this is 
not a problem that this Plan can solve. It is included 
in the suggestions at EB15 Contributions to the 
Parish Plan.  

93 I would like to congratulate the MDP team on the excellent 
and extensive work that they have done on bringing 
together a great deal of information. We definitely support 

H1 No change The definition of local connections and the 
difference between ‘wish’ and need’ have been a 
matter of debate. The local conditions are actually 
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the plan as a whole, with some minor observations. It being 
very chunky, I can't say that I have followed it all in detail, 
but what I have read appears to be acceptable. I have some 
random comments as follow. 

Local connections do not seem to me to be a sufficient case 
on its own to extend the village. This is not necessarily a 
need, but often only a wish. The majority of people move 
away from the parental or grand-parental environment as 
adults. Communications are much easier now than they 
were when this was common practice, and there are 
reasonably local development areas that could be just as 
suitable, or better in some cases. 

set by Cornwall Council for the Homechoice Register. 
The respondent might find them overly generous but 
they are not something the Plan is able to alter. It 
might be possible to negotiate different criteria at 
planning stage provided evidence was provided.  

As to the difference between ‘wish’ and ‘need’, the 
Housing Statement provides a rate of growth which 
favours ‘need’ over ‘wish’. 

96 The areas designated for building have the support of the 
community, unlike the proposed Salt Box Rd development. 
Which is low down on the preferred sights by the public 

H1 No change A landowner can bring forward a site for 
development at any time.  

125 I wouldn't like an extension to the housing estate at Robert 
Rundle Way as we live there and would be impacted by the 
increased traffic level. I like the sentiment of increasing 
space for the school children and also allowing them to 
have access from the school to green space, but there are 
no actual suggestions of how this can be achieved. 

H1 No change The community selected this area as suitable for 
development in the Sites Survey. It is noted that 
there is an objection to a development in this area.  

Schools policy is reserved by Cornwall Council as the 
Local Education Authority and the Plan is unable to 
dictate how the desired green space expansion 
might be achieved.  

150 

 

 

We hereby submit this representation on behalf of our 
client, the landowner, to support a site allocation for 
residential development on the land east of Bell’s Hill, 
Mylor Bridge (‘the site’). These representations follow a 
review of the current Mylor Neighbourhood Development 
Plan which identifies the land east of Bell’s Hill as the 
preferred direction of development growth. 

H1 No change It is helpful of the author of this comment to declare 
their special interest in the site to the north of Mylor 
Bridge which was suggested by the community as 
suitable for development in the Site Survey 
consultation. 

Mylor Parish lies wholly within the AONB and, in line 
with Cornwall Council policy is therefore not given a 
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The land interest subject of this representation is bounded 
by Bell’s Hill to the west, Carclew Road to the north, 
Passage Hill to the east and housing to the south on Robert 
Rundle Way. A site plan is attached to this representation 
for your reference. The site is characterised by a series of 
open grass fields which are screened by dense tree lines. 

The site currently lies outside of but adjacent to the 
settlement boundaries of Mylor Bridge to the north. In 
terms of flood risk, the site is noted to lie within flood zone 
1 which is an area that has a low probability of flooding 
where housing development would be appropriate (as 
defined in local planning policy and by the Flood Risk Map). 
The site and the Mylor NDP area fall within the Cornwall 
Area of Outstanding Natural Beauty. 

Draft Mylor Neighbourhood Development Plan (NDP) – 
Consultation (September 2020) 

Overall, the vision for Mylor and the strategy for growth to 
the north of Mylor Bridge is supported and welcomed, 
however, we comment below on specific policies in the 
draft NDP. 

Policy H1 – Mylor Bridge Settlement Boundary 

The map set out in in paragraph 4.8 and in the Housing 
Development Preferences Appendix A identifies the 
preferred direction of growth where housing development 
would be suitable. The inclusion of the site onto the ‘Mylor 
Bridge preferred direction of growth map’ is fully 
supported. Furthermore, it is clear from the Appendix A 
evidence base that this direction is supported by the local 
community. With careful consideration of landscape and 
ecological impacts through a planning application process, 

specific target for new houses. As the Housing 
Statement makes clear, the Falmouth/Penryn 
Community Network Area within which Mylor falls is 
already on track to exceed its target (as is the ‘Other 
Parishes’ sub division of the CNA). So, although there 
is pressure on the parish to build houses, this 
pressure is primarily for affordable houses, as 
suggested by both the Housing Needs Analysis and 
Homechoice Register figures. In parallel, the 
community survey emphasised the need for 
additional affordable houses rather than open-
market houses.  

So, the demand is for affordable houses.  

The Plan did not seek to identify and Allocate 
specific sites but adopted a strategy of drawing a 
tight settlement boundaries, and allow development 
to take place on Rural Exception Sites. This would 
help to achieve the greatest number of affordable 
homes in proportion to any land-take.  

To Allocate the site mentioned by the respondent, 
would be to increase the number of open-market 
houses and decrease the number of affordable 
houses on greenfield land. 
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development at this location would make an important 
contribution to housing delivery for Mylor Bridge. 

We note that changes to settlement boundaries have been 
proposed within the emerging NDP. However, we question 
whether the NDP should be more ambitious with its 
approach to plan-led growth. Paragraph 69 of the National 
Planning Policy Framework (NPPF) encourages 
neighbourhood planning groups to consider opportunities 
for allocating small and medium-sized sites. Additionally, as 
currently drawn, the nature of the settlement boundary 
and the lack of allocated sites means that only rural 
exception sites of 100% affordable housing could be 
proposed through a planning application process. This is not 
consistent with the NPPF, which has the objective to 
significantly boost the supply of homes by bringing forward 
a sufficient amount and variety of land (paragraph 59). 
Furthermore, we note that the Housing Needs Survey 
results set out in Appendix A indicates a significant demand 
for affordable homes to be delivered. 

The Housing Development Preferences Appendix A 
estimates a circa of 63 dwellings could be delivered on the 
site. However, there are no site allocations to support the 
preferred direction of growth or the principles for 
development on the site. A policy allocation or an alteration 
to the settlement boundary to include the site would 
provide a plan-led approach to development in Mylor as 
sought by Paragraph 15 of the NPPF. Policy 3 of the Local 
Plan on the role and function of places states that: 

“Other than at the main towns identified in this Policy, 
housing and employment growth will be delivered for the 
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remainder of the Community Network Area housing 
requirement through: 

identification of sites where required through 
Neighbourhood Plans; rounding off of settlements and 
development of previously developed land within or 
immediately adjoining that settlement of a scale 
appropriate to its size and role; rural exception sites under 
Policy 9” 

We believe therefore, that the site should be allocated for 
residential development or included within the settlement 
boundary for Mylor as the current status of the site would 
constitute unplanned windfall development. 

Recommended amendment 

We strongly recommend the review of the settlement 
boundaries to include land at Bells Hill within map B 
paragraph 4.4 – Mylor Bridge Settlement Boundaries and to 
allocate the site within the emerging Neighbourhood 
Development Plan for residential development. 

We trust that these comments are helpful and assist in 
developing a robust Neighbourhood Development Plan for 
Mylor.  

72 

 

 

I would like to thank all the people who were involved in 
producing the report an making it readily available. But oh 
dear. I quote from 4.8 on page 30 "then consultation 
resulted in a strong preference" for those shown on map D. 
I wonder how many of these people showing a 'strong 
preference' regularly walk along Passage Hill and, especially 
Bells Hill (with its traffic)? I would suggest very few. The 
development plan is, therefore badly flawed and I would 
not - could not - vote for it. Because, if it does go ahead. 

H1, 4.8 
Map D 

No change As the Design Appendix makes clear, the Plan would 
like to see pedestrians prioritised throughout the 
village, something that did not happen satisfactorily 
when Robert Rundle Way was developed. The 
present layout of pavements is inadequate but this is 
not a problem that this Plan can solve. It is included 
in the suggestions at EB15 Contributions to the 
Parish Plan.  



33 

 Consultees’ comments 
Policy / 

Para 
Changes Rationale 

thus further increasing the foot traffic on those two 
dangerous roads; one day it may become fatally flawed. I 
would not want that on my conscience. And yes folks, it is 
really serious. 

Admirable work on the number and complexity of areas 
that had to be considered. However I cannot support the 
plan because of the proposed location of affordable 
housing and housing for the elderly in the area between 
Bells Hill and Passage Hill. There is already enough traffic on 
those roads and more would make it very dangerous - there 
re alternatives on the other side of the village although I 
know the access is difficult. I admired the suggestions of 
footpaths joining the areas but I fear it would not happen - 
pavements would be essential down both roads on one side 
or the other.  

 

73 That development up Bells Hill currently under 
construction. Oh dear. How on earth was that allowed to 
happen? It fails all of your (excellent) Housing Objectives 
given in 4.2 on P24 of the Plan. (Although I don't know 
about the last one side I realise that I don't actually know 
what "to achieve a collaborative environment for decision 
making" actually means). Incidentally there might just be 
enough room to lay a narrow (but safe) footpath from the 
new development down to join with the footpath beside 
the last development along Bells Hill. Now that would be 
something worth doing and in line with the objectives of 
the Plan. Thank you for reading this. Bells Hill and Passage 
Hill are dangerous places for pedestrians already. 

H1, 4.8 
Map D 

No change These comments refer to a development that is 
almost complete. The arguments for allowing this 
development were twofold: that the land was 
‘previously developed’ having been part of the 
garden of ‘Sunways’ and that the site was sufficiently 
remote from the settlement of Mylor Bridge (70m 
from the new settlement boundary) to be treated as 
an isolated site.  

The idea of extending the footpath up to this 
development is a good one but this was not required 
by the Local Planning Authority probably because 
the site was seen as being remote.  

74 This is a great plan and I can see a lot of work has gone into 
it. The research and information detailed in the appendices 
are excellent. Well done to all those involved and it has my 

H1, 4.8 
Map D 

No change A landowner can bring forward a site for 
development at any time.  
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full support. I like the way that affordable housing is 
recommended to have a mixture of tenures, giving choice 
to those in need of housing. 

I have heard that the Parish Council have voted to favour 
one site (Saltbox) over all the others while the consultation 
is still in progress. Can this be true? Does this invalidate the 
consultation? Surely all prospective sites should be given 
due diligence before any decision is made? 

The involvement of the Parish Council on this site, 
the timing of recent decisions relating to it, and the 
lack of public consultation is a matter for them. 

76 We have heard that the field next to our house in Pillars 
Road is being considered for housing development. Why is 
this even in consideration as it is not in the Mylor plan? The 
field development would affect too many people for it to be 
considered with the vehicular access and schooling being 
just a couple of areas of potential major problems. Why is 
this area even being considered? 

H1, 4.8 
Map D 

No change A landowner can bring forward a site for 
development at any time.  

When a previous application to develop this site 
came forward, the Highways Department did not 
object on the basis of problems of access, despite 
the impact on existing residents of Saltbox Close.  

Policy on schools is reserved to Cornwall Council and 
the Plan makes no allocation for a new site, although 
supports improvements to the schools in both 
villages. 

45 

 

Policies H1 & H2 the settlement boundaries are too tight 
there is no room for growth, Mylor and Flushing have a high 
density of people the tight boundaries will make it more 
dense. 

H1, H2 No change The settlement boundaries are intentionally drawn 
tightly so that any development of affordable 
housing, as requested by the community, takes place 
under Local Plan Policy 9 Rural Exception Sites. This 
will maximise the use of valuable greenfield land for 
affordable housing rather than open market 
housing.  

If the boundaries included space for development 
then these sites would fall under LP Policy 8 which 
would mean that more greenfield space would be 
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required to achieve the same number of affordable 
houses.  

47 I support the Mylor NDP generally but my concern is that 
even though it may be adopted by Cornwall Council in the 
near future the governments recent proposals to 'simplify' 
the planning system will override policies at local level. 
 
This is likely to mean, that, as in the past 5 years or so, 
some undesirable development such as Bells Hill and Cogos 
Park and individual new builds such as those on Trevellan 
Road and Church Road will be passed despite the objections 
of the Parish council and residents of Mylor, to the 
detriment of the Parish. 

H1, H2 No change The Plan is drafted for the world in which we 
currently live and cannot take into account possible 
future government policies.  

We cannot wait. Proposals can come forward at any 
time for any site and is more likely to do so prior to a 
NP being made. Once the Plan in made the Parish 
Council is better able to influence development 
proposals. 

As to the named developments, the Parish Council 
and the community in Mylor are only ever 
consultees. Decisions lie with the Local Planning 
Authority whose hands are tied in some cases by 
higher level policies. 

82 The preferred development land is poorly considered as 
there are better more suitable sites within the curtilage 
that would fit better and is owned by a parish councillor - 
totally conflict of interest. 

H1, H2 No change There are no obvious sites within the proposed 
settlement boundaries which could provide the 
quantity of housing proposed.  

There is no evidence of land within the settlement 
boundaries which is owned by a parish councillor. 

87 Affordable housing in the Parish and viability of sites 
mentioned. 

H1, H2 No change Noted  

97 I am pleased with the housing sites selected in Mylor and 
Flushing. 

H1, H2 No change Noted 

 

105 Housing only appears to be about Mylor/Flushing no where 
else in the parish 

H1, H2 No change This was intentional. The driver throughout the Plan 
is the provision of Affordable Housing on Rural 
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Exception sites which are outside, but adjacent to, 
the existing built up area of villages and hamlets. The 
settlements of Flushing and Mylor Bridge and the 
two most sustainable settlements.  

Outside of the villages, the LP provides protective 
countryside policies and the Plan does not need to 
say anything specific about these areas other than 
development should only take place on previously 
developed land (which it does). 

108 I am concerned that an agricultural field near to my home 
will be built on with affordable housing bearing in mind the 
plan shows that only 14 affordable homes have been 
identified as needed 

H1, H2 No change No specific sites have been chosen. The community 
has simply indicated the areas where they would 
prefer development to take place.  

It is not possible to comment without more detail.  

122 Very glad that AONB receives proper attention in this 
report, in particular to the landscape framework it gives to 
the settled shape of the two villages. I hope this will 
prevent the development sprawl that has blighted places 
like Probus. In particular, the village of Flushing needs to be 
seen as defined by its boundaries of open farmland and 
woodland. 

H1, H2 No change The comment is noted. Developments outside the 
settlement boundary will be Policy 9 developments 
and will be outside but adjacent to the existing 
settlements. 

 

123 It’s important for the Parish Council to adopt the principles 
and policies of the plan immediately, especially relating to 
housing where stated opinions of local residents are all 
important to the character of Mylor 

H1, H2 No change Noted. The Parish Council will have no greater legal 
powers of control once the Plan is made than it does 
at present. It will remain a consultee – the final 
decision being with the Local Planning Authority - 
but can use the policies in the Plan to support or 
object to planning proposals. 
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58 Whilst supporting most of the plan, I do not support the 
following. Chapter 4 . 4:3 Settlement boundaries Pol H1 
Page 25. There should be no additional housing outside the 
settlement boundary, unless it is a replacement for an 
existing building, or is a facility for lone? working.  

 
Finally I am very appreciative and aware of the hard work 
undertaken by the NDP volunteers in compiling this plan, 
Thank you. Lets us hope that it will be adopted and adhered 
to - finally. 

H1, H9 No change This comment is understandable but may not 
recognise the difference between Local Pan Policy 8 
and Policy 9 sites.  

There is insufficient space within the existing 
settlements for the scale of additional affordable 
housing required. If the settlement boundary was 
drawn wider, with sites allocated within the 
boundary for additional developments, then these 
would become Policy 8 sites with a consequentially 
lower number of affordable houses per hectare than 
on a Policy 9 site. It would also not stop Policy 9 sites 
being developed outside the settlement boundary. 

The strategy adopted is to draw the boundary tightly 
and provide all affordable housing on Policy 9 sites, 
thereby maximising the number of new affordable 
homes per hectare. Moreover, such sites have to 
abut the boundary, minimising extension into the 
AONB.  

32 Affordable housing - I do agree that affordable housing may 
be required however the chosen site I do not agree with in 
Flushing. This is the entrance into the village and this site 
being built up would be too much and a huge over-
development not to mention the environmental impact. I 
do not agree with the proposed new housing site in 
Flushing currently on green belt land being a fair plan. If this 
development goes ahead a more suitable site would be 
behind the old farm near Tregew close or at the top of the 
village by the layby. It will break up the affordable housing 
area better and not be an obvious development obstructing 
green belt views. The site of the old farm which was listed 
as a possible site to consider would be the best compromise 

H2 No change The site being developed (Tregew Meadows 
Extension) was in an area which was endorsed 
strongly by the community in the Site Survey. The 
alternative area was not favoured by the 
community, is visually intrusive and is further away 
from the centre of the village 
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with easy access and less traffic coming down into the 
village. 

65 Flushing settlement boundary  

The policy wording suggests that exceptions sites would 
only be considered within the preferred direction of 
growth. Local Plan Policy 9 sets out the criteria against 
which an exceptions site 2proposal would be considered. 
This is a strategic policy which NDP policy cannot override, 
so if there is established housing need, Cornwall Council 
must consider proposals against Policy 9 and if the criteria 
are met, any suitably located site could be approved. It’s 
fine for the NDP to report evidence of community 
consultation and preference – but be careful not to raise 
expectations of control beyond the remit of the NDP. I 
suggest the reference to the preferred direction of growth 
is moved to the supporting text. 

H2 Amendments have been made to the 
wording about ‘preferred direction of 
growth, in both the main document 
and the relevant appendices, to 
indicate that the direction of growth 
simply reflects the community’s 
preference and that it cannot be a 
policy decision within the Plan. 

The comment is quite correct and the wording in the 
draft Plan was indeed open to misinterpretation.  

 

54 Affordable housing - what is affordable housing, does this 
include social housing for rent. How affordable will they be. 
Criteria for housing - does connection need to be with the 
village they are built or the whole parish generally. Once 
allocated are the tenants allowed to swap and should the 
same criteria stand - i.e. from the village, and ditto the for 
sale. 

H3 No change The term ‘Affordable Housing’ is defined in the 
National Planning Policy Framework and includes 
both ‘affordable housing’ as meant by the 
respondent, and ‘social rent housing. The maximum 
rental levels are set by Cornwall Council. 

Movements within a development – eg to a larger 
house – are a matter for the landlord at the time. 

6 I think there should be a mixture of affordable and open 
market houses maintaining the high quality of residences in 
Mylor and Flushing.  

H3 No change The community survey favoured the provision of 
affordable housing and not open market housing. 
The Housing Needs Survey demonstrated the scale 
of the need.  

To create a mixed development like this would 
require the loss of a greater amount of greenfield 
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land than a purely affordable housing-led 
development, for the same number of affordable 
houses. To help preserve the AONB and limit the 
land-take, the Plan therefore favours an Affordable 
Housing-led strategy under Local Plan Policy 9.  

13 Section 4.6: Needs to be much stronger. Unless it says it 
must be 100% affordable homes, the developers will always 
find an excuse for reducing the levels of affordable homes 
at the last minute, usually saying that it isn't financially 
viable - this happened in Penryn with the College Green 
development for example. Wording like 'where practicable' 
gives an easy way out. The Housing Needs Survey needs to 
be included, so people can see the methods that were used 
for deciding that a certain number of houses are needed. 
From what I remember this survey was designed in a way 
that was misleading, and it was not obvious that the 
answers would be used in this way – I suspect the real 
number of houses needed is actually significantly lower. 

H3 No change There is understandable concern that a developer 
might argue that an affordable housing development 
is only financially viable if it contains a large 
proportion of open market housing. This is covered 
by higher policies – eg Policy 10 of the Local Plan – 
and the Neighbourhood Development Plan is not 
able to over-write or strengthen this.  

145 Plus, you do know most "affordable" houses aren’t really 
affordable due to the insanely high standards and criteria 
that the architects now have to meet and the procurement 
strategy of being on "the DCH list" which drives supply 
prices up because this is Cornwall and everyone knows who 
is charging what to whom. 

H3 No change This is a matter of opinion and not something that 
the Plan can influence. Maximum rents are set for 
the parish by Cornwall Council.  

16 I’m very concerned that up to half of the new housing being 
built in this AONB may NOT be affordable housing. This 
means that the AONB may be sacrificed for a significant 
number of open market houses, which in my opinion is not 
acceptable. 
 

H3 No change This is an understandable concern. Decisions on the 
mix of housing on a Policy 9 site are the prerogative 
of the Local Planning Authority. There is an absolute 
floor of 50% of affordable housing if negotiations on 
viability take place under Policy 10.  
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The Rural Exception Site principal is open to abuse. This has 
been seen in other cases throughout the UK, where once 
the principle of development at a rural location has been 
established, a developer will then seek to exploit that fact 
to obtain permission for a far larger commercial 
development of market homes there. CPRE say that is 
exactly what happened in Lower Horsebridge, a village of 
60 homes near Hailsham, where a developer, having 
received permission for 32 affordable homes using the rural 
exception site argument, returned with a revised 
application for 110 mostly market homes – and was given 
permission by Wealden District Council.  
 
Can the NDP assure Parishioners that this won’t happen in 
their villages? 

16 Has the NDP considered the sustainability of creating a 
policy of building housing developments in an AONB for 
people who have a close family member living in the 
parish? It seems that this policy will set a precedent for 
further building on AONB land when those people have 
their own families. Will the NDP support building more 
houses in the AONB to accommodate them too and what is 
the strategy for that? 

H3 No change.  The priority is for affordable housing and this has 
driven policies in the Plan. Long term family 
connections is one of the conditions for inclusion on 
the Homechoice Register and thus someone with 
local connections can apply if they are in need.  

There is no intention to create additional open-
market housing for people with family living in the 
parish.  

20 The key to the future is ensuring that young people can buy 
houses in the parish and so I like the idea of more 
affordable homes rather than some of the over-large 
houses that have been allowed in recent years. It is 
important that any new developments contain a mix of 
people: those that can afford to buy (or part buy) and those 
who prefer to rent. The two villages have vibrant 
communities which work best when people live in diverse 

H3 No change It is good to hear endorsement of the policies on 
prioritising affordable housing and helping to ensure 
mixed communities  
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neighbourhoods. There are more than enough open market 
houses, many empty for far too much of the year  

26 Clarification should be made on the difference between 
affordable and social housing. Did NDP make the 
distinction? Residents of the affordable housing in Rundle 
Way in Mylor are aware that rents in Flushing are 
considerably less, as the latter are classified as social 
housing.  

H3 No change The term ‘Affordable Housing’ is defined in the 
National Planning Policy Framework and includes 
both ‘affordable housing’ as meant by the 
respondent, and ‘social rent housing. 

The Plan did consider the different forms but the 
balance between these on any development will be 
a matter to be resolved at planning stage. 

36 

 

 

 

The plan is expressed in general terms without many 
examples to make clear how effect would be given to 
aspirations and intentions described. 
 
Throughout the document I could find nothing to say how 
'Affordable housing' would be kept as affordable housing 
without being sold on the open market. It was not until I 
got to the glossary that I unearthed the information. The 
explanation of affordable housing should be in the main 
body of the text, not in the glossary on page V, In the 
definition of Rural Exception Site (Policy 9): Affordable 
housing in perpetuity'. Many people will not read the 
glossary. The long term benefit of 'in perpetuity' is critical 
to the credibility of the proposal. 

H3 No change  The relevant Local Plan Policy says that ‘The Council 
will secure the first and future occupation of the 
affordable homes to those with housing need and 
local connection to the settlement or parish ...’ This 
is agreed at the time of planning through Section 
106 Agreements.  

 

45 Policy 10 is a Strategic Policy so due to the viability it can 
provide less than 50% 

H3 No change Although the respondent is technically correct, a 
Policy 9 development that went below the 50% 
affordable housing level would no longer be an 
affordable housing-led development 

65 Affordable Housing H3 Policy H3 has been strengthened to 
include details on the scale of 

Although it might appear that this policy is not 
required in the Plan because of overlaps with higher 



42 

 Consultees’ comments 
Policy / 

Para 
Changes Rationale 

This policy is not strictly necessary as it simply repeats 
Policy 9 of the CLP. H3 refers to policy 10, which is more 
explicitly about managing viability on sites within a 
development boundary (i.e. Policy 8 sites) whereas H3 is 
dealing with sites outside the development boundary 
(Policy 9, exception sites.) 

developments and to underline the 
importance of developments 
respecting the need for infrastructure 
improvements  

policies, it adds granularity and re-assurance which 
reflects the community’s wishes.  

The point about Policy 10 being primarily intended 
to deal with Policy 8 sites, is well made but there 
may well be issues of viability even on a Policy 9 sites 
and it is just as well to be explicit that the 
implications of Policy 10 apply in these cases.  

92 Affordable homes for local growing families is really 
positive.  

H3 No change Comment noted and agreed with. 

111 In Housing I think it's vital to have affordable homes for the 
young and the elderly as, having moved here from 
Gloucestershire, we find both property prices and rent to 
be prohibitive. We'd love to stay here but I'm not sure we 
can afford to. 

H3 No change Noted. The Plan prioritises affordable housing for 
those with local connections.  

 

150 Affordable Housing 

This policy promotes the delivery of affordable housing on 
rural exception sites. Within the draft plan, the site lies 
outside of but adjacent to the settlement boundary of 
Mylor Bridge, albeit identified as a preferred direction of 
growth. As identified above, we believe that the settlement 
boundary should be reviewed to positively plan for 
development at this location north of Mylor Bridge. 
Notwithstanding, housing development on the site could 
currently be permissible as a rural exception site in line with 
Policy H9 of Cornwall Local Plan. 

Policy H3 of the NDP works from a base position of 100% 
affordable housing unless a lower percentage is required 
for viability under Local Plan Policy 10 of the Local Plan. We 
would consider this to be aspirational; a development 

H3 No change in response to these 
comments 

 

The respondent, who has helpfully declared an 
interest in the area in another comment, makes a 
number of points.  

That the boundary should be reviewed to plan for a 
development to the north of Mylor Bridge. This 
would make the site a Policy 8 site which would be 
unacceptable as the inclusion of up to 50% open 
market houses would require a greater amount of 
greenfield land per affordable house than under a 
Policy 9 Affordable Housing-led development.  

That an opening target of 100% affordable houses 
on a Policy 9 site is unrealistic. This is the definition 
of a Policy 9 Rural Exception Site as set out in the 
Local Plan.  
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where there are no open market homes to cross subsidise 
affordable homes. The NPPF (paragraph 13) states that 
Neighbourhood Plans should support the delivery of 
strategic policies in the Local Plan whilst NPPF Paragraph 29 
goes on to state that Neighbourhood Plans should not 
undermine policies for the area and should be in general 
conformity with policies in a development plan that cover 
their area. 

Policy 9 of the Cornwall Local Plan states that market 
housing must not represent more than 50% of the homes 
or 50% of the land take, excluding infrastructure and 
services at rural exception sites. We therefore believe that 
the 100% affordable housing target at rural exception sites 
should not be a prescriptive policy requirement. 
Furthermore, the policy wording should allow for flexibility 
in how sites can best be delivered, whilst also being 
consistent with the Development Plan. The current wording 
of Policy H3 is not consistent with Policy 9 of the Cornwall 
Local Plan as it restricts market housing to no more than 
50% by number and by land area. These are not compatible 
ratios to target as different house types and sizes would 
affect land area but still deliver a certain number of 
dwellings. Policy 9 states that market housing must not 
represent more than 50% of the homes or 50% of the land 
take. The policy wording should be amended so that it does 
not conflict with the adopted Local Plan’s spatial policies. 

Policy H3 of the NDP on affordable housing requires tenure 
target of 70% affordable rented homes and 30% 
intermediate/shared ownership housing in line with Policy 
8 of the Local Plan unless current evidence suggests that 
these ratios should be amended. It is however important to 
consider how this policy performs against the emerging 

That the target minimum of 50% land and 50% by 
number is unrealistic and that a level even below 
50% may be necessary for viability. The target of 
50% by land and number may be challenging but 
there is no point in starting a negotiation at 100% if 
the expectation of the end state is going to be below 
50%. This is a contradiction of what the Local Plan 
says: the development must be affordable housing-
led.  

That the 70%/30% ratio should be adaptable. We 
agree and have remarked elsewhere that this is the 
target which helps ensure a mixed community. This 
ratio may need varying at planning stage when the 
proposal is compared with need at the time.  

  



44 

 Consultees’ comments 
Policy / 

Para 
Changes Rationale 

First Homes policy (response to Government consultation 
published 6 August 2020) and proposals within the Planning 
for the Future White Paper (6 August 2020), which seeks to 
secure First Homes within new development. We would 
highlight that the potential changes to the planning system 
and the emerging First Homes policy should be considered 
to ensure that the NDP will not conflict with national policy 
requirements. 

Recommended amendment 

“b. Provide 100% affordable housing unless a lower 
percentage is required for viability under Local Plan Policy 
10 in which case an absolute a minimum of 50% (by 
number) or and 50% (by land area) should be affordable 
housing unless a lower percentage is required for viability 
under Local Plan Policy 10.” 

 

62 Chapters 3 & 4. Housing Policies. Policies H3 and H4 are 
totally appropriate for the Parish, but from my professional 
experience, a condition or objective written into a planning 
consent sometimes can be overlooked by the developer, 
client or owner and in other cases is valid for a certain time 
i.e. 3 or 4 years. 

For Policy H3 what may be better, similar to when district 
councils sold occupied council homes to tenants at a 
discount is to lay down conditions of residence in Mylor or 
Cornwall for, say, the preceding 10 years - such conditions 
to last for 21 years of residence. 

For policy H4, the planning condition can insist that a 
restrictive covenant be placed on the land to achieve the 

H3, H4 No change on H3 

 

On Policy H3 Affordable Housing: the Homechoice 
Register has a list of conditions which an applicant 
has to fulfil before they can be on the Register. 
These include residency.  

Enforcement of conditions on affordable housing is a 
matter for Cornwall Council.  



45 

 Consultees’ comments 
Policy / 

Para 
Changes Rationale 

objective for say 40 years or more and to be contained in a 
Deed of covenant to be registered at H M Land Registry. 

98 

 

 

 

 

 

 

 

As a separate comment, I have actually read the entire plan 
and all appendices, it seems well formed and the growth 
and economy well considered, especially the affordable 
housing targets, I dearly hope that they are actually stuck to 
and developers are not able to just build smaller blocks 
over time to disregard them as getting a house in the area 
for locals is particularly difficult for those looking for first 
houses, integration of additional council housing would be 
very helpful when dealing with the vulnerable category of 
tenant, as would the locals policy to prevent second house 
buyers. I have been to a number of places around the coast 
where this is a disturbingly high percentage of the 
population and it kills the area for large parts of the year.  

H3, H4 No change The strategy proposed in the Plan will ensure that 
additional housing outside the settlement 
boundaries will be built under Local Plan Policy 9 
Rural Exception Sites. The houses thus built will not 
be available for second home owners but will be 
allocated to people on the Homechoice and other 
registers.  

 

14 Firstly, a huge thank-you to all members of the Steering 
Committee and sub-committees for their dedication and 
expertise over the last several years. The Draft Plan hits all 
my major concerns, e.g. locally affordable housing, schools 
etc. to support a diverse age range, traffic-
control/management.  

We must take a strong stance regarding second-
homes/holiday rentals. Villages that are experiencing 
significant non-resident/absentee ownership are dying and 
are dead during the non-holiday seasons. I don't know how 
this would be implemented. Thanks again. 

H4 No change Agreed.  

 

21 I would like to see more developed ideas on controlling 2nd 
homes and holiday homes. Limiting restrictions only to new 
homes is not enough. There need to be much stiffer 
sanctions to discourage 2nd homes and holiday homes 

H4 No change Agreed. The problem is not as simple as just 2nd 
homes, but a policy is included in the Plan that goes 
as far as present planning laws allow. 
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which hollow-out the community. Could we increase 
Council Tax to punitive levels? It was announced this week 
that the island of Tiree has reached a stage at which no 
local can live there. We must avoid this happening in 
Cornwall.  

65 Primary Residence 

In much of the village of Mylor Bridge the proportion of 
unoccupied households is below the Cornwall average of 
11.4%, with Lower Super Output Areas recorded at 5.9%, 
11.1%, 12.6%, 16% and 19.1%. In Flushing the majority of 
the village is slightly above average (16.4%) – and the area 
along Trefusis Road and out to Lime Kiln Quay has a higher 
proportion (31.5%), but this is still not comparable to 
hotspots like The Roseland, central St Ives and St Minver 
where 50-60% is recorded. (census data 2011) 
Since your strategy for housing provision relies on 
exceptions sites, these affordable properties will be tied by 
a legal condition, to be occupied by those with a local 
connection. The high value zone of the parish means that a 
lower proportion of open market houses would be 
justifiable to ensure viability, so most properties will be 
affordable. Conversely, applying the principal residence 
policy affects viability and the parish would drop a value 
zone for CIL and affordable housing. This is in conflict with 
your stated objective to provide affordable housing for local 
families. 

I don’t think the policy is justified by the evidence (not just 
the figures, but the impact on local shops and services) and 
because of the NDP strategy, which is not planning for 
significant additional open market housing, it will not come 
into play on many applications.  

H4 No change  These are some very useful figures but the 
community feels strongly that this policy should be 
retained.  
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75 Finally I also strongly agree that all newly built homes 
should be for full time occupancy. 

H4 No change Agreed  

98 I hope the council respects this plan and especially the 
provision of housing for locals, not investors or second 
home owners. 

H4 No change Noted 

120 The policy H4 should only apply to second homes which are 
let and to those purchased as affordable homes. Those 
second homes not let incur normal council tax and make 
little use of local facilities. There should only be a limit on 
second homes which are let and therefore pay business 
rates. 

H4 No change Noted 

150 Primary Residence Requirement 

Whilst we recognise the aspiration within Policy H4 for new 
open market housing to be restricted to principal residents, 
we consider that an evidence base should be prepared to 
support this policy and demonstrate that the plan is 
deliverable. The Housing Sites Survey Analysis referenced 
within the supporting text does not have this information. 

Additionally, there is a need for flexibility in this policy to 
avoid the requirement for dwellings to be occupied as a 
‘Principal Residence in perpetuity’. The housing market and 
lifestyles are constantly changing and as set out within 
Paragraph 11 (a) of the NPPF, plans should be sufficiently 
flexible to adapt to rapid change. 

We question whether this policy will be effective in meeting 
the vision of the plan to create a sustainable and resilient 
community and may have unintended consequences. 
Evidence from the implementation of such ‘Principal 

H4 No change Noted 
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Residence’ policy restrictions at St Ives indicates that 
housebuilding has fallen since the Neighbourhood Plan was 
made. We are also concerned that such a restriction could 
further impact on site viability as open market homes 
would be subject to lower values and therefore ineffective 
in cross subsidising the delivery of affordable housing. 

Recommendation 

Robust evidence should be provided to demonstrate that 
Policy H4 does not undermine the deliverability of the Plan. 
This should account for evidence of the implementation of 
such policies elsewhere and the impact this has on the 
deliverability of other policy objectives. 

18 Most importantly, sales of ALL village houses as second 
homes must be prevented or we will be in exactly the same 
situation in another 10 years.  

H4, 3.3 No change Noted 

26 The survey also highlighted the need for housing for the 
elderly and people with care needs (policy H5) but the 
document does not seem to address it. 

H5 No change The Plan does not seek to allocate sites, even were 
there any suitable sites available. This policy applies 
should windfall sites emerge. But see the response 
to comment 150. 

16 Policy H5 states that the NDP ‘encourages and supports the 
inclusion of accessible units for people with mobility or care 
needs within easy walking distance of the heart of the main 
settlement’. I question the sense and practicality of siting a 
facility for those with mobility or care needs at the top of a 
long, steep hill, such as Passage Hill, as it would be 
inaccessible to the residents of such units by foot or 
wheelchair. This would lead to them being socially and 
physically isolated from the heart of the village and 
community, which is not within the Vision of the 

H5 No change There is no proposal for a site for elderly people at 
the top of Passage Hill which is, nonetheless, less 
than 500m form the village centre. 

Policy H5 is designed to support windfall sites which 
may come forward on other sites where gradient is 
not an issue. 
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Neighbourhood Development Plan.  
 
The Design Guide states ‘All developments of 5 or more 
houses will be within easy walking distance of shops, 
facilities and public transport’. It’s questionable whether 
the top of Passage Hill satisfies this criteria even for many 
able-bodied people. 

150 Providing for people with mobility or particular care needs 

We agree with policy H5 which encourages a mixed 
development including small scale fully accessible single-
floor units for people with mobility or care needs within 
easy walking distance of the heart of the main settlements. 
This however needs to be supported by local evidence and 
a minimum number of dwellings should be applied, as 
required by Policy 6 of the Local Plan on the Housing Mix. 

Recommended amendment 

A mixed development of 10 or more dwellings should seek 
to include including small scale fully accessible single-floor 
units for people with mobility or care needs based on 
locally derived evidence of need and demand and within 
easy walking distance of the heart of the main settlements, 
would be encouraged and supported. 

H5 The proposed amendment is helpful 
and has been incorporated in a revised 
version of Policy H5  

Agreed 

98 I understand from the planning application that the two 
houses on Bonython were objected to for the reasons of 
parking and someone obviously not from the area 
overruled this. We have seen quite how badly this has 
affected the traffic flow where the building work has 
needed lots of road work, electrical diversions and 

H6 No change Comments noted. The design appendix recommends 
that new houses should have at least two off-road 
parking spaces each. 
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telegraph wire rerouting. As well as the lack of parking 
being made significantly worse during this time. 

I currently have a section of wall missing from my property 
that was removed by western power when changing the 
poles which has not been put back, Cornish hedging I 
believe which they had no problem dismantling and leaving 
as a mess whereby I can not only see into my neighbours 
once private property but could even walk into. Presumably 
this is not what they had anticipated when they bought that 
property. 

13 Section H8d: Typo 'id' -> 'is'. Also should add that the 
lighting must be orange bulbs, as that is an easy change to 
make that will make a big difference. 

H8 Minor change  The typo has been corrected.  

Orange light is now frowned upon as there is a move 
to LED lighting to reduce the use of electricity. 
Cornwall Council is following this policy.  

13 Chapter 4 4.6 Housing Policies. Pol H9 page 29. Excess 
water during steady rainfall flows down Bells Hill. There 
must be robust management in place to ensure strict 
adherence to the control of surface water run off '....?' 
flood risk. 

H9 Policy H3 has been expanded to 
reference the impact of developments 
on infrastructure generally 

The point is well made. A lack of pavements and 
associated drainage makes Bell’s Hill dangerous in a 
downpour.  

This is not something that the Plan can solve. It is a 
matter for discussion between Highways and the 
Parish Council and has been included in the advisory 
Project List at the end of the document. 
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65 Housing Design 

It is not possible for a planning policy to require that 
development meets standards set out in guidance. 
Guidance doesn’t have policy status but explains how a 
policy should be interpreted. Policy wording can require 
applications to ‘demonstrate how they accord with XXX 
design guidance’ (as H7 does) 

H6 Policy H5 Housing Design has been re-
drafted  

Appendix D, Design Guide has also 
been amended after paragraph 3 

Appendix D, para 1.2 Design Guide has 
a new final paragraph 

Appendix D, para 1.7, last section, has 
been amended  

 

The respondent makes a good point.  

In the Mylor Design Guide and the main body of the 
NDP, care is taken to say (for example to 
developers), “should” abide by a policy or principle. 
This is to avoid clashes within the hierarchy of 
external documents, above. Should a departure from 
a policy or principle in the NDP or its appendices be 
desired, however, the developer or other must 
submit evidence of justification for this. 

There is no obvious advantage in combining policies 
H5, H6 or H7. 

65 Building Construction and Materials 
Examiner is very likely to caveat clause ‘a’ with ‘where 
applicable’. Design and Access Statement requirements are 
for the submission of a Design Statement for development 
of one residential unit or more, as well as non-residential 
development over 100 m² in a conservation area or World 
Heritage Site, or elsewhere where the development is over 
1000 m². An NDP policy cannot vary the information 
required to be submitted to validate an application; this is 
established strategically. 

H7 This has been re-drafted to reflect the 
helpful comments 

Noted and changes made accordingly 

13 I'm very surprised that there isn't a demand for all new 
homes to be zero carbon - again this is easy to stipulate and 
would make a big difference. Without this, developers will 
take the easiest/cheapest route. 

H6, H7 Policy H6 has had a rider added to this 
effect.  

Agreed and amendment made See the comments 
above, comment 65. 
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21  I applaud the desire to set high standards for new 
buildings. There have been far too many ‘bad’ planning 
decisions and the parish has suffered from eyesores which 
should never have got through the planning process and 
from too many mono-culture estates – groups of old 
people, groups of affordable houses etc – when the essence 
of a village should be a mixed community. So, I like the 
concept of ‘tenure blind’ housing. All estates should be 
mixed, and there should be no new open market only 
developments. 

H5, H6 No change The principles endorsed are embedded in the 
existing draft. 

36 Please see comments from 37a for the damage done 
already by inappropriate development. What guarantees 
are there that panning authorities with final decision 
powers will not be equally limp when face with objections 
that glass. steel and concrete have been allowed in the past 
so why is their proposal being refused? I suggest that the 
plan explains robustly that the consequence of its 
implementation will be changes and improvements in the 
future. 

You refer to the importance of building design at page 33. 
Both external and internal design are important. You say 
nothing about the standards if internal construction that 
should be required. Design and construction can be far 
apart when developers are reluctantly providing the 
required share of affordable housing. I remember when the 
previous MP had to become involved in connection with 
seeking repairs of the poor construction quality of 
affordable housing in a development site in the Parish. 

H6, H7 No specific changes (see previous 
comments)  

Noted. The previous amendments say as much as we 
can. 

 

 

66 I would support the plan in principle, BUT. 1. I am 
concerned that the emphasis on "local" design limitation 

H6, TA1 No specific changes (see previous 
comments) 

See the revisions proposed in the design guide 
Appendix D, which require evidence for departure 
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may preclude the building of any exciting or innovative 
architecture in the area. 2. There should be encouragement 
for individual self-builds rather than developers "toy town" 
estates.  

for policy, and consultation. Subject to this, such 
design may be applicable.  

35 Recent development / gross over re-development along the 
S. shore of Mylor creek appears to defy all concepts of an 
area of 'Outstanding Natural Beauty'. i.e. Tregenner where 
a 14' high vertical wall 80' long has replaced the natural 
cliff, encroached upon the public foreshore and the house 
has been rebuilt 2 - 3 times its previous size in a position 
where vegetation cannot soften its ostentatious vulgarity. 
Morwenna and Tresillian and now the Lookout? Are further 
examples of what should NOT be permitted while Otter 
Bridge, in the process of creating yet another eye-sore sea 
wall (a deeply objectionable feature alone on most of the 
south shore) has dumped large quantities of soil on the 
foreshore. Consider also the developments at No 4 Church 
Road and (no doubt) no 3 adjacent. the Mission Vulgatrice 
strikes again. Destruction of remnant farm hedges and 
native species trees and their replacement with 
nanoculture hedges, lap board fencing / ornamental "" 
should be prevented as far as possible. There is plenty of 
suburbia in this country / parish. People who want these 
effects could live there, not create more here. 

If some of the people say  
'Darling, what a wonderful place! How can we spoil it? 
'Darling, we have succeeded beyond our wildest dreams!" 
What do they think they are doing?? 

The Mansionettes of Mylor, how hideous they stand,  
with vast and ugly walling along the stolen strand,  
and everything natural's got to go  

H6 No specific changes (see previous 
comments) 

Noted and agreed.  

The comments against respondent 65 largely deal 
with this. Note that other comments might support 
the development of houses like Tregenna, and the 
NDP, as amended, should ensure at least that there 
is wide and meaningful consultation.  

The poem is noted with wry amusement, having 
featured in the parish magazine.  

Prevention of replacing native garden hedges with 
non-natives is unfortunately beyond the remit of the 
plan. The sea-defences have to be approved by the 
Environment Agency/Marine Management 
Organisation. Dumping of soil on the foreshore 
should be reported to the Environment Agency / 
Harbour Authority  

Further comments about river banks and boathouses 
are made in the Business and Economy section  
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Because it's vital that they think they show,  
The Mansionettes of Mylor... etc. 

Around their house in Cornwall they've done their very best 
to bring the splendours of Surbiton to the crude and distant 
west.  
There's glass and steel and concrete, regardless of expense 
and the neighbourhoods enhanced by their lovely lap board 
fence. 

We come from S.E England and we really know what’s best 
for the poor pathetic peasants who inhabit all the rest.  
With glass and steel and concrete we will smarten up their 
lives -  
and what you thought was Maidenhead is actually St Ives. 

150 Policy H6 Housing Design 

We are concerned that this policy refers to the draft 
Cornwall Design Guide, which was subject to consultation in 
March 2020. A planning application would be assessed 
against the Development Plan and would give relevant 
weight to any material considerations such as the Design 
Guide subject to how close it is to adoption. Paragraph 16 
of the NPPF states that Plans should avoid unnecessary 
duplication of policies that apply to a particular area and we 
therefore consider that the wording of Policy H6 should be 
refined to remove reference to the Cornwall Design Guide. 

Given the number of principles within the Design Guide, we 
also consider that the wording should allow for flexibility in 
order to balance competing design aspirations and deliver 
the overall Plan objectives. For example, the Design Guide 
requires that all development provide designated public 
green space, however, for small scale development such as 

  

No specific changes (see previous 
comments) 

 

Agree remove “Draft” design guide.  
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a single dwelling, this is not reasonable. See later in this 
representation for further comments on the Mylor Design 
Guide. 

Recommended amendment 

All new buildings and housing developments must will be 
encouraged to accord also with the policies set out in Mylor 
Parish Design Guide: Appendix D 

Meet the relevant design principles set out in the March 
2020 draft Cornwall Design Guide. 

Planning applications should demonstrate that principle 
sections in the Guide have been considered and complied 
with 

150 Policy H7 Building Design and Construction Materials 

Our client is committed to achieving the highest possible 
standards of good design to support sustainable 
development. We do however question if there is evidence 
to inform how meeting such design standards affects 
scheme viability, particularly as the overall objective of the 
NDP is to deliver affordable housing to meet local need. 

We recommend however that this is clear that BREEAM UK 
New Construction 2018 only applies to non-domestic 
buildings. 

Recommended amendment 

Evidence should be provided to demonstrate that the 
viability implications of all design and environmental policy 
provisions have been considered and would not undermine 
the deliverability of the plan. 

 No specific changes (see previous 
comments) 

Noted.  

Regarding residential & commercial development, 
see amendments to policy H6, above. 
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New commercial development should aim for BREEAM UK 
New Construction 2018 standards of ‘very good’ or 
‘excellent’ for construction materials which identifies both 
the environmental impacts of construction products and 
their responsible sourcing. 

 

150 Appendix D - Mylor Parish Design Guide 

We recognise that the Design Guide will be guidance for 
future development proposals within the Parish and we 
support the provision of guidance that delivers greater 
certainty for developers in terms of design expectations. We 
do however question whether all principles and 
requirements in the Mylor Design Guide have been 
considered against viability and the NPPF’s policy to achieve 
appropriate densities and make efficient use of land 
(paragraphs 122 – 123). We make the following comments 
on the Mylor Design Guide: 

Paragraph 1.1 - the presumption against further 
suburbanisation conflicts with the NDP, which sets out a 
preferred direction of growth. Additionally, other policies 
consider that market housing could be acceptable where 
required for development viability. 

Paragraph 1.7 – it is speculative that any development 
within Mylor would be unlikely to achieve truly outstanding 
or innovative design. This would be assessed against the 
NPPF during the planning process. 

Paragraph 1.11 – it is important to acknowledge that high 
sustainability standards and requirements for land within 

Design 
Guide 

 

 

 

 

 

 

 

 

Change within Appendix D para 1.1 has 
been amended ‘Further 
suburbanisation of the Parish, and in 
particular the expansion of the 
outskirts of the core villages of 
Flushing and Mylor Bridge other than 
for affordable homes to meet the local 
need, and in the agreed direction of 
growth, will be resisted, as well as the 
‘cluttering’ of the public realm with 
unnecessary signs.’  

 

Noted. Thank you for these useful thoughts 

 

 

 

 

 

 

 

Noted and amendments made. 

 

 

 

1.7 See comments on evidence & consultation. 

 

 

Paragraph 1.11: Noted. Viability is covered by LP 
Policy 10.  
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development will have an impact on development viability 
and therefore the delivery of affordable housing. 

Paragraph 1.12 – car ownership and patterns of travel are 
changing. Parking should be provided based on evidence. 

Paragraph 2.3 – we recognise the benefits of pre-application 
engagement. In order to deliver value, however, the pre-
application process should provide a degree of certainty for 
a developer to inform a design team and planning 
application process. 

Paragraph 2.4 – given restrictions imposed by COVID-19, 
this should be worded to allow for flexibility in the 
consultation process in terms of tools that can be used and 
potential for virtual events/meetings. 

 

No change 

 

No change 

 

 

 

 

No change 

 

Para 1.12. Noted. It is too early to say what the 
evidence is showing. It could be that alternative fuel 
cars and driverless cars could move numbers 
upwards. Issues such as charging points should 
indeed be driven by latest evidence & projections. 
The expression ‘adopted parking standard or 
guidelines’ should cover this.  

2.3. The object of this section is precisely to prevent 
developers securing a commitment before full 
consultation and input from legitimate stakeholders.  

2.4 Noted. The pandemic must not be used to avoid 
proper consultation as outlined in the Design Guide. 

16 It is widely acknowledged that street lighting has many 
damaging effects on biodiversity. It also washes out the 
night sky, has adverse health effects, wastes energy, 
increases CO2 emissions and has a detrimental effect on 
those living adjacent to it. I would like the plan to state that 
no-lighting solutions must be considered where possible 
such as white lining, good signage and LED cats eyes.  
Research has shown that the ecological impact is reduced 
significantly by the introduction of strategies such as no-
lighting, dimming and switching off between midnight and 
4am. 
 
I would like the street lighting design principals regarding 
light spillage to include minimising the impact on current 
homes that would be adjacent to the development. 
 
Many of the homes in the proposed area in Mylor currently 
have enjoyed living without street lighting for many years 

H8 No change H8 covers these points at a higher level of generality. 
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without problems. It is a valued and precious part of living 
in the countryside. 

111 On Housing Policies, I welcome the comments on Street 
Lighting. As a member of Mylor Dark Skies I feel the Plan 
has embraced many key points, including the fact that 
developments don't necessarily need street lighting, any 
lighting provided should take account of its impact on all 
aspects of human and animal life, it should be the minimum 
required, directed and shielded to reduce spillage, and 
should protect the night sky heritage. 

H8 No change Noted 

16 To be respectful and inclusive to the whole community, the 
NDP Objectives should include a commitment to minimise 
the impacts of any development on existing residents. The 
quality of life of those that have lived in the parish for many 
years should not be sacrificed to make way for the housing 
development. 

Examples include: 
 
• Include wide green buffer zones (possibly incorporating 
wildlife corridors), protecting strips of natural habitat 
around existing properties to reduce the impacts of major 
development to those used to living in a rural environment. 
These include being overlooked, noise pollution, light 
pollution, vehicle pollution and the lost quality of life that 
such a large development on one’s doorstep would cause. 
Lower impact, greener zones such as allotments should be 
considered between the boundary of the development and 
existing homes. 
 
• Specifying that housing development designs must 
prioritise any garden space to be adjacent to existing 

H6, H8 No change Noted. This is a good collection of ideas which will be 
relevant when developments are brought to 
planning. The Design Guide already recommends 
green/buffer zones and this is a refinement of those 
ideas.  
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properties, rather than the buildings.  
 
• Lighting design principles to include minimising the 
impacts on existing residents 

35 

 

 

 

The school, particularly its N Facade is architecturally the 
most important building in the Parish and needs the max 
possible protection consistent with sensible use. It is an 
excellent example of intelligent design, using local materials 
and a good demonstration of the way architecture could 
(and should) have gone and didn't. 

H6 No change Noted and agreed. It is a fine building within the 
Conservation Area which gives it a high degree of 
protection.  

18 Elements of the plan I am in agreement with in principle but 
feel strongly that housing density must be considered with 
a 'tread lightly' approach.  

 

H4, 3.3 Changes made to the Design Guide to 
reflect this.  

Noted and agreed. Future estates will need to meet 
a number of criteria including additional wildlife, 
green, and recreation spaces. We must not fall into 
the traps of the past and cram buildings in to 
maximise profit at the expense of a denuded public 
realm.  

84 It should also be compulsory for new builds to have some 
renewable energy like solar etc, what’s the point if they 
don’t. 

 No change The Renewable energy chapter, RE, sets out the 
main issues here, including Policy RE 3. The design 
guide supplements this, but as far as renewable 
energy for efficiency, as opposed to appearance, is 
concerned, this is significantly controlled by building 
regulations. Developers, should aim to exceed such 
standards, and to reduce fossil fuel consumption by 
very high standards of insulation, energy efficiency, 
renewables, and low carbon energy generation. 
These will to a significant extent be governed by 
area, regional and national policy and developments. 
See objectives to work towards zero carbon, H5, 
formerly H6. 
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124 The statement; "New builds should retain the character of 
our villages" should not mean that modern, architectural 
styles are "banned" nor that any new build should look like 
old houses. Architectural styles have changed over the 
centuries and evolution should be allowed to flourish. 

H6 Changes made to Appendix D, Design 
guide, para 1.9,  

 

The Plan sets out some overall principles in 
paragraphs 7.3 to 7.6, and the Mylor Design Guide, 
Appendix D provides more detail. A fifth bullet point 
has been added:  

Should a developer wish to build houses which 
espouse or extend modern styles, the application to 
do so must draw attention to these departures and 
provide evidence of how the proposal will enhance 
the appearance of the settlement in question. The 
application should embody at the very minimum the 
spirit of conservation of character apparent within 
the MNDP and most of the specific guidelines or 
policies. The advice of the MPC, as the 
representatives of the village population, should be 
given pre-eminent weight.  

Where a design is not in keeping with existing 
architectural designs, and seeks to be a landmark 
building, the design should go through a widescale 
community consultation as per the response to 
Comment 65 

114 Please make sure the new houses accommodate the needs 
of people in the village and have adequate space to support 
growing families and the care needs of the young, not just 
the elderly.  

4.2 No change Noted. The mix of new affordable houses will be 
dictated by the numbers and needs of the people 
and households on the Homechoice Register. It 
would be good to have houses that could expand as 
families expand but all families face the dilemma of 
outgrowing accommodation that once seemed 
adequate.  
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4. WILDLIFE AND BIODIVERSITY 

 

 Consultees’ comments 
Policy / 

Para 
Change Rationale 

65 Wildlife Habitats 
a. This is already covered by national and local strategic 
policy and does not need to be repeated. NPPF requires 
designated areas to be protected according to the hierarchy 
of their significance. 
b. The areas need to be more clearly mapped (Labelled on 
Map H?) and the NDP cannot have policies for areas outside 
the parish 

W1 The wording in para 5.8 now refers 
back to the general map at para 5.2 
(Map F) in the introduction showing 
the main statutory areas of 
conservation, and the title of the Map 
H at para 5.9 has been clarified to 
show that it includes non-statutory 
additional areas of conservation 
interest. 

The wording of Policy W1 b has been 
changed to apply only to 
developments within the parish, 
recognising that Mylor Parish Council 
has no jurisdiction over planning 
matters in adjacent parishes. However 
an amended policy W1 has been 
retained because developments in 
Mylor parish that would have a border 
with protected areas overlapping 
between the two parishes may be of 
concern. There is also a particular 
need, to place greater emphasis on 
avoiding, where possible, 
developments in areas of semi natural 
habitats, in view of recent declarations 
of a Climate Emergency by both 
Cornwall Council and Mylor parish 
Council. 

The comments are accepted, and adjustments have 
been made as per the column opposite  

In drawing up reports for the NDP Evidence Base, 
the Cornwall Wildlife Trust have emphasised that all 
semi-natural habitat is important to conserve, not 
just designated areas. Hence the inclusion of map H 
in the policies document which shows all the semi-
natural habitat areas. 
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 Consultees’ comments 
Policy / 

Para 
Change Rationale 

The Evidence Base document EB 05 – 
Wildlife Habitats and Biodiversity 
Assessment has been amended to also 
show the general overview map in the 
NDP main document at Map F para 
5.2.  

150 Wildlife Habitats 

The suggested delivery of at least 10% net biodiversity net 
gain is not consistent with the NPPF, which does not set a 
specific percentage net gain target. Policy W1 should also 
be considered against the viability of delivering the Plan 
objectives. The Housing Development Preferences 
document at Appendix A provides clear evidence for 
delivery of affordable housing within the Parish and, in line 
with the NPPF, all policy requirements including Policy W1 
should be reviewed against viability considerations to 
ensure that policies do not hinder the deliverability of the 
Plan. 

 

W1 No Change Cornwall Council has been applying 10% net gain to 
major development proposals since earlier this year. 
It is reasonable to seek a minimum 10% net gain in 
biodiversity from development as an essential 
element of mitigation and adaptation to climate 
change and preservation of the landscape 
characteristics of the AONB. The community view is 
that there is no reason in the rural environment of 
the Parish to regard this as a viability issue, and 
would be highly concerned if developers were to 
claim in planning proposals that adherence to this 
relatively modest policy would make the design of 
any site unviable, particularly in the light of the 
declaration of a climate emergency by both Cornwall 
Council and the Parish Council. There is a net gain 
hierarchy in relation to the impact of a development 
which starts first with enhancing habitat followed by 
avoiding, minimising and restoring habitat loss and 
then compensating and off-setting. The latter two 
are the off-site measures. See 
https://www.cornwall.gov.uk/environment-and-
planning/planning/planning-policy/adopted-
plans/planning-policy-guidance/biodiversity-net-
gain/  

https://www.cornwall.gov.uk/environment-and-planning/planning/planning-policy/adopted-plans/planning-policy-guidance/biodiversity-net-gain/
https://www.cornwall.gov.uk/environment-and-planning/planning/planning-policy/adopted-plans/planning-policy-guidance/biodiversity-net-gain/
https://www.cornwall.gov.uk/environment-and-planning/planning/planning-policy/adopted-plans/planning-policy-guidance/biodiversity-net-gain/
https://www.cornwall.gov.uk/environment-and-planning/planning/planning-policy/adopted-plans/planning-policy-guidance/biodiversity-net-gain/
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 Consultees’ comments 
Policy / 

Para 
Change Rationale 

9 

 

 

 

Wildlife areas need to be ensured with use of existing 
farmland and connecting to any new building sites. Hedges, 
trees, green areas need to be extended around new build 
sites. Open spaces or ‘parkland’ for safe walking or cycling 
and plant growth should be part of any new development. 

5.10, 5.12 
W3B 

No Change It is agreed that the respondent’s list of 
requirements are important considerations.  

The Local Plan and new Cornwall Design guide set 
requirements for the provision of open space in new 
development.  

In this Plan Policy TA3 deals with footpaths, and 
Policy CF3 deals with green spaces. Preservation of 
the existing natural habitat environment is covered 
in Wildlife policies W1, W2 and W3. 

10 Wild life areas need to be ensured with use of existing 
farmland and connecting to any new building sites. Hedges, 
trees, green areas need to be extended around new build 
sites. Open spaces or ‘parkland’ for safe walking or cycling 
and plant growth should be part of any new development. 

W1, W2, 
W3 

No Change It is agreed that the respondent’s list of 
requirements are important. considerations.  

The Local Plan and new Cornwall Design guide set 
requirements for the provision of open space in new 
development.  

In this Plan Policy TA3 deals with footpaths, and 
Policy CF3 deals with green spaces. Preservation of 
the existing natural habitat environment is covered 
in Wildlife policies W1, W2 and W3. 

21 I particularly like the respect for the vitally important AONB, 
for wildlife and for the environment. I also welcome the 
idea of protecting certain views. Buildings that impinge on 
the creeks would destroy the community’s ability to enjoy 
the waterside and would destroy the look and feel of the 
parish. 

L2 No Change Comments noted. 

The policies in this Plan are aimed at reinforcing 
existing protections of the landscape already 
provided by the policies in the Local Plan and 
adopted AONB Management Plan. 

36 I suppose the Policy W1 on Wildlife Habitats and the Plan's 
support for the maintenance of wildlife corridors, which 
means reduced cutting of hedgerows and banks. However, 
this is incompatible with the protection of residents fan 

W1 No change The respondent’s concerns are noted, however the 
planning policies in this Plan have no influence over 
the schemes for hedge cutting in the parish, which 
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 Consultees’ comments 
Policy / 

Para 
Change Rationale 

traffic when, in order to avoid brambles and stinging nettles 
erasing out across the pavement (see for example, 
Waterings Road alongside the paying fields) pedestrians 
must dodge out into the road and back again to avoid being 
caught up in them. Selective cutting of species which can 
injure passers-by should not be difficult. Maintenance of 
wildlife corridors should not mean neglect of the safety of 
residents 

are the day-to-day responsibility of the Parish 
Council 

111 

 

 

Yes. I fully support the plan, in particular over 
environmental issues. So I fully support the statement in 
the Summary that ‘Wildlife corridors should be protected 
and enhanced’, and the statement in Vision & Objectives ‘to 
ensure that developments meet the needs of both the 
present and the future without undermining the stability 
and integrity of our natural environment, and to mitigate 
the effects of climate change. 

W1 No Change Comments noted and appreciated 

65 Trees and Hedges 
a. would prefer to see an aim to retain all trees – not just 
those within a conservation area or with a TPO. The 
national standard for biodiversity net gain is 10% on major 
development. An NDP could encourage, but not require, a 
higher standard. 
 
c. Native planting is not always the best choice, given the 
effects of climate change. Set aside on housing sites may 
not be the best way to increase biodiversity and canopy 
cover – there needs to be some flexibility here in order to 
achieve the best solution on each site; the biodiversity net 
gain regulations are probably a better way to achieve this. 
This prioritises retention and on site provision, but allows 
consideration of off-site mitigation. 

W2 W2 to read: 

Development proposals should retain 
all trees and must retain and maintain 
trees subject to a Tree Preservation 
Order or situated within a 
Conservation Area and be aware of 
relevant hedgerow regulations. For 
every tree lost as a result of 
development, two should be 
replanted, not including those that 
may be planted to secure a 10% net 
biodiversity gain 

Cornish hedges, with associated 
hedges and hedgerow trees - 

 

The comments are agreed.  

Policy W2 has been amended in line with CC advice, 
to give it greater specificity. An additional 
requirement for the safety of road users of all sorts 
passing under tree tunnel branches. Whilst it is 
accepted that violent storms may bring down 
healthy branches, this is to encourage the active 
maintenance of trees that may otherwise harbour 
dead and decaying branches that are easily 
dislodged. 
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 Consultees’ comments 
Policy / 

Para 
Change Rationale 

particularly those forming roadside 
tree tunnels – should be protected but 
maintained properly to protect passing 
road users from the dangers of falling 
dead and decayed branches. 

Housing developments of more than 5 
houses should include a proportion of 
land to be set aside where feasible for 
tree planting as a haven for wildlife 
with species selected for disease 
resistance and adaptability to climate 
change. 

 

111 I fully approve the Policies for the Environment, especially 
Policy W2 which proposes that housing developments of 
more than five houses should include a minimum of 10% of 
the land to be set aside for nature, although I'd prefer it to 
be left wild or minimally managed to allow native 
vegetation to provide a haven for wildlife rather than just 
have native trees planted. 

W2 Policy W2 c. amended to incorporate 
suggestion 

Suggestion is noted and welcome. 

The term ‘haven for wildlife’, to more clearly express 
intentions for land set aside for environmental 
reasons, has been added to policy W2 c. 

80 Page 39 and elsewhere in the Agriculture and Horticulture 
Section mentions rewilding. May I suggest that anyone 
involved in this process should read 'Wilding' by Isabella 
Tree. It is eminently readable and should be of interest to 
anyone concerned with our planet, our environment, the 
air we breathe and the food we eat. It is 'one of the 
landmark ecological books of the decade.' (Sunday Times) 

5.10, W3 No Change Comment noted. Key members of the NDP team 
concentrating on environmental matters have in fact 
read this book. 

80 Supporting Documents. Mylor Bridge Wildlife Habitats 4:1 
map 7 
 
Wildlife corridors: could we include the hedge immediately 

5.10, W3 Map 7 has been amended to include 
this hedgerow, and the labelling of all 

This hedge row has been examined by field visit, and 
It could be an important corridor from Enys towards 
Mylor Clump area, linking woodlands. 
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 Consultees’ comments 
Policy / 

Para 
Change Rationale 

behind Cogos Park (NW edge?). Many birds use this as a 
corridor as well as for foraging, nesting and gatherings. 

this category of hedgerow changes to 
‘important green corridors’. 

All hedges, if intact, are corridors for wildlife. 

Hedges and trees, particularly when bordering quiet 
tracks and lane, provide important corridors 
between fragmented habitat. This category on the 
Map has been re-named as ‘important green 
corridors’ 

Ideally the important green corridors marked on 
map should over time be enhanced for biodiversity. 

150 Trees and Hedges 

The inclusion of tree planting within new housing 
developments is supported. However, we question the 
minimum land take applied (at 10%). This is not consistent 
with the NPPF and should be negotiated on a site-by-site 
basis through site analysis and assessment. 

This would allow for the landscape strategy to account for 
specific constraints or to enable alternative strategies that 
could be more beneficial and provide multi-functional 
solutions to landscape, drainage and biodiversity 
enhancements. Furthermore, it enables developers to 
consider solutions as part of site viability to deliver 
environmental objectives but also maximise delivery of 
affordable housing. 

Recommended amendment 

Housing developments of more than 5 houses should 
include a proportion of land to be set aside for tree planting 
where feasible with native species selected for disease 
resistance and adaptability to climate change. The level of 
provision should be assessed through a planning application 
process with appropriate supporting evidence. 

W2 Policy W2 has been changed, partially 
in response to this comment, see 
response to comment no 65 earlier on 
this page. 

 

 

Comments are noted.  

Responses from parishioners when asked if they 
supported an area on each development to be set 
aside for tree planting was strongly in favour. 10% 
was strongly supported, with many parishioners 
requesting >10% overall community views during 
consultation were as below: 

The community view is that tree planting will play an 
essential part of tackling climate change.  

Views were expressed that maximising a site for 
development should not take priority over tackling 
climate change or improving the biodiversity of a 
site. 

Cornwall Council has a 10% minimum biodiversity 
target for its development sites, and it was felt that 
10% for tree planting would follow their lead, and 
that it is was very unlikely that sites in Mylor Parish 
would not be able to deliver 10% of the site put 
aside for tree planting. 
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 Consultees’ comments 
Policy / 

Para 
Change Rationale 

 Allowing net biodiversity gain to offset gain on site is 
not ideal practice for wildlife. 

Aside from the tree planting, housing development 
good practice recommends SUDs, which can in turn 
increase net biodiversity of the site. 

Trees will also be vital in the future as shade for 
potentially hotter summer temperatures due to 
climate change. 

However it is accepted on advice from the LPA that 
whilst set aside by land proportion is a desirable aim, 
landscape strategies may have more flexibility to 
achieve environmental and climate change goals 
within the context of net gains to biodiversity rather 
than a % of land area. So it is accepted that that it 
will not always be possible to provide this land on all 
sites and there may be alternative solutions. 

Policy W2 has been amended accordingly, see 
response to comment 65 on previous page. The last 
part of the suggested change regarding the level of 
provision has not been included in the amendment, 
as this is considered to be an unnecessary statement 
of the normal planning process.  

35 The pollard oak on the playing fields (at the entrance 
Waterings Road) is probably the oldest tree in the Parish 
and also should have every possible protection. 

W2 No Change Comments noted and appreciated.  

The pollarded oak in question does not appear to 
have a TPO. 

This is a matter for the Parish Council planning 
committee, rather than the NDP. The Parish Council 
will liaise with Cornwall Council which is responsible 
for TPO designations to seek protection of the tree. 
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 Consultees’ comments 
Policy / 

Para 
Change Rationale 

35 The Parish Council should have a policy if encouraging the 
planting of native species trees, for the long term - 2 to 300 
years. NOT ornamentals or castigates or exotics or 
flowering types. The obvious one is (English) oak but with 
the number of diseases now available Beech, Sweet 
Chestnut Lime, Walnut would give variety and local apple 
types which need to be kept low.. The playing field , the 
Church yard, the Road-Island at the top of Saltbox, along 
hedges and roads entering villages. Consider how much less 
conspicuous Robert Rundle would be if even part of the 
road hedge had been retained. Flowering cherries do not 
last (the ones on the playing fields planted for the 
Coronation....). Glaucus Cedars are an enemy alien. 

W2 No Change Comments noted with interest. 

It is not within the scope of the NDP to dictate 
specific species planted, however the need for 
planting in general is covered in W2, where it is 
stated that tree planting in new developments 
should ideally include trees on set aside land and be 
species that are likely to survive the future effects of 
climate change over the next 50 -100 years. This 
implies species that will be more disease resistant, 
and tolerant of droughts. 

It is difficult to enforce hedgerows being maintained 
once they are part of a garden boundary. Robert 
Rundle Way originally kept the native hedges on the 
roadside banks. The new house owners then 
removed the hedges and re-planted with non-native 
species.  

The observation concerning cherry trees is accepted 
– the flowering almond tree is considered more 
robust. 

Glaucus Cedars are usually chosen because they are 
low maintenance evergreens They often need far 
more space than planters usually appreciate in order 
to reach full size, and so can be intrusive. They are 
very susceptible to Honey Fungus. 
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Policy / 

Para 
Change Rationale 

43 Yes, I would like to see both fields in Flushing between 
Tregew Road and Kersey Road classified as 'Strong 
Preference to Preserve' as they would both equally impact 
the look of the village if developed.  

5.9 Map H No Change Areas of high landscape value (AHLV), shown on map 
6, paragraph 5.1 in the Local Landscape Character 
Assessment document, were selected according to 
set criteria which these fields did not meet. The 
fields marked ‘Strong Preference to preserve” met 
the criteria and were selected for preservation by a 
significant majority of the respondents to the 
housing preferences survey.  

45 W2 Trees that are felled to make way for development 
whether in a conservation area or not should be replaced 
with net biodiversity gain of 100% 

W2 No Change No change was made because net gain is gain over 
and above what is lost, and not a proportion of what 
is lost. So replacing a tree one for one is no net gain. 

33 Wildlife Habitats and Biodiversity Assessment A-18 to A-20. 
 
A-19 fig 6.1 has omitted to include lines coloured green 
denoting wildlife corridors in proposed development zones 
E and F. The agricultural fields in these zones are separated 
by exactly the same type of historic Cornish hedgerow 
banks with trees atop as those in the surrounding fields 
beyond/adjacent to these zones. This is a 
misrepresentation of the facts creating the false impression 
that there are no wildlife corridors for animals and birds 
through the hedgerow banks and adjacent fields in zones E 
and F. For example, from my windows I have seen deer 
grazing in the bottom field adjacent to Little Greystones 
boundary. A badgers’ set exists near and in my back hedge. 
These badgers migrate across their sets in the hedge/banks 
which are across the fields to the west parallel and 
horizontal to our boundary hedge/fence. Foxes are also 
present in these fields playing with their cubs at certain 
times of the year, and I have seen them use the 
hedge/banks to access the different fields in all directions 

5.11, W1, 
W2 

No Change Map 6 gives an overview of the observed major 
wildlife routes linking fragmented areas of habitat, 
or from creek to creek. These important corridors 
have also been selected because they often follow 
old tracks and quieter lanes away from houses close 
to the corridors. 

Map 7 in the same document gives more detail of 
the important green corridors clear of the current 
built up areas where wildlife is less likely to be 
disturbed by street lighting or human activity close 
to houses, but it is accepted that all intact 
hedgerows and roadside tree avenues provide 
habitats for wildlife, and where possible should be 
preserved.  

It should be noted that the selected fields were the 
result of a survey of the views of parishioners to 
identify the preferred general direction of growth. 
The NDP has been amended to provide clarification 
on this point. Sites E and F in Appendix A to the NDP 



70 

 Consultees’ comments 
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Change Rationale 

over the year. There are numerous animal trails through 
the grass. Buzzards sit in the trees watching for prey. Bats 
use the trees for roosting. The owls are present; all 
supporting a significant habitat of biodiversity in these 
zones. The wildlife corridors certainly do exist; but have 
conveniently not been coloured green. Is this to make it 
easier for potential developers to destroy the current 
historic Cornish hedge banks with trees ; or has the Mauve 
colouring to denote Zones E and F has obliterated the green 
lines.? These historic banks with trees should be retained to 
separate housing destined for zones E and F in order to 
protect, retain and enhance the historic ANOB landscape. 
The green lines should be reinstated in Version 8 of the 
NDP.  

have not been formally assessed or allocated for 
development. Such a process would require a more 
detailed technical assessment of sites, including 
detailed environmental assessments, and the re-
drawing of boundaries to encompass the land inside 
the settlement boundary. In the NDP, these fields 
are shown outside the settlement boundary and so 
in the AONB. 
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5. LANDSCAPE 

 

Comments from Respondent No 7 (see response within the grid): 

Mylor Development and the AONB. 

In the Parish Survey in early 2018 two issues that emerged strongly were the desire to 
protect the AONB, and the need for more affordable housing. The AONB was 
reckoned as very important by 67% and important by 27% of the parishioners. More 
housing that local people could afford to buy or to rent was important for 61%, and 
41% respectively. My comment – which is supported by expert academic advice 
outlined below - is that while for a long time it has been possible to ride both these 
horses – that is to provide lots of relatively small cheaply built houses for newcomers 
and locals, and to protect the AONB - development in Mylor is now reaching a point 
where this is becoming increasingly difficult, and further growth needs to stop. 

When I first came to Mylor – about 1957 – enjoying a cream tea on Church Path after 
sailing in Falmouth Week – I was enchanted with it. The extract below from the circa 
1960 Ordnance Survey six inch to the mile map shown shows very accurately how 
relatively undeveloped Mylor was then. This was about the time the AONB thought 
Mylor suitable to be an important part of the south-central section of the Cornwall 
AONB. 

At that time, there was no Springfield Park where my aunt and her sister in law lived 
in two small bungalows for many years. No Parc Peneglos. No Cogos Park. No Eglos 
Meadow. No Olivey Place, No Robert Rundle etc. South of the creek – which cannot 
be shown on this map because of scale - there was no Heard’s ‘Gaffers and Luggers’, 
no Cockwells, no Penoweth, no Saltbox etc. In Mylor Church Town where my parents 
lived for many years there was no marina, very little housing, and Mylor Church was 
the most prominent building. Similarly, Flushing has grown and changed a great deal 
since then.

 

Map of Part of Mylor, Circa 1960, North of the Creek 

 

Source: OS Map, C. 1960, Six miles to the Inch. 

The main causes of the change are the inflow of mainly retirees from the rest of 
England into new and existing houses, and the general desire to live in smaller 
households of one, two and three people instead of three, four and five. The 
consequence has been the huge increase – for a village – in the number of houses 
which have rather more than doubled from under 800 in 1961 – to over 1600 today. 
See chart below. The rate of growth of housing, although obviously from a very low 
base, has been of about the same order until recently as in Falmouth, Penryn, and 
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Truro and in Cornwall generally. It is difficult to believe housebuilding on this 
trajectory can continue much longer without destroying Mylor’s qualities as an AONB. 

Number of Mylor Houses, 1801-2019 

 

Source: Census, and ONS 

Note: Estimates in 1811, 1821, 1861, 1871, 1911, 1971. 

Along with the growth in houses, car ownership in the parish has increased as more 
people now own two cars with consequent additions in noise and congestion – See 
Chart below. Increased traffic of course also comes from growing deliveries for locals, 
and tourism and business – all of which disturb the tranquillity of the AONB. 

Mylor Households with Cars, and Number of Cars, 1981-2011 

Source: Census, 1981, 1991, 2001, 2011. 

 

There has also been a very large increase in ‘maritime related’ businesses at Mylor 
Yacht Harbour, Cockwells, Heard’s, and Falmouth Boat Construction. These 
businesses provide jobs – though not too many for Mylor residents - useful services 
for local customers and tourists, and enable sailors to get out on to the water and 
enjoy the maritime aspects of the AONB. That traditional and modern skilled 
specialisations in Cornwall can do well is very important for a county, otherwise too 
reliant on tourism. However, they have also changed the nature of the villages and 
added to traffic volume around the parish. We need of course to keep all the service 
firms – village stores – post office etc – we can as they are under pressure from the 
super-markets and internet.  

This fear of growth overshoot around the Fal, is already evident to the AONB 
Management who wrote in their most recent policy review (undated – about 2018) 
that ‘On both banks of the Fal there has been a noticeable increase in the built 
environment with many of the original villages, established as a result of the former 
boat building, fishing and industrial trade, now subject to further residential 
development namely, Flushing, Mylor Churchtown, Mylor Bridge, Restronguet 
Passage and Feock…. Particular care should be taken to ensure that no development 
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is permitted inside or outside the AONB, which would damage its natural beauty, 
character and special qualities….’  

It is fairly easy to document the speed of growth of housing, transport, commercial 
development etc. but much more difficult to quantify how much impact they have 
already had. A rapid growth from a small base in a specific area maybe harmless, but 
the same rate from a later and broader base in the same area may be terminal. 
Development is usually a positive thing – but we need it in the right places, and only 
so much. An accurate assessment requires careful calculation of the rate of growth 
and how growth has already spread. However this is now increasingly possible using 
all sorts of recently collected ONS and Land-Use data. I therefore consulted Peter 

Bibby in the Department of Urban Studies and Planning at Sheffield University for his 
opinion. He has written reports on Land Use Change in Protected Landscapes, (2014) 
for DEFRA, and The Future of Rural Settlement (2017, for Historic England and is an 
expert in these areas. 

He has kindly sent me the following table comparing the growth and density of 
settlement in the twelve divisions of the Cornwall AONB - which are shown in the 
following map – and of Mylor. I have also looked at comparable details about the part 
of Feock parish, which is in the South Cornwall AONB, St Just Parish, which includes St 
Mawes, and Gerrans. These parishes circle the Falmouth Roads and together form an 
obvious geographic unit of high environmental value. 

Cornwall AONB: Local Sub-Divisions 

Cornwall AONB Section Area 
Hectares 

Houses, 
2011 

Increase 
2001-2011 

Est. Built, 
2001-11 

Houses/ 
Area 
Density. 

Economic 
Mass, 
2011 

1 - Hartland 2594 292 56 21 0.113 0.203 

2- Pentire Point 11874 3204 228 154 0.270 0.190 

3- Camel Estuary 2454 293 -2 43 0.119 0.365 

4- Trevose Head 2427 1158 143 56 0.477 0.273 

5- St Agnes 621 191 29 5 0.308 0.624 

6- Portreath 1171 116 0 1 0.099 1.108 

7- West Penwith 13747 4768 410 106 0.347 0.531 

8- South Coast W 19290 7317 872 426 0.379 0.387 

9 – South Coast C 15984 6568 496 186 0.411 0.689 
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10- South Coast E 4632 3150 365 153 0.680 0.457 

11 - Rame Head 777 656 54 4 0.844 2.997 

12- Bodmin Moor 20868 1156 128 44 0.055 0.211 

       
Mylor Parish 1596 1391 76 6 0.870 1.150 

Avg of all 34 AONBs 56726 14293 - - 0.252 0.818 

 

Source: Peter Bibby Private letter, August 2020 

Source: Cornwall AONB Management Plan. 

 

The table below from Peter Bibby’s report, shows the main features of the twelve 
AONB sections in Cornwall, Mylor, and the average of all 34 English AONBs. Col. 2 
gives the area in hectares. Although Mylor is only a part of the South-Central section, 
it is in fact larger than three of the other sections, and more than half the size of 
three more. Mylor therefore although only one parish is a large enough area for 
separate serious consideration. Adding in the other parishes around the Carrick 
Roads – Feock, St Just and Gerrans would make an area seventh out of 12 in the list 
below. 

Table A: Estimated Measures of dwelling Stock, Cornwall AONB Sub-Areas 

Source: Cornwall AONB Sections and Mylor – Private Letter from Peter Bibby, Aug 
2020. Feock and St Just from ONS. Bibby and Shepherd, ‘Land Use Change Indicators 
for Protected Landscapes: Tabulations’, and a ‘Guide to the Tabulations’, Reports for 
DEFRA, 2013, 2014. 

Col. 3 gives the number of houses in 2011. The main point however is that Mylor by 
itself is sixth on the list. The four Carrick Roads parishes taken together – 3630 - 
houses would be fifth on the list – and much nearer the top sections. The reason 
Mylor, and the other Fal parishes, are higher on the list for housing numbers than for 
areas is that they have many more houses per hectare than the other more sparsely 
populated areas. 
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Col. 4 – the increase in the number of houses in Mylor between 2001 and 2011 was 
relatively small – 76 units - but the chart above shows 2001-2011 was an unusual 
decade with abnormally slow growth. Unfortunately, good statistical sources for 
AONBs, which are not regular administrative agencies like counties or parishes, are 
very thin before 1985, and insufficiently detailed for many purposes pre 2001, but if 
the figures could have been taken back to 1985 they would have shown faster 
growth. Mylor housing actually increased by 407 units between 1981 and 2001 and 
has increased by 194 units since 2011. House number increases varied a lot in the 
other sections as well, but generally growth slowed in Cornwall and elsewhere 
between 2001 and 2011 because of the financial crisis, but has picked up since 
because of government and developer pressure. There is however good evidence 
that Mylor, and the other Carrick Roads parishes, have grown and changed 
considerably faster than the other AONB sections in Cornwall, since 1985, and than 
other AONBs generally in the country as a whole.  

Col. 5 shows that of the 76 houses added between 2001 and 2011 in Mylor – Col.4 - 
only six were new build on new sites. The remaining 70 were conversions and 
divisions where for instance old farm buildings were converted into new houses, or 
larger houses were divided into two apartments. A good recent example that yielded 
many new ‘household spaces’ was the conversion of Perran Foundry into apartments 
– but most conversions will have been formed from more mundane originals like old 
farm buildings. All the AONB sections in Cornwall – as shown in Cols 4 and 5 – and in 
AONBs generally - offer large numbers of conversions because of the protected area 
restrictions on new build and the capital gains from conversion.  

The significance is that the Council’s Local Plan, 2010-2030, specifies targets for new 
builds and adequate multi-year provision of suitable sites – and records new build 
completions. In our case the Local Plan specified 600 houses for the whole Falmouth-
Penryn Rural area – with a hypothetical target of 89 for the parish. Cornwall Council 
Records reported 108 completions between 2010-2019 – rather more than the 
target. (NDP Main Document p. 21). This record must have influenced thinking in the 
Steering Group about their future plan.  

However according to the ONS – for 2011 – and the Valuation Agency for 2019 – the 
number of household spaces in the parish actually increased by 194 units between 
2011 and 2019 – that is from 1436 in 2011 to 1630 in 2019 – the difference 
presumably being at least partly due to the number of conversions and divisions as 
suggested in Bibby’s 2001-11 figures. The numbers vary slightly between different 

sources, possibly due to different completion dates in 2011 and 2019, or precise 
definitions of a household space. However the ONS and Valuation Agency cannot be 
too far out, and it seems that Mylor has on its own already provided almost a third of 
the Local Plan housing requirement for the whole Falmouth-Penryn area more than 
ten years before the completion of the Plan in 2030.  

It seems reasonable therefore to propose that if AONBs can show that they can 
regularly produce large numbers of conversions – their targets should be 
correspondingly lower – and their moral and legal requirement to produce extra 
completions – even for affordable housing - correspondingly less. In our case, we 
have already overshot so much that one would have thought our target for the next 
ten plus years should be zero. Except of course that it is important for the Parish to 
show solidarity for all residents and to secure general approval for the Plan. 

Col. 6 shows the density of housing in the parish by dividing the number of houses – 
Col.3 -by the area of the parish – Col. 2. Population density – population per acre – 
was the original reason for the creation of the Census in 1801 because of Malthusian 
fears for food security, and housing density became a major concern because of 
disease and crime in big cities in the mid nineteenth century, and is still painfully 
relevant today. Tranquillity, a sense of nature and a degree of wildness, are 
recognised essential qualities in Areas of Outstanding Natural Beauty today – and 
housing densities per hectare are recognised as good easily quantifiable measures of 
that.  

Col. 6 above, and the chart below, shows that Mylor, and the Fal Estuary parishes – 
Mylor+ Feock + St Mawes – are clearly outliers compared to the other Cornish 
sections, and English AONBs generally. For clarity, the smaller Cornish sub-divisions 
have been omitted, and the Camel Estuary has been added to Trevose. The chart also 
shows density in Mylor has increased greatly since 2011 – as it will elsewhere – but 
unlikely by as much? Another measure provided by the ONS for parishes, but not for 
AONBs, is the size of the Built-up Area – that is the area of close and reasonably 
connected housing and other urban features in an administrative area. In Mylor the 
BUA was about 10% of the parish in 2011, and in Feock about 17% - which seem 
remarkably high.  
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Housing Density in Cornish AONB Sub-divisions, Mylor and Fal Estuary, 2011 

 

 

 

Source: Bibby Letter. Bibby tabulations op.cit. ONS 

Note: The Mylor ONS area and house numbers used here are respectively slightly 
lower and higher than Bibby’s equivalents - therefore increasing the Mylor housing 
density from 0.87 in the table above to 0.98 here. 

Finally, Col. 7 calculates the ‘Economic Mass’ of each AONB section, Mylor, and the 
national AONB average. ‘Economic Mass’ is simply an easy way to measure the size of 
nearby settlements – and therefore not only the value of the AONB to nearby areas, 

but also their economic pressure on the AONB, through demand for maritime 
recreations, or for additional housing. For instance, the rather loose local 
connectedness rules do not allow for the large numbers from Falmouth and Penryn 
working regularly in Mylor. Economic mass is calculated by dividing the number of 
houses within a 10km radius circle, centred on an appropriate point in the AONB, by 
the area of the circle – which is 31420 hectares. 

Mylor and our part of the South Cornwall AONB have Falmouth, Penryn, and large 
parts of Truro behind us and a 31420-hectare circle will enclose say 36000 houses. 
Dividing 36000 by 31420 produces the value of 1.15 in the table. The only AONB 
section in Cornwall with a higher economic mass is Rame Head with an economic 
mass of 2.997 – because it is within 10km of 94000 houses in Plymouth - as the crow 
flies - but forgetting Plymouth Sound and the Torpoint Ferry in the way! Of course, it 
would be impossible to calculate actual travel times in each AONB case – and the rule 
is normally helpful. Rame Head however does have the second highest housing 
density after Mylor in the table – so, even despite the ferry, nearby housing density 
apparently does count. 

Compared with AONBs in England generally, Mylor as an independent unit would be 
7th out of a list of all 34 English AONBs. The leaders, including Chichester Harbour, the 
Chilterns, the Kent Downs, the Surrey Hills and South Devon, are all areas on the 
south coast or near big cities, with well-known development pressures – through 
extra demand for more tourist facilities or for more housing. What is perhaps 
surprising is that Mylor being so far west is subject to similar pressures as areas 
nearer London – but that is the result of our particular geography and recent growth 
in Cornwall. All these are 2011 figures, and we have had substantial growth since 
then – another 194 household spaces. 

The conclusion is that like these five areas listed above, Mylor now needs a break 
from more development. The NDP aims to end new commercial housing and very 
selectively control further growth of maritime industries. The Council should support 
this if it wants to preserve the AONB, Cornwall’s environmental reputation, and 
perhaps its tourism, its most important commercial asset. Needed affordable housing 
should therefore be phased in over the whole period of the Plan so that it selectively 
rewards Mylor parishioners. It would also be helpful if the parish and county council 
monitored development far more carefully so planning approvals are based on 
accurate records of the numbers built and relative measures of housing density, and 
commercial development.  
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I wish I was 18 again – and back having cream tea on Church Path. Mylor is still 
beautiful, a haven from the outside world, and well worth protecting, but it has 

changed and become increasingly vulnerable. Hopefully if the NDP is adopted further 
development will be more moderate and better controlled. 

 

 Consultees’ comments 
Policy / 

Para 
Change Rationale 

65 L2: Protecting Views and Vistas 
a. Likely to be removed by the examiner unless the views 
and vistas are specified on a map in the NDP and 
demonstrated to be from public vantage points 
 
b. Likely to be caveated as it is not appropriate for all 
development to be required to submit this, (see H7 above.) 

L2 No Change It is considered reasonable in the landscape policies, 
since the whole parish is in the AONB, to require 
assessments of the visual impact of all 
developments. This is observed to be normal 
practice in relation to design and access statements 
as has been followed, for example, by the recent 
planning application process by Windsports 
International for a camping site close to the shores 
of the Carrick Roads, and potentially damaging to 
views from seaward in the Fal ria. There is a vital 
need to preserve the unspoilt nature of the AONB.  

The views and vistas are clearly shown in the 
Landscape Visual Assessment Appendix B to the NDP 
at paragraph 5.3 Map C ‘Flushing development & 
viewpoints’ and paragraph 6.3, map D Mylor 
development & viewpoints’. This includes photos of 
the vistas. The vistas have been photographed from 
public vantage points on roads and footpaths. This 
has been re-verified by the photographers who are 
all local residents. 

7 

 

 

 

(See essay above)  

 

 No Change The comments illustrate the fragility of the AONB 
and the importance of protecting it.  

They also provide a very interesting and thought-
provoking report on the historical perspective of 
development to date in the parish, but whilst many 
residents would be sympathetic to the propositions 
put forward, it is not in the gift of the NDP to draw a 
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 Consultees’ comments 
Policy / 

Para 
Change Rationale 

line in the sand to arrest further development in line 
with the sentiments expressed. 

Mylor parish is fortunate to lie completely within the 
Cornwall SE AONB, which absolves the parish from 
having to make a contribution to the housing targets 
set through the adoption of the Local Plan, where in 
our Community Network Area the 6 parishes 
surrounding Falmouth and Penryn are required to 
deliver 600 houses between 2013 and 2030. In fact, 
if Mylor parish had been given a pro-rata 
contribution to meet, as the respondent notes, the 
parish is so popular to developers and incomers that 
the target would already have been met by 2021. As 
a consequence, the planning policies in the NDP are 
aimed at allowing only developments under Local 
Plan Policy 9, so as to only meet the established 
need for affordable homes, with the minimum of 
open market homes in the mix if required for 
viability. In that way the minimum amount of land is 
consumed in the AONB for further necessary 
development.  

In addition, the landscape and wildlife policies are 
aimed at doing everything possible and legal to 
preserve the important characteristics of the AONB 
for the environmental, social and economic reasons 
that the parishioners know are vital to a future ever 
threatened by over-development, detrimental visual 
impact and climate change.  

One of the biggest challenges for the NDP to meet is 
to ensure that environmental considerations and 
adaptation to climate change are taken as seriously 
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 Consultees’ comments 
Policy / 

Para 
Change Rationale 

on sites that are affordable homes led as they have 
been recently on sites that are open market led.  

The default position in the past has been that it is 
only the more expensive housing sites that should 
benefit from land available for the environmental 
aspects. A comparison between Robert Rundle Way 
and the designs approved for Mylor Gardens 2 
illustrates this very well: at MG2 nearly half of the 
available land is used for communal green space and 
rewilding, whereas RRW is nearly all roads, houses 
and very small gardens. 

25 

 

 

 

NDP panoramas 8th September 
I wish to draw attention to the misleading wording of the 
paragraph below the photo from Church road across the 
creek to the boatyards, see B-16. It gives the impression 
that all the land up to the dark green line which indicates 
the wildlife limit, has been selected for development. This is 
not the case. Only zones E and F are proposed to be 
designated ‘rural exemption sites’ under Local Plan policy 
9/10. See B-13, fig 6.3. 
 
There are a further 3 to 4 extra fields* above the northerly 
curtilage of Zones E and F, but which are situated below the 
dark green wildlife line. The fields have Cornish 
hedgerow/banks and sessile oaks and face SW. They enjoy 
panoramic views over to Mabe, and Longdowns with the 
two windmills on the horizon. A panoramic photo of this 
view might be included together with a re wording of this 
paragraph to convey the facts. 
 
In relation to Appendix A, pages 20-23, and note 7.6, ‘third 
proposal’. It is suggested that a pedestrian link be 

L2 No Change The majority view of parishioners is that where 
development may be required to meet the future 
need for affordable homes for residents meeting the 
Local connection Criteria, the preferred direction of 
growth is to the north of the village. The sites E and 
F, as with all other potentially viable sites, were used 
in both cases on a map to allow parishioners to 
make a simple choice, which then informed the 
preferred direction. However this does not amount 
to allocating these sites E and F to the north of Mylor 
Bridge, nor any further sites for development further 
out at this time.  

Sites to the south of Mylor Bridge were not 
favoured, and there was no evidence of desire to see 
development in that direction. The strategy in the 
NDP is not to allocate sites, but to rely on the 
planning system to decide, through the full planning 
process.  

This will involve a proper technical assessment of all 
aspects of sites proposed for planning consent, 
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 Consultees’ comments 
Policy / 

Para 
Change Rationale 

established from zones E and F into the above 4 to 5 fields* 
which serve as a buffer zone as described above. This 
proposal is to facilitate ‘future development.’ There is no 
current need to predestine these fields above zones E and 
F, for future development. There exists no rationale or 
knowledge of the future context or requirement for 
building in these fields. 
 
These fields should be conserved and maintained 
enhancing the special character of this historic ANOB as 
open grassland with mature hedgerows and trees for 
existing diverse flora and fauna. These fields maintain the 
local microclimate and dark night sky. They act as a ‘village 
lung’ channelling clean ozone saturated air down into the 
village which clears away autumn mists and damp. They will 
be necessary for sequestration of CO2 generated by 
development in zones E and F. There is no justification for 
their development into built environment. 

including formally assessing, with official consultees, 
all the environmental aspects of this area that the 
respondent refers to. However It has been accepted 
that in the regulation 14 version of the NDP this has 
not been made entirely clear, and so this is being 
corrected in the Housing Section of the Plan and the 
appropriate Appendices for the Regulation 15 
version to be submitted. There will be an 
opportunity for the public to review and comment 
further on the Reg 15 version of the NDP for six 
weeks under the Regulation 16 consultation run by 
Cornwall Council in due course.  

 

36 New buildings should not be allowed to adversely affect 
scenic areas 

L2 No Change Agreed. Policies L1 and L2 cover this comment 

80 Policy 5:6 mentions protecting vistas and views. A very 
popular walk is from Mylor Bridge to the Yacht Harbour. 
Over the past few years homes along Church Road have 
been 'improved' and rebuilt, often quite sympathetically, 
but then the new occupants have screened themselves 
from the road with tall, ugly and totally unnecessary fencing 
with the result that the creek glimpses once so delightful 
along this route are disappearing. Is there any way to stop 
this selfish approach? 

5.6, L2 Amendment to design guide to cover 
the question of hedges requiring 
planning permission affecting views for 
walkers. 

Comments noted and appreciated. Fences under 
c.6ft / 1.8m tend not to be subject to planning 
permission unless they cause highways issues. 
Higher fences along Church Road are probably a 
response to much greater footfall along the road in 
recent years, partly due to the improved facilities, 
such as the Mylor Café, at the Harbour, and a desire 
for resident’s privacy. There are still many vantage 
points along the road where the vistas of the creek 
can be clearly seen. 
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 Consultees’ comments 
Policy / 

Para 
Change Rationale 

However, the Appendix D Design Guide will address 
fence height where fences require planning 
permission. 

147 What is the view of the plan relating to the farmland on the 
north side of Mylor creek?  

4.8, Map D 
H1 

 This area is seen as very valuable by the community 
and is included in an important panorama. 

The Local Plan countryside and other strategic 
policies of relevance to development proposals 
which come forward in that location apply, including 
policies which offer protection if relevant. In 
additional. Policies for the area CA13 (Fal Ria) in the 
Cornwall AONB management plan put forward 
important principles to provide additional 
protection. The NDP does not need specific policies 
to cover this area beyond the fields immediately 
adjacent to the current build line. 
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6. HERITAGE 

 

 Consultees’ comments 
Policy / 

Para 
Change Rationale 

65 HE1: New Developments 
 a. Policy has to be worded positively and cannot prejudge 
the outcome of an application (i.e. can’t say that it will be 
refused.) Protection of listed buildings covered by CLP 
Policy 24 and national policy and legislation. 

HE1 Single new policy HE1 now replaces 
policies HE1 to HE4. 

New text in Chapter 5 to accompany 
the changes. 

Comments are agreed.  

The HE policies have been reviewed against the 
specific protections provided by the NPPF and Local 
Plan policies 24 and 26.  

All the HE policies have been removed as surplus to 
the protections already provided, except for a new 
policy HE1 to encourage sympathetic developments 
investing in the preservation and enhancement of 
historic assets that would otherwise, in the absence 
funding, fall into decay and abandonment, as was 
the case with the Perran Foundry restoration 
project.  

The historic built environment part of Chapter 5 has 
been amended accordingly.  

65 HE2: Conservation Areas 
This doesn’t add to national and local strategic policy and 
guidance. It’s not just scale height and materials that must 
be respected. There are other elements that contribute to 
the special character and appearance of the Conservation 
Area and development must maintain and where possible 
enhance this. This could be reworded – but is in any case 
comprehensively covered in local and national strategic 
policy. 

HE2 HE2 removed Comment Agreed. Policy HE2 has been deleted, see 
above 

65 HE3: Conservation Areas 
a. policy cannot prejudge the outcome of an application – 
so cannot say that something will be approved.  

HE3 HE3 removed Comment Agreed. Policy HE3 has been deleted, see 
above 
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 Consultees’ comments 
Policy / 

Para 
Change Rationale 

 
b. This is weaker than national policy. Development should 
conserve and, where appropriate, enhance. 
 
c. Not precise enough for policy wording. Development 
should take account of and be consistent with any adopted 
strategic and local flood and coastal management 
strategies, which will define the relevant areas ( also 
covered by Policy 26 of the CLP.) 

65 Map J: it would be helpful to include the parish boundary 
on this map, to show clearly that part of the area is outside 
the NDP area. 

Map J, 
5.15 

Amended Map J substituted Comment Agreed. An amended map and changes to 
the accompanying text now show the boundary of 
the Parish in relation to the World Heritage Site 
boundary, and the conservation area boundary. 

65 HE4: Heritage Sites 
This weakens national policy and is not likely to be allowed 
by an examiner. Development which damages a heritage 
asset is only allowed in very exceptional circumstances and 
I don’t think the NDP means to encourage this. Unless you 
are allocating sites and therefore can make specific local 
references, It’s best left to strategic Policy 24 in the CLP. 

HE4 HE4 deleted Comment Agreed. Policy HE4 has been deleted, see 
above 
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7. BUSINESS AND ECONOMY 

 Consultees’ comments 
Policy / 

Para 
Change Rationale 

83 I support the encouragement of working from home. 
However the construction of workshops etc should be 
scrutinised thoroughly as there have been recent 
developments that do not enhance the neighbourhood eg 
building near the Leats Carpark 

6.3, BE3 No change Largely covered elsewhere in NDP & CLP. 

 

27 BE4: b. Houseboats on the foreshore are not a planning 
issue (Norfolk Broads is a different matter). However, 
shoreside facilities are. This could be clarified. 
c. does not apply see b. 
d. More a matter for MMO? 

6.4 BE4 No change Relates to shoreside facilities – covered elsewhere. 

65 BE1: Agriculture and Business Change of use 
 
c. Might be better to encourage the erection of new 
buildings (a.) within the cluster of existing farm buildings, 
but AONB and landscape policy will apply in any case. 

BE1 BE 1 Revise to  

a: Proposals for high quality, skill 
intensive and commercially 
sustainable agricultural diversification 
may be supported, provided necessary 
structures are of a scale and design 
that can be accommodated within the 
sensitive AONB landscape. Any 
diversification should be appropriate 
to the particular economic and 
geographic situation of the parish, as 
well as those of the AONB.  

b: The change of use of redundant 
buildings on existing farms within 
the cluster of existing buildings, and 
their replacement with new 
buildings within the same cluster will 
be supported subject to c & d, below. 

Agricultural diversification needs to be appropriate 
to each specific area. Change of use of fallow land by 
creep to a proposed rabbit farm raises such a 
question.  

 The aim of this rule is to allow redevelopment of 
redundant buildings within the main farm cluster – 
but not of redundant buildings elsewhere on the 
farm. 
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Policy / 

Para 
Change Rationale 

c: Such development should be 
considered in the context of 
general development pressures within 
the parish, and should not prejudice 
the sites continued use as a farm.  

d: No agricultural or non-agricultural 
business development on farms should 
adversely affect the landscape 
character of the AONB. 

27 The Parish Council should collect parish statistics & report BE1 No change The MPC may wish to consider making annual plans, 
and monitoring these, etc, for the entire NDP. This is 
entirely a matter for the MPC outside the NDP.  

27 Suggestion regarding re-wilding / forestry. BE1 No change A matter for land owner / landlord. 

65 Retail facilities change of use  
 
b – need to give the applicant and decision maker clearer 
information about how the policy should be implemented. 
eg how to demonstrate that a shop is not viable, by a 
period of marketing. 
 
Also, from September 1st, an amended Use Class Order 
comes into force. One of the changes is the introduction of 
a new Class E, business use, which replaces and subsumes 
current Class A1: Retail, A2: Professional Services, A3: Cafes, 
B1a,c and c: Office, parts of D1: clinics, nurseries and D2: 
indoor recreation. A new Class F2 is created which includes 
Halls or community meeting places and shops with a 
floorspace of less than 280sqm, which sell mainly essential 
goods and are at least 1km from another similar shop. Any 
businesses falling into class E can change to any other use 

BE2 Proposals which help the sustainability 
of local retail outlets will 
be encouraged  

The change of use (from commercial 
to residential) of existing shops in Class 
F2 will not be permitted unless:  

• Economic unsustainability is 
proven 

• The premises have been actively 
marketed for one year 

• The premises have been 
considered, at market value, as a 
community 
development organisation. 

To ensure the community continues to have the 
benefit of retail facilities, now and after any 
reclassification of use.  
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Policy / 

Para 
Change Rationale 

under this class without constituting development. Your 
village shops will probably be Class F2 and so this policy will 
still work to retain them, but it would be good to check this 

45 BE3 working from home Commercial and residential does 
not work side by side, as the Divisional ward member I have 
had a compliant that has now lasted for nearly four years It 
simply does not work, Ex local authority homes that have 
been brought under the right to buy have covenants on 
them that that they cannot run a business or make a profit 
from that property, these covenants cannot be removed 
from rural Parishes so this Policy could not cover all 
residents. 

BE5. Same as BE3 

BE3, BE5  BE3 re-drafted  We disagree. Modern working styles suggests that 
homeworking is a growing and beneficial trend. The 
Plan attempts to respond to this.  

The respondent is right to flag up the possible 
downsides to this: noisy, smelly and activities which 
bring a large number of delivery vehicles on 
residential roads are not welcomed.  

127 This a great piece of work. Thank you for sharing it. I'd like 
to make comments about the sustainability policies relating 
to business and community facilities. I'll preface this by 
saying that while the emphasis on housing and the natural 
and built environment is important, a community is most of 
all its people and how they live in a place; the activities and 
services that enhance quality of life and social life. In that 
light, I was surprised to see no mention of the contribution 
of the cultural industries and freelance/self-employed 
people to the local economy and community life. The 
business section refers to maritime, agriculture and building 
trades but there is nothing about the self employed and 
specifically those working in the creative industries which 
do much to support tourism and enhance quality of life in 
the Parish. I'll declare an interest: I'm one of them. It would 
be useful to have an idea of the proportion of employed 
people in the Parish who fall into this category.  
 

BE3, BE6, 
6.15 CF2 

No change The respondent makes a good case for support for 
homeworking (BE3) and the creative industries, 
highlighting the problem that many people have of 
shortage of facilities at home, resulting in the need 
for a co-working space or even small business park. 

The purpose of the Plan is not to set in train projects 
but to set the context should a proposal come 
forward. As Policies B3 and B6 make clear, there is 
support for homeworking and a small business park 
where this to come forward to planning.  
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Wider context: the creative industries are an area of 
growth, nationally and regionally, and something for which 
there is always demand. May I suggest the following:  
 
Have a look at page 11: of 
https://www.cornwall.gov.uk/media/38059709/white-
paper-for-culture-23_web_mar2019.pdf 
 
This says: Employment in the sector [culture] has increased 
by 83.5% from 1997-2013 compared to 10.6% within total 
UK employment as a whole. Exports of services by the UK 
creative industries increased by 34.2% between 2009 and 
2013, and at £17.9bn accounted for 8.7% of total exports of 
services for the UK in 2013 (DCMS, 2015). Creative 
businesses are inherently innovative. It is estimated in the 
UK that, in a 12 month period, 20% of creative companies 
are producing entirely new products compared to 9% of 
businesses in other sectors. Rapidly changing technology 
and the domination of self-employment and micro 
businesses requires the sector to be flexible and responsive 
to change, driving improvements in products and services 
and developing new business models. 
 
This growth potential is also reflected in Cornwall and the 
Isles of Scilly. The second fastest growing sector since 1999 
is ‘arts, entertainment and recreation’, which experienced a 
26% increase in growth between 2011-2012 (Office for 
National Statistics). Cornwall also supports a density of 
creative businesses normally found only in urban 
environments. The 10,000 full-time employees working in 
the sector benefit from and contribute to the quality of 
amenity, quality of life and distinctiveness of Cornwall and 
the Isles of Scilly. Recent improvements in the digital 
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infrastructure and Higher Education provision mean that 
the sector is well placed to improve the value and reach of 
its intellectual property, products and services. 

There is evidence of significant growth in the creative 
industries in the region. These include the better 
established sub-sectors visual arts, crafts, performing arts, 
literature and music, but also film, television and radio, 
digital media, architecture, design and designer fashion 
[result of the university]. 

Cornwall’s business base is predominantly made up of 
micro, small and medium-sized enterprises, many of which 
do not meet the strict high-growth criteria set nationally for 
intensive business acceleration support. However, a 
significant proportion of these businesses demonstrate the 
potential to become high-growth. A key characteristic of 
the creative industries is the high number of 
entrepreneurial workers that are drawn towards the sector. 
The 2011 Census indicates that 40% of people working in 
the sector in Cornwall and the Isles of Scilly are self-
employed, with a high number of micro-businesses. [end of 
extract] 

In the Parish, there are a number of professional creative 
people providing services of benefit to the community and 
a great many more who run their own businesses and 
promote and sell their work online and in physical spaces 
through festivals, Open Studios and local events. Their 
contribution is hidden in the policies but should be 
acknowledged. For example, Page 58: The reference to 
‘numerous cultural societies’ needs further explanation. 
Hidden within this is a mix of clubs and societies run on a 
voluntary basis, but also, crucially, creative activities, 
classes and events run by professional trained tutors and 
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facilitators: for example dance, yoga, painting and creative 
writing, among others. These activities are professionally 
run and form part of the freelance portfolios that provide 
income for local cultural providers. A link needs to be made 
here to the policies relating to business and employment. 
These individuals pay rent for the space, thus helping 
sustain local venues and benefit the community. It is 
important to maintain and protect the fabric of our 
community buildings, but these professional providers 
should also be recognised as part of the infrastructure that 
makes Mylor such a vibrant and active place to live. I would 
argue that if some buildings are to be renovated there 
should be consultation with creative providers to make sure 
the results are fit for purpose. We are an important part of 
their future market.  

Page 60: 6.14 talks of the opportunity to review community 
assets. Buildings that are seldom used could be brought to 
life as studios or workspace for creative start ups and small 
businesses. There is local demand, with studio space in 
Penryn and Falmouth already at capacity and the university 
generating more cultural entrepreneurs who wish to base 
their businesses locally.  

Also relevant - Page 53 BE3 refers to home working and 
support for developments such as home offices. This is 
welcome but not everyone has the space for home working 
and may require space away from home, with appropriate 
equipment, light, and access for clients. The Covid-19 lock 
down has brought this to the fore for many self employed 
who are now limited to their own homes, which may not be 
appropriate for their work. Self employed people, including 
creative workers, do not necessarily wish to work alone. A 
shared work space could be created in a community 
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building that has lost its originally purpose; a community 
asset transfer perhaps. The reference to a small business 
park (Page 54 BE6) does not go into detail in terms of the 
kind of business it might host, but I suggest some further 
feasibility research among self-employed including those in 
the creative industries would be a useful piece of work to 
assess demand. 

P61 CF2 also - If a community facility is lost that represents 
loss of income for self-employed providers of services.  

P76. The facilities review should refer to professionally run 
cultural activities which support community venues. 

I have no hesitation in supporting the Plan overall and I 
hope these comments can be reflected in the final version. 
Thank you again. 

65 BE4: Waterside commercial and residential activity 

Rewording of b, required as it is the onshore facilities that 
will need planning permission. Licences are required for the 
mooring of houseboats, but since planning permission is 
not required, the NDP cannot have a policy about that 
aspect. d. should therefore also be moved to supporting 
text. 

BE4 Policy B4 has been strengthened in the 
light of these remarks.  

 

The shoreside is one of the outstanding features of 
the AONB and is key to preserving the natural feel to 
the environment.  

136 Can boathouses be included in the plan or are they out of 
scope? If so is there a reason? 

BE4, BE5 No change Policy BE4 covers the question of new boathouses. 
Change of use of existing boathouses to residential 
accommodation would be covered by change of use 
regulations.  

65 Tourist Accommodation 

How does a. operate with the Principal Residence policy? 
Would you support the change of use of a principal 

BE5 Policy BE5 has been re-drafted Very helpful remarks. The intention is to limit the 
conversion of existing residential units into holiday 
accommodation as this limits the houses available 
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residence to a holiday let? If the principal residence policy is 
not successful at examination, but this policy is, are you 
encouraging the loss of housing stock? Planning permission 
is not generally required to operate a B&B. Do you want to 
support conversion to tourist accommodation in other 
buildings, but not dwellings? 

for local people, while encouraging the conversion of 
eg redundant agricultural buildings to holiday 
accommodation as part of a policy of diversification  

 

65 Business Hubs 

The policy could be strengthened by a requirement to be 
sustainably located – otherwise this could generate traffic, 
contrary to CLP Policy 5 and NPPF. 

BE6 Policy BE6 has been re-drafted 
accordingly 

Mylor is heavily developed as an AONB. The policy is 
therefore worded to encourage developments 
sympathetic to the area, but to prevent those which 
would present a threat to it. 
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65 This will not be a reasonable requirement for all levels of 
development. 

TA2b Text amended to read ‘where 
practically possible’ 

Agreed 

66 I would support the plan in principle, BUT.  

3. In the "delivery plan", there is no mention of plans to 
improve parking in Flushing. 

4. There is a need for traffic lights on the turnings from 
Mylor & Perran Foundry on to the A39 between Falmouth 
& Truro (maybe by reclassifying it as an 'urban' road. 

TA1 No change  The Plan is intended to be a strategy, setting policy 
and is not a delivery or action plan. These 
suggestions, both of which are important and are 
highlighted in the Plan, are matters for the Transport 
and Accessibility Plan included in EB15 Contributions 
to the Parish Plan. Management of Highways issues 
are, of course, reserved to Cornwall Council.  

The A39 at Perran Foundry is a Trunk Road and 
anything that slows the flow of traffic is not 
acceptable to the Highways Department.  

  

102 The speed limit of traffic through Mylor Bridge needs to be 
enforced by traffic calming measures. For example the 
20mph sign and road narrowing on the approach on Bells 
Hill seems to have no effect which together with 
inconsiderate parking near junctions and entrances makes 
Bells Hill a dangerous area for pedestrians and considerate 
motorists. 

6.10, TA2 No change We agree. The Plan is a strategy and not a delivery or 
action plan and so it cannot recommend specific 
actions as envisaged in these comments. These are 
matters for the Transport and Accessibility Plan 
included in EB15 Contributions to the Parish Plan.  

 

36 Effects of new development on traffic through our villages 
should be minimised. How? 

TA1, TA2 No change Policy TA2 requires new developments to minimise 
their impact on traffic. How this is done will be a 
matter for detailed discussion when a development 
reaches the planning stage.  

 



93 

 Consultees’ comments 
Policy / 

Para 
Change Rationale 

46 So much repeated page after page on matters.  

 

Mylor in my opinion has grown too much by outsiders 
coming in. Why come to a village wanting to make it urban.  
 
Housing - affordable - that's such a sick joke - any of the 
estates that have been built very few locals can afford, 
most are occupied by people from out of the area or county 
come to that. 
 
Traffic / Parking. The centre of the village needs double 
yellow lines both sides of the road in the narrow parts. One 
cannot get through with all the cars that are parked (N). 
 
Historic Building. The clock tower! When is that going to be 
put right? 
 
To sum up there has been too much chat at meetings over 
the last few years, not a lot done in reality. 

6.8, TA2, 
TA1 
4.3 

No change There is no intention to make Mylor parish an urban 
environment, indeed the Plan emphasises the village 
nature of the built-up areas, but the population is 
increasing and there is a shortage of housing for 
local people.  

 

Affordable housing rents are set by Cornwall Council 
with reference to local commercial rents.  

 

Issues such as parking in the middle of the village will 
need to be addressed in the Transport and 
Accessibility Plan included in EB15 Contributions to 
the Parish Plan. 

The Parish Council has work on clock tower in hand. 

48 Underline - Traffic congestion in both villages. We are at a 
point where drivers are fearful of driving to and from. 
Traffic calming is not necessary slowing down further only 
increases pollution. Front windows cannot be opened in the 
summer. 
 
You obviously put in a lot of hard work to produce this plan, 
well done. Thank you. 

6.8, TA2 No change These useful comments are outside the remit of this 
Plan but are matters for the Transport and 
Accessibility Plan included in EB15 Contributions to 
the Parish Plan.  
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50 I agree with most of the proposals for the future of Mylor 
but think there could be more details on how the plain will 
be implemented. Especially on traffic issues and safety and 
on parking. 

6.8, TA2, 
TA1 

No change This Plan only set out policies. Implementation will 
be covered in the Transport and Accessibility Plan 
included in EB15 Contributions to the Parish Plan.  

63 This is an excellent comprehensive plan for the future of 
Mylor Parish and I feel that the NDP team deserve all our 
congratulations and thanks.  

One comment. Whilst being very aware of the need to 
increase local employment for young people, I cannot see 
how 'development of existing waterside industries', or 
'development of small business parks' will NOT have an 
adverse affect on the existing traffic problems. 

6.8, BE3, 
BE4 

No change Thank you for the positive comments. 

On the matter of business expansion, Policy BE4 
requires new developments not ‘to impose 
unsustainable demands on the local transport 
infrastructure’. Policy BE6 also requires a new 
Business hub to have ‘suitable vehicle access and 
parking’.  

 

110 Traffic calming within Parish. Especially larger delivery 
vehicles. Farm vehicles and larger boat transporters are 
probably oversize for our minor roads. 
 
Our minor roads & pavements are neglected in respect of 
pedestrian safety limits/regulations. 
 
Insufficient attention paid to 'general housekeeping'. 

6.8, TA2 No change These are all issues which are mentioned in Evidence 
Base 13 Transport and Getting Around but 
implementing change is outside the remit of this 
Plan. They are matters for the Transport and 
Accessibility Plan included in EB15 Contributions to 
the Parish Plan.  

Policies TA2 and TA3 do set a context for 
pedestrianisation.  

112 Refer to Clause (c) "Narrow pavements should be widened, 
or alternative routes provided" on Page 77 (Traffic 
Management and Pedestrian Safety). I feel there should be 
some commitment here to maintaining the pavements we 
already have. Many are designed for two people to walk 
abreast, but year after year encroaching vegetation makes 
this impossible and it is necessary to walk in the road, 
which is dangerous (e.g. for the length of Waterings Road 

6.8, TA2 No change We agree with the need but this is not an issue the 
Plan can influence.  

Mylor has a community-led parish footpath group 
working on rural footpaths. Vegetation encroaching 
on the footpath along Waterings Road for example is 
the responsibility of the local landowner. As here 
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alongside the Playing Field as far as the tennis courts). You 
could simply add the words "and regularly maintained" 
after "Narrow pavements should be widened". Or you could 
add something a bit more detailed. 

this is the community playing field it may be an area 
the community can get involved in. 

 

118 The village is struggling with quite a few things - lack of 
parking, village school is overflowing and has very little 
outdoor playground anymore, as classrooms have been 
built on the playground, and there are insufficient 
footpaths for the public to use to access the village 
facilities. If you increase the housing, then children and the 
older generation need to be able to walk to the shops and 
the doctors without being run over! 

6.8, TA1, 
TA2 

No change We agree with the analysis of need but this is not a 
matter for the Plan. Policies TA1 and TA2 address 
the issue of car parks and footpaths when new 
developments take place. The school issue is 
reserved to Cornwall Council.  

The problems of lack of footpaths is highlighted in 
Evidence Base 13 Transport and Getting Around and 
an action plan should be incorporated into the 
Transport and Accessibility Plan included in EB15 
Contributions to the Parish Plan. 

128 No speed bumps, but 20mph signs and poss speed camera 6.8, TA2 No change We hope that these will be covered in detail in the 
Transport and Accessibility Plan included in EB15 
Contributions to the Parish Plan. 

131 Excellent Job but as a Flushing Resident does NOT really 
address the terrible amount of traffic through the village. 
Sooner or later their will be a fatal accident. In have read 
the plan carefully and note your aims and objectives but 
think this point requires specific clarification and a timeline 
of action points. 

6.8, TA2 No change This problem is highlighted in the Plan but 
implementation is in the hands of Highways 
Department, influenced by the Transport and 
Accessibility Plan included in the Action Chapter. 

 

140 The plan mentions traffic hot spots in Mylor in particular 
the T junction at Lemon Hill with cars turning into the Main 
Street without looking it seems If anything is coming up the 
road this frequently blocks the junction & is very 
inconsiderate to drivers proceeding up passage hill. If more 
house building is allowed around Bells Hill & Passage hill 

TA2 No change We agree. As is mentioned elsewhere, this needs to 
be part of the Transport and Accessibility Plan 
included in EB15 Contributions to the Parish Plan. 

 



96 

 Consultees’ comments 
Policy / 

Para 
Change Rationale 

this problem is going to get worse. I am not sure what can 
be done to alleviate the problem except 3 way traffic lights. 

142 Only traffic management, speed restrictions through Mylor 
Village from Bells Hill through the village and out, there has 
been constant speeding and accidents will happen 

TA2 No change We agree. As is mentioned elsewhere, this needs to 
be part of the Transport and Accessibility Plan 
included in EB15 Contributions to the Parish Plan. 

16 4. I am very disappointed that throughout the NDP, but 
particularly Chapter 6 ‘Policies For Sustainable 
Development’ and the Action Plan of the Parish Council’s 
priorities in Chapter 10, there is no mention of any 
proposed improvements within the community for disabled 
people, or a commitment to equality and diversity. This is 
surprising as there is a higher than average older 
population in the village. There should be inclusion of: 
• creation of sufficient additional disabled parking spaces 
• incorporating wheelchair friendly paths in development 
areas  
• improving disabled access to all the community facilities. 
Wheelchair access should be created in all the community 
spaces, including: 
- a path around the playing field and all green spaces 
- public toilets 
- wheelchair mats at the cemetery to allow disabled people 
access over the grass to their loved one’s burial and graves 
- wheelchair access at the GP surgery  
This would ensure that the plan is not discriminatory and 
that any developments are inclusive and safe for the whole 
community. 

TA2, TA3, 
6.14 

No change This is a helpful and challenging set of ideas which 
are strictly outside the remit of the Plan. Any new 
development will of course be challenged at 
planning stage for adherence to current legislation 
on access for disabled people.  

Retro-fitting access will be a matter for the 
Transport and Accessibility Plan included in EB15 
Contributions to the Parish Plan and may involve 
community action. 

 

111 On Policies for sustainable development, I'd love to see 
better public transport or a lift-sharing scheme, plus proper 

6.8 TA3 No change We agree. The Plan emphasises the need for 
pedestrian and bicycle-friendly access throughout 
the villages. New developments are challenged to 
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cycle paths and footpaths, although I can see that that will 
be difficult. 

provide them but where they might be in the 
existing estate will need to be considered as part of 
the Transport and Accessibility Plan included in EB15 
Contributions to the Parish Plan. 

81 I think the part about public transport is cursory to say the 
least! Just before I arrived the buses went from Falmouth to 
Truro every hour and later once every two hours. The very 
practical smart new buses are liable to fail simply because 
the route is not viable now it is split into either Mylor to 
Falmouth or Truro. That route should be reinstated. As it 
stands the buses can only be used for shopping, which is 
very restrictive. 

6.7, 6.8 No change The Plan is unable to influence public transport as it 
is reserved to Cornwall Council but consideration of 
alternatives could be considered within the 
Transport and Accessibility Plan included in EB15 
Contributions to the Parish Plan.  

 

 

65 Car parks and parking 
a. Please show the car parks on a map 
c. The examiner is likely to caveat this as there are locations 
where this won’t be achievable or desirable. 

6.9, TA1(A) A – No change 

C – Text amended to include 
practicality  

There is a map of the car parks in Evidence Base 13 
Transport and Getting Around.  

The likely reaction of the Examiner is noted and the 
text has been amended accordingly. 

13 Section 6.9a: If you add more parking, or make parking 
easier, there will be more cars, which means there will be 
more air pollution and climate change targets get even 
harder to reach. We should not be bending over backwards 
to enable people to store their privately owned cars on 
public land. Suggest putting electric charge points in 
existing car parks (though probably not on Flushing Quay as 
these will be under water soon), and in on-street lamp 
posts as is happening in UK cities. Contact companies like 
Co-Cars who have a rent-by-the hour electric car in 
Falmouth, and offer them parking spots in the villages to 
reduce dependence on privately owned cars. I see no 
ambition in this section on creating bike lanes, or 
encouraging cycling, which is remarkably negligent. Again, a 

6.9 No change This is a challenging question, given the early state of 
development of the technologies. It remains to be 
seen whether e-cars will simply replace fossil-fuel 
cars or whether there will be a move to e-hire of cars 
and bikes. The Plan assumes a straight replacement 
as far as new developments are concerned. 

TA1b recommends EV charging points, TA3 
references new footpaths and cycleways.  

 

The Transport and Accessibility Plan and Climate 
Change Working Group included in EB15 
Contributions to the Parish Plan might wish to look 



98 

 Consultees’ comments 
Policy / 

Para 
Change Rationale 

set of rentable ebikes for the villages, with a storage hangar 
in a car park would help reduce the reliance on private car 
ownership. There is also no ambition in this section for 
improving public transport, just a statement that it is 
inadequate. 

at this in more detail and recommend specific 
projects, and ways of keeping abreast of trends.  

 

 

21 The Plan concentrates on housing and does not say enough 
about infrastructure and transport. I feel there should be 
much more on the need for new pavements, speed 
controls, car parks and ways of reducing congestion, 
especially in the summer months 

6.8, TA1 No change  We agree about the need to address many of these 
issues which are about maintenance of the existing 
public space. Evidence Base 12 Transport and 
Getting Around highlights many of the issues but the 
Plan is powerless to resolve them. This will be the 
task of the Transport and Accessibility Plan included 
in EB15 Contributions to the Parish Plan.  

26 There has been dire need for car parking facilities in 
Flushing. The document highlights that need,  
but no potential site is proposed. The community and Mylor 
PC might have an opinion on the matter. 

6.8, TA1 No change The Parish Council is aware of the problem and has 
proposals for community consultation. 

 

32 I recently proposed a masterplan for the parking and 
speeding issues in the village and I hope that you can take 
this seriously and consider such a proposal, having lived 
here for many years and understand the problems faced 
first hand it hopefully ticks all the boxes to get a simple 
solution off the ground. One idea will not work without the 
other. 

6.8, TA1, 
TA2 

No change We would hope that these ideas re-surface in the 
Transport and Accessibility Plan included in EB15 
Contributions to the Parish Plan. 

 

 

52 I do not agree to support the existing residential housing to 
be used as holiday let businesses, as this reduces local 
residential housing stock. 

Businesses from home will rate an increase in traffic within 
the villages. 

6.3, BE3, 
TA1 

Policy BE5 has been re-drafted to 
support these ideas 

 

 

The recent pandemic seems to suggest that working 
from home actually reduces traffic flows, especially 
at peak hours.  
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A small business park is suggested. As this would be more 
viable than workshops in residential premises. 

Parking in the roads of Mylor and Flushing presently slows 
the traffic down. If you provide a car park, the emptier 
roads may encourage a faster traffic flow which could also 
become more dangerous for pedestrians. There appears to 
be no provision for 'Blue Badge' holders parking in Flushing 
village. 

The comment on the benefit of a business park is 
noted. 

Parking on roads does indeed slow traffic but also 
causes congestion and, especially where there are 
no pavements, can be less safe. These are issues 
which will need to be addressed within the 
Transport and Accessibility Plan included in EB15 
Contributions to the Parish Plan. 

53 Flushing Must Have a Car Park (Poplar Terrace) 6.8, TA1 No change  Noted. The Parish Council has a scheme which 
should be going to community consultation. 

60 Most impressive presentation. The maps are really helpful. I 
wish you luck with solving the car parking in Flushing - to 
my knowledge it has been on the agenda for over 20 years! 
In the Times newspaper (12/8) it says local control over the 
rate of building will be effectively removed. It also says the 
allocation of land will not have to go though the full 
planning process. 
 
Hopefully our area of AONB will not be affected. 

6.8, TA1 No change Thank you for the positive comments. The changes 
to planning are not yet clear but early indications are 
that AONB will have a different regime from other 
parts of the country.  

 

 

64 I agree with all the aspects of this development plan. 
Particularly on the planning permissions ad traffic / parking 
management. One item that I had not considered was in 
your remit was safe vehicular access onto the A39. This 
does need to be addressed urgently. 

6.8, TA1 No change Noted. This was raised in the Plan at Evidence Base 
12 Transport and Getting Around. Responsibility for 
this turn lies with the Highways Department at 
Cornwall Council. 

 

71 In addition, roads and parking provision, are frequently at 
saturation point - particularly during the holiday season. 

6.9, TA1 No change Noted. 
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130 

 

 

 

 

I do not agree with a public car park – although parking is 
difficult at times I believe there are other solutions – less 
cars, more and better public transport and possibly parking 
permits within the centre of the village (one per household 
or holiday let). We live on Coventry road and often resort to 
parking near the beach, sailing club or Orchard Vale. We 
knew before moving into the village over eight years ago 
that this would be a possibility. I would hate to see our 
lovely green spaces turn into concrete car parks (in 
particular the allotments when driving into village)!!!  

6.8, TA1 No change Noted. These are useful suggestions which should be 
put forward to the Transport and Accessibility Plan 
included in EB15 Contributions to the Parish Plan. 

 

 

133 Parking and road safety should be a priority 6.8, TA1 No change Noted. These are useful suggestions which should be 
put forward to the Transport and Accessibility Plan 
included in EB15 Contributions to the Parish Plan. 

143 In areas where development is permitted the density of 
dwellings per site is to be carefully examined before any 
approval is given, with each dwelling having adequate car 
parking and visitor parking areas even if this reduces the 
number of dwellings slightly, in order to reduce on road 
parking as far as possible. 

6.8, TA1 No change  Noted. Many of the Housing and Housing Design 
policies propose just this sort of thing.  

 

  

20 As the Plan says, villages are places that people walk 
around and yet both villages are crowded out by speeding 
and parked cars. The pavements are inadequate and I 
would like to see much more about improving the paths 
and cycleways so that we can all live healthier and safer 
lives. 

I hope that the Parish Council will follow this Plan to the 
letter (with the addition of the things I have mentioned 
above) 

6.8, TA3 No change We agree. A map in Evidence Base 12 Transport and 
Getting Around shows the key areas that require 
improvement. These are not matters for this Plan 
but for the Transport and Accessibility Plan included 
in EB15 Contributions to the Parish Plan and 
ultimately for the Highways Department at Cornwall 
Council who manage the roads and pavements.  

Noted: the responsibility for implementation of the 
Plan lies with the Local Planning Authority – Cornwall 
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Council – as the Parish Council only has an advisory 
role. 

36 Footpaths, pavements, rights of way, cycle paths and bridle 
paths should be protected. 

TA2 No change Noted. Policies TA2 and TA3 seek to do this. 

 

 

56 We have read this very comprehensive document with 
great interest and approve of all the findings. Our main 
concern is with the traffic. We are both in our eighties and 
my wife finds difficulty walking and one many occasions has 
started to cross a clear road to the shop or post office then 
a car speeds up the hill from the bridge going too fast. 
Many drivers are courteous and slow down but not all. Is it 
not possible to give more notice of the 20mph sign? 

Also every time we drive along Comfort Road we pass 
pedestrians, cyclists, children and horses - lovely to see! Yet 
we are horrified to see the speed at which approaching 
traffic comes. Apparently the allowed speed is 60 mph, is 
this right? 

We love driving along our country lanes with overhanging 
branches, with twists and turns, and we find 30mph safer 
and quite sufficient. Would this be a safer speed for 
Comfort Road? 

We applaud your efforts and all that you are doing for our 
lovely area.  

6.8, TA2 No change Noted. These matters were touched on in Evidence 
Base 12 Transport and Getting Around. The detailed 
priorities and projects will need to be worked up in 
the Transport and Accessibility Plan included in EB15 
Contributions to the Parish Plan. 

 

89 Historic Rights of Way, such as the slipway next to 
Cockwells, must be acknowledged and preserved during 

TA3 No change Noted. The slipway is a public right of way (see Policy 
TA3). Monitoring is required but this is a matter for 
the Parish Council and not this Plan. 
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any future development. (Cockwells are currently 
attempting to prevent locals from using the slipway) 

101 New footpaths would be useful to avoid people using the 
road for circular walks 

TA3 No change Noted. There are many areas where footpaths and 
pavements could be improved. Longer-distance 
footpaths would need to be considered as part of 
the Transport and Accessibility Plan included in EB15 
Contributions to the Parish Plan, and will require the 
cooperation of landowners and the Cornwall Council 
Highways department. 

120 To improve pedestrian access the edges of the Mylor 
recreation ground should be designated footpaths open to 
all including dogs on leads. Policy TA3 and 6.8 

A major priority should be the junction with the A39 at 
Perranarworthal which is extremely dangerous. 

6.8, TA3 No change The George V Playing fields are already a public open 
space and any new access paths would be a matter 
for the Trustees. 

The junction at Perranarworthal is primarily a matter 
for the Highways Department of Cornwall Council 
but they are known to be reluctant to introduce any 
slowing of traffic on the A39 Trunk Road.  

18 There is already too much traffic in the village. 

 

6.8, TA2 No change Noted.  

84 Traffic calming on bells hill and watering road never had 
priority signs put up so no one knows who has priory, 
causes issues. 

6.8, TA2 No change Noted. This is a matter for the Parish Council to take 
up with the Highways Department of Cornwall 
Council.  

93 Reference is made to junctions to the A39 (P.55). A prime 
opportunity was missed when the road was resurfaced 
fairly recently, particularly for the junction at Barras.  
 
 

TA1 No change The junction at Perranarworthal is primarily a matter 
for the Highways Department of Cornwall Council 
but they are known to be reluctant to introduce any 
slowing of traffic on the A39 Trunk Road.  
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98 The additional two dropped curbs alone will cause more 
problems which I hope the wider council should have 
investigated better instead of ignoring the Mylor Council. 
My worry is that we have set up an ambitious proactive 
plan, but will be undercut and overruled so it cannot be 
properly implemented.  

 

General No change The Plan provides a strategic context for decision-
making and is not strictly an Action Plan. Once the 
Plan is made it will help guide the Planners in their 
decision-making.  

20 

 

 

 

I am really impressed by this Plan which looks very clear. 
I’m glad it gives such prominence to the preservation of 
what we have already got including wildlife habitats, and 
that it looks to the future in creating places in which people 
will want to live. 
 

General No change Noted and thank you for your supportive comments 

36 Given UK government announcements (6th August) that 
way is known as section 10b and the community 
infrastructure levy are to be abolished and details of the 
replacement levy are currently unclear, what alternative 
funding arrangements would the Parish Council be thinking 
of? (see also page 72, 10.2). 

9.1 No change The Plan has to work within existing planning system 
policies and Regulations. A NP cannot second-guess 
what changes may or may not happen and the White 
Paper proposals are extremely vague and lack detail. 
Changes could be made to the Plan at the point at 
which a new planning system is put in place but not 
any sooner. 

 

144 Unless I have missed something the ‘development plan’ is 
still completely devoid of an infrastructure improvement 
plan detailing how the LA would go about ensuring that the 
roads, schools, dentist and doctor’s surgeries would be able 
to cope with the potential influx of new residents. Until this 
is addressed, explained and implemented then any increase 

8.1, 4.8 
Map D, 4.9 
Map E 

No change The provision of most infrastructure such as schools 
and roads is a matter for Cornwall Council and not 
the Parish Council. 

Dentist and GP surgeries are not principally 
contributed to through the planning system at the 
current time although the Government is reviewing 
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Policy / 

Para 
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in local population will be inappropriate and unsupportable 
in our locale, which already struggles to provide for the 
current population, in my opinion.  

the situation.  Until that time negotiations for 
contributions to healthcare are likely to be 
facilitated by Cornwall Council as the Local Planning 
Authority where they are relevant to the application. 

Some of the matters mentioned will be covered in 
the Transport and Accessibility Plan included in EB15 
Contributions to the Parish Plan. 

128 Council to do walkabout of the social housing properties 
and areas. To make sure their residents are maintaining 
gardens and outside areas as per their contracts. To also 
check the pathways are clear and trees and overgrowth 
maintained . 

4.6 No change Noted. These are all matters outside of the gift of 
the NP to change. The Parish Council may wish to 
work with Registered Landowners to identify and 
address any issues and to take action on 
maintenance of footpaths. 
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10. COMMUNITY FACILITIES AND GREEN SPACES 

 Consultees’ Comments 
Policy / 

Para 
Change Rationale 

9 Public buildings in MB which are currently little used could 
be sold/repurposed and cash raised used to improve or 
rebuild existing used facilities. 

6.11, CF2 No change Comment is agreed. This point is covered in policy 
CF2 b and in EB15 Contributions to the Parish Plan, 
where there is an item for the Parish Council to 
review the position with all the facilities in use. The 
position is complicated regarding selling facilities off, 
because they are subject to covenants and questions 
of ownership status that need to be researched and 
resolved.  

10 Public buildings in MB which are currently little used could 
be sold/repurposed and cash raised used to improve or 
rebuild existing used facilities. 

6.11, CF2 No change Comment is agreed. This point is covered in policy 
CF2 b and in EB15 Contributions to the Parish Plan, 
where there is an item for the Parish Council to 
review the position with all the facilities in use. The 
position is complicated regarding selling facilities off, 
because they are subject to covenants and questions 
of ownership status that need to be researched and 
resolved.  

36 Page 76 Community Facilities Review - consider plan to 
upgrade and rationalise assets! 'rationalise' often means 
'close down', suggest amending if not intended to convert 
that idea. 

10.2 The wording of the facilities review has 
been changed so as not necessarily to 
mean reductions in the number of 
facilities. 

Agreed - The emphasis will be on refurbishment and 
repurposing where possible. 

117 There seems to be little reference to any provision for 
teenagers. I would like to see a commitment to youth 
facilities, including a skate park, as it is usually boredom 
that leads to anti-social behaviour. Also, I would like to see 
a more active green transport policy, and streetlights being 
phased out. 

6.14 An extra item has been included in the 
Acton Plan chapter 10 to consider how 
the parish can invest further than 
maintaining open green spaces.  

 

Agreed – it is acknowledged that the teenagers in 
the parish have proved to be a hard-to-reach group, 
for the very reason that there is no natural focus in 
the community, for example a secondary school or 
any other activity hub specifically used by this age 
group.  
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Agreed. The transport and accessibility Plan is being 
devised with green transport as its core philosophy. 

Agreed, Plans for upgrading and replacement of the 
existing street lights in the parish are being 
progressed by the Parish Council in line with the 
Policy H9 in Chapter 4 – Housing Policies. 

65 CF2 Community facilities and CF3: Green Spaces  
 
– refer to the map and list of facilities. This will also help to 
establish which facilities fall into new use class F2. 

CF2 Policy CF2 has been amended in line 
with provisions in the NPPF para 99 to 
identify the two designated Local 
Green Spaces in the Parish, with 
reference made to marked areas on 
the facilities Maps N for Mylor Bridge, 
and Map O for Flushing 

Agreed  

9 Overall providing green spaces or parks would increase 
facilities in either village or provide walking/cycling facilities 
at the same time planting shrubs/ trees there would add 
towards sequestering carbon . 

6.11, CF3 No change Comments noted and agreed. 

10 Overall providing green spaces or parks would increase 
facilities in either village or provide walking/cycling facilities 
at the same time planting shrubs/ trees there would add 
towards sequestering carbon 

6.11, CF3 No change Comments noted and agreed 
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11. SCHOOLS 

 Consultees’ comments 
Policy / 

Para 
Change Rationale 

65 CF1:Primary Schools 

Planning policy doesn’t have powers to allow the 
community to ‘approve’ school plans. The elements 
described here are within the remit of the Local Education 
Authority. 

 

 

CF1 Policy CF1 has been deleted. 

 

Agreed – The matter of future capacity in the two 
primary schools in the parish, and planning for 
future schools are a strategic matter for the Local 
Education Authority to consider. 

Para 6.14 has been expanded to give a description of 
the present situation in both primary schools and 
describes the need for a medium-term resolution of 
potential problems with capacity if many more 
homes for young families are provided in the parish, 
and also the need for the schools to be updated and 
provided with better, preferably direct access. This 
issue is listed in EB15 Contributions to the Parish 
Plan. None of this implies, at this stage, that the 
existing schools would both be replaced in the future 
by a single school - all options would be considered 
on their merits at the time. 

 

150 CF1 Primary schools 

We kindly request further clarity on policy CF1 where new 
provision of primary schools will be expected to take 
account of the likelihood of increased pupil numbers as the 
population increases. 

There is no indication of whether this policy relates to 
population increase as a result of new development or not. 
Policy 28 of the Local Plan on infrastructure permits 
development where it would provide on-site mitigation 
measures or make financial contributions for site specific 
infrastructure provision not covered by CIL, including 

 No change 

 

Agreed, see response to Comment 65. 
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maintenance, management contributions, to be negotiated 
on a site-by-site basis. 

We would also appreciate clarity on whether this policy 
applies to the 100% affordable housing led schemes/rural 
exception sites, as there is a clear impact on viability which 
would need to be minimised. We therefore ask for a greater 
level of flexibility within policy CF1 to be provided. Policy 28 
states that where it can be demonstrated that it is not 
feasible to do this, the Council will seek to ensure all 
‘allowable solutions’ or ‘biodiversity off setting’ payments 
are invested in projects within Cornwall with priority given 
to projects which achieve multiple benefits. 

9 I agree that primary school provision must be rethought as 
both villages have very limited school space, possibly a new 
purpose built site to serve both villages with open spaces 
and good access? The existing buildings could be 
repurposed for commercial or community services. 

6.14, 6.15 
CF1 

No change 

 

Agreed, see response to Comment 65. 

 

  

10 I agree that primary school provision must be rethought as 
both villages have very limited school space, possibly a new 
purpose built site to serve both villages with open spaces 
and good access? The existing buildings could be 
repurposed for commercial or community services. 

6.14, 6.15 
CF1 

No change 

 

Agreed, see response to Comment 65. 

11 It’s very thorough but apart from mention of young families 
and the schools which are over subscribed I can’t see much 
about how young people are involved in this. They are our 
future. I don’t know the average age of the parish council 
but I’m Guessing it’s not much below 60 or so. How will you 
involve young people including those still at school. Many 
are passionate about climate and the environment for 
example, and will want to stay and live and work here. 

6.14, 6.15, 
CF1 

Amendment made to the EB15 
Contributions to the Parish Plan. 

Agreed – see response to comment 117 in the 
Facilities and Green spaces section. The introduction 
of a Youth Council is one of the ideas being 
promoted at present by a number of parishioners 
and is included in EB15 Contributions to the Parish 
Plan. The embryonic parish Climate Change Action 
Group has been well supported so far by a much 
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Other places have youth councils, who do a great job and 
have excellent ideas. We could do with that here so 
decisions aren’t just made by people who are drawing their 
pensions (or nearly). Thank you for all the work that’s 
clearly gone into this - really important that it all happens 
now and doesn’t get ignored. 

younger age group than is normal for volunteers to 
groups in a largely retired community.  

16 As the Sustainability Check concludes that the primary 
school capacity and facilities are an urgent problem, the 
strategy around this should be an integral and transparent 
part of the NDP. Building additional houses before having a 
strategy for sufficient schooling is not sustainable.  

6.14, CF1 Chapter 6 revised Agreed – a revised paragraph in the section in 
Chapter 6 on community Facilities and Education 
describes the present situation regarding school 
capacity and the need for action. Enhancement of 
the capacity of schools is outside the remit of the 
NDP, as this is the responsibility of the LEA. This 
matter will be followed up by the Parish Council and 
is included in EB15 Contributions to the Parish Plan. 

20 3. I was sorry to see that land has not been set aside for the 
schools. Both our existing schools – which should be at the 
heart of the community – could do with more inside and 
outside space, especially if we are going to be building more 
houses for young families. Space should be set aside for 
them now, even if they have not got the money or will to 
expand, before any new houses are built.  
 
Flushing school has a special character of its own and yet 
has real problems finding additional space. Mylor Bridge 
school is more fortunate as there are empty fields behind it 
which could be set aside for school expansion. If they are 
not available then there is space behind Saltbox Road which 
would be an ideal site as it is accessible to the whole village. 
Indeed, if that was felt to be the best solution, then a new 
combined school could go here. 

6.14, 6.15 
CF1 

No change 

 

 

Comments noted. See response to para 16 and para 
65 above.  

The landowner of the empty fields behind Mylor 
Bridge school already has planning permission for a 
small development of private houses.  
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21 8. I also feel that more should be said about the two 
schools. Both are under extreme pressure and have wholly 
inadequate outdoor space. Flushing school is probably too 
small anyway. The Plan should address the needs of the 
two schools in more detail, especially if there are going to 
be even more young families in the parish. Ideally the two 
schools should be combined into one on a decent-sized 
space.  

6.14, 6.15 
CF1 

No change 

 

Agreed – but see the response to comment no. 65 
and no. 16 above. 

26 It came as a disappointment to me that the document 
seems to be mostly about potential housing development, 
or avoiding excessive development, without taking into 
account the other community needs. I helped on the board 
of governors of Flushing school for nine years, and saw at 
first hand that the school premises in both villages are 
woefully inadequate, and that a new school to cater for 
both villages is needed. No indication of where a new 
school might go is covered by the NDP. This should ideally 
be halfway between the villages, avoiding excess traffic 
through their centre. Surely it would make sense to take 
this in consideration when making plans for further 
developments? 

6.14, 6.15 
CF1 

No change 

 

Agreed – but see the response to comment no. 65 
and no. 16 above. 

32 Hello, having read the outline proposal it seems quite 
presumptuous without taking in people's previous views. I 
don't know anyone who would want to lose Flushing 
School. This would be fundamentally a wrong move for the 
village. It thrives having the popular school. And when 
that's gone it's gone!  
 
The idea of losing this valuable asset to the village fills me 
with dread. It has been here for many years and the 
children love the school. The proposal wrongly states that 

6.11, 6.15, 
CF1 

No change 

 

 

Agreed – the description of the situation with both 
schools regarding capacity and the need for 
updating, including better access to green spaces has 
been expanded in para 6.14 of the NDP.  

It is fully understood that the community of Flushing 
much values its own primary school, and the 
description makes it clear that future plans do not 
necessarily mean providing one school for both 
villages in the future. 
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it's full to capacity and any new development would 
increase demand and therefore require a bigger school, 
combining it with Mylor school. I have to argue that a 
significant portion of children don't live in the village, many 
coming from Falmouth or Penryn, most chosen to do so as 
they prefer a small school, it appeals and is unique to 
what's available elsewhere. That is certainly why we choose 
to live in the village and go to this school. If a new 
affordable development took place the children who 
currently live in Little Falmouth are getting older and would 
be going to secondary school, any new children would be 
priority over children who do not live in the village so to say 
we need a bigger school because of this is wrong. We have 
recently seen the school grow with the use of the pavilion 
creating a further classroom. 

These plans will be addressed by the Parish Council 
and the LEA in due course and are included in EB15 
Contributions to the Parish Plan. 

33 New school 

It is apparent that a new primary school is required within 
the medium term of next 5 years i.e., 2025. The minutes of 
Item 13, of 16/10/19; stated that no new housing 
developments were sustainable without improved school 
provision. Additionally, there was an overwhelming need to 
address the situation without identifying a possible site 
which would be a potentially controversial issue. Are zones 
E and F to support a SCHOOL and SOCIAL HOUSING? If so, 
the projected 63 dwellings would have to be reduced. 
 
The NDP proposes new facilities for primary education with 
integral green space as an urgent village requirement. This 
could be achieved if the NDP Steering committee and 
representatives from Cornwall Council surveying 
Department and the Parish Council physically walked the 
fields in areas E and F. They would then be able to see that 

6.14, 6.15 
CF1 

 

No change 

 

Comments are appreciated and broadly agreed – 
however forward planning for the provision of 
schools is not in the remit of the NDP to resolve via 
planning policies, but see responses above to 
comments no.32, 16 and 65. 
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a school could be sited on the two adjacent fields behind 
Parc Peneglos estate: or adjacent to the northerly aspect of 
Robert Rundle Way with its own relief road for traffic. It 
would seem untenable for the school to be accessed from 
the spur off Robert Rundle Way/Edmonton Close as it is 
very narrow with hardly any space for residents’ parking. 
Page 60; 6.15 and Page 70; 8.4; plus, Appendix A pages 
13,20,21,22 and 23; and C-7 and C-8. The present proposal 
for a further 63 dwellings to be built in zones E and F on 2.5 
hectares of fields is significantly at odds with the 
prerequisite need for a new school. As the NDP states there 
is no further land available within the village other than 
delineated within these ANOB zones ( Page 30; 8.4) which is 
to be re- designated as ‘rural exemption sites’.  

Would it therefore not be prudent for the NDP in 
conjunction with CC and the Parish Council to earmark the 
appropriate size school footprint with desired green space, 
Page 61, 6.15; and CF3; and school parking? The new public 
space for play facilities could be sited nearby for school 
families to socialise prior to any new social housing being 
built. 

Early planning for development of the new school in 
2020/21 would realise the goal of opening to children 
within the projected 5-year period in 2025. A new primary 
school would benefit wider sections of the whole 
community than an initial small tranche of 18 social housing 
units. Page 22, 3.2 

The old school buildings in Mylor could then be re purposed 
/converted into housing for the elderly; those with mobility 
requirements /special care needs/ requiring sheltered 
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accommodation. Policy H5 page 28 in NDP + C-5, 3.2; and C-
8, identifies this priority. 

A possible timeline for the completion of the new school; 
the extra tranche of 18 social housing units for growing 
families and outline housing for the elderly; would more 
coherently link the main NDP document with Appendix A. 
The revised version 8 NDP on which the Referendum would 
be based and voted upon would be more comprehensible. 

45 CF1. Our schools are as important as our affordable homes 
but no sites for preference have been put forward or asked 
for. 

I apologise for the length of my comments I am not being 
critical as I know the hard work that has been done to bring 
it to this stage. 

6.11, 6.14 
CF1 

No change 

 

Comments noted. See response to comment no 65 
above. 

79 It would be good to know where parishioners would like to 
see a new school, housing for single workers, car parking, 
business expansion, workshops. There are few brownfield 
sites and little chance of non-housing infill. 

Although all this is not exhaustive you will be glad to know 
that this is all the comment for now. 

6.14, 6.15 
CF1 

No change 

 

Comment noted, please see the responses above to 
comments no 32, 16 and 65. 

128 Consideration of building a new junior school in Mylor and 
just using the present school as an Infant school. 

6.14, 6.15 
CF1 

No change 

 

Comment noted. The Parish Council will pass this 
comment with others on to the LEA as part of 
discussions in the future, however the NDP can have 
little influence on provision of a new school without 
support of the LEA if it is to replace the existing 
school. 
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134 Assessment of housing sites in Mylor Bridge does not take 
into account the possibility of a shared school site between 
the major settlements, which would be better accessed 
from the South side of the creek. 

4.8 Map D, 
H1, CF1 

No change 

 

Agreed – see previous responses to comments no 
32, 16, 65 and 128 above. 

119 The village is already overpopulated, the school 
oversubscribed with Mylor residents having to take children 
out of village for school. It is impossible to park near shops 
during the day, the Lemon Hill cannot cope with the volume 
of traffic. Any building should be for Mylor people as half 
the houses in the village are either second homes or holiday 
lets. Basically, I don't feel that the infrastructure of the 
village can cope with an increase in population. 

8.1 No change 

 

Comment noted. School issues are a “county 
matter” over which the Plan cannot have much of a 
say. See also the responses to comments no 32, 16 
and 65. 

A Transport and Accessibility Plan is being produced 
and will be developed. 

Policies TA2 and TA3 address issues of footpaths and 
traffic in Chapter 6.  

71 This plan, if made, should enable this community to 
develop to provide mixed tenure affordable housing for 
those with a need and a connection to Mylor whilst at the 
same time protecting the AONB environment which makes 
Mylor such an exceptional place to live and controlling 
indiscriminate and unsustainable open market housing 
developments. 
 
The emphasis of the plan is quite rightly on sustainability. 
Affordable mixed tenure housing must be prioritised BUT 
must take place only when local facilities are in place to 
support and service it. The key factor here is primary school 
provision. Currently both village schools are at or near 
capacity and neither has room to expand on its current site.  

3.3, H7 No change 

 

Comments noted and appreciated. 
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12. CLIMATE CHANGE 

 

General response to Consultee No 2 

This section covers aspects of both the Climate Change and Renewable Energy section. Respondent No 2’s comments are welcome, and suggestions for strengthening planning 
polices related to both major themes have been considered and responded to in the appropriate paragraphs in both Section 1 – Climate Change, and Section 2 – Renewable Energy 
as below.  

The comments were uploaded in the form of a paper covering a broad range of issues that are discussed with its own heading and paragraph numbering system and so to avoid 
confusion between the numbering system used for the comments and the numbering system for headings used in the NDP, key comments drawn out of the paper where 
suggestions have been made directly proposing changes to the NDP are highlighted throughout Sections 1 and 2. 

It is accepted that stronger reference is needed to Cornwall Council’s Climate Change DPD, which has emerged for public consultation since this Plan was originally drafted, and to 
Cornwall Council’s new guidance on Neighbourhood Planning in respect of energy efficiency and community led renewable energy. Reference to the themes and objectives in the 
DPD are now included in the re-titled Climate Change and Renewable Energy Chapter 7. The potential for policies in the NDP to positively support the aims and specific themes of 
the DPD have been reviewed and strengthened. When the DPD is adopted, the NDP will take further account of the DPD’s final content at the next review.  

The purpose of the NDP in the context of climate change at the parish level is to introduce policies that will provide a statutory legal framework to encourage and support measures 
where housing and commercial developments and the use of land to achieve climate change mitigation and adaptation require planning permission. This is in line with the principle 
of moving towards a net zero carbon emission by 2050 as per the Climate Change Act amended in 2019.  

In this way the NDP will influence and encourage downstream implementation measures, including a variety of community renewable energy, energy efficiency and other 
agricultural initiatives (including encouragement of mass behavioural change, for example in transport choices) but the respondent’s interpretation that NDP policies must be 
‘designed to secure’ outcomes though the setting of local targets and monitoring systems to achieve specific goals, such as a zero carbon parish by 2030 takes the NDP well beyond 
its remit. It is apparent that the bulk of the obligations raised in the commenting paper are based on the belief that the NDP is subject to the ‘test of soundness’ and so is mandated 
by law to act as vehicle to develop and deliver a detailed plan for achieving the current national target of net zero carbon Parish by 2050, or if in line with the aspirations of the 
Cornwall Council DPD, net zero by 2030. However, such a test of soundness only applies to Local Plans and not to NDPs.  

Such programmes will require government and local authority funding and organisational support at the strategic level, with targets and resources cascaded down in order for 
objectives to be met. Significant changes to planning laws and building regulations at higher levels will also be required, together with national investment programmes in new 
energy technologies such as hydrogen to replace natural gas and a new zero carbon transport infrastructure. Without these enabling investments, the ability of local volunteers to 
cause radical change within the parish will remain valuable, but limited. 

Hence many of the arguments made in the representation, including lists of legal obligations, should focus on the Local Plan system and not the NDP system and might be better 
made in commenting on the Climate Change Emergency DPD and the next iteration of the Cornwall Local Plan, if at that point that process is not sufficiently robust in the eyes of 
the respondent in dealing with statutory duties regarding Local Plans and climate change, rather than this NDP where many of the legal points being made to support the argument 
being put forward do not apply.  
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It would be more effective to pursue the many measures listed in the comment paper in a series of implementation projects in the Parish directly organised by the Parish Council 
itself in conjunction with the Mylor CAG Energy Group and Climate Change Action Group, pursued as part of the Parish Plan, as has been proposed in EB15 Contributions to the 
Parish Plan. It is accepted that this has not yet been fully explored and implemented at this stage, and that Mylor parish is behind some other parishes in Cornwall in this respect but 
establishing and resourcing such an implementation programme with its own targets and monitoring systems would be a more appropriate means of moving ahead, given the 
limitations of the role of the NDP. 

However it is important to emphasize that Mylor Parish Council takes climate change seriously and indeed declared a Climate Emergency in 2019.  

The climate change strategy in this NDP is to take a dual approach, by not only adopting the ‘golden thread’ principle of fully integrating the encouragement of measures to mitigate 
and adapt to climate change and the promotion of contributions towards a zero-carbon future within the Plan policies, but also to set out separately the main climate change issues 
likely to affect communities by 2100 in a separate Evidence Base document EB07 on Climate Change.  

Suggestions by the respondent, together with the themes and proposals in the Climate Change DPD have been used to help clarify this ‘dual’ approach in a new reference to the 
strategy in the introduction to Chapter 7, as well as introducing amendments to strengthen policies in the housing design and renewable energy (now re-named the Climate Change 
and Renewable Energy) Chapter 7 of the Plan.  

The Evidence Base (EB07) includes an assessment of flood risks to coastal settlements from extreme rainfall events, and sea level rise combined with storm surge. The conclusion of 
this report has informed the proposed action plan for climate change listed in the Evidence base  (EB15) of the NDP and has highlighted the need for planning decisions to take 
account of accelerating changes.  

An initial Climate Change Action Group of the Parish Council has already been established and has held several public meetings, although progress is currently curtailed due to 
Covid-19 restrictions. The list of requirements quoted by the respondent is accepted as representing desirable aims overall, and it is accepted that the Policies in the Local Plan and 
emerging Climate Change DPD together will provide useful guidance for the future, especially if targets are cascaded down, and resources are made available at Parish Council level 
to take matters beyond the limits of voluntary effort once the DPD is adopted.  

The EB07 report also highlights issues to be resolved at the strategic level in the future to 2050, including coastal erosion affecting the Fal Ria, which will be taken up in comments 
by the Parish Council on the emerging climate change DPD. 

The respondent refers to an attached report “Energy in Mylor Parish : Prepared for the Environment Committee of the Mylor and Flushing Neighbourhood Development Plan 
process on behalf of Transition Falmouth December 2018’ which was presented to the Parish Council and has been included in the Evidence Base of the NDP at EB10.  

Some aspects of this report were welcome and have been incorporated into the Climate Change report EB07, including the assessment of the parish energy consumption baseline. 
However some measures in the report were not supported, or not regarded as appropriate for the NDP to pursue. 

For example, it was claimed that the NDP was under a legal obligation to show on a map in the Plan where 1-2 MW wind turbines should be optimally sited in the Parish, when it 
was clear that such proposals were not supported by the majority of the public, nor by current policies for the protection of the AONB. Hence incorporating this recommendation 
from the report into this NDP’s  renewable energy policies would have implied acceptance of a range of commitments that were not at present supported by Cornwall Council’s 
adopted policies in the AONB management plan.  They would also be inconsistent with the overriding desire of the public to preserve the AONB and its iconic views of the coastline 
of the Fal Ria as their top priority concern. There are also other examples of where the recommendations did not align with either the community’s priorities or what is within the 
NDP’s remit or ability to achieve.” 

 



118 

 

 Consultees’ comments 
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2 Key points Mylor NDP consultation response 
 
1 Requirements for Soundness of the NDP on climate 
change 2 
2 Draft NPD assessment against legal requirements 3 
3 Balancing shown in draft NDP 3 
3.1 Objectives 3 
3.2 Chapter 7 Renewable Energy 4  
3.3 Chapter 8 Sustainability check 4 
3.6 Climate and Flood Risk report. 5 
4 Factual errors in NPD 5 

 
1 Requirements for Soundness of the NDP on climate 
change are:- 
o Planning and Compulsory Purchase Act 2004 Section 19, 
Planning Act 2008 and the Climate Change Act 2008, all as 
amended. 
o Together these acts make climate mitigation and 
adaptation central principles in plan making as plan policies 
must be “designed to secure” the following outcomes:- 
• a robust assessment of the potential for local policy to 
achieve local emissions reductions over the plan period, 
taking into account the UK’s net zero commitment 
• a local target set in accordance with that potential; 
• an assessment of proposed policies’ consistency with that 
target; 
• a monitoring framework 
o This requirement is reiterated the National Planning 
Policy Framework which requires:- 
• ‘The planning system should … help to: shape places in 
ways that contribute to radical reductions in greenhouse 

7.1, 7.9, 
H9, HE3 

Links have been made to existing and 
strengthened polices in the Plan that 
encourage and support measures to 
mitigate and adapt to climate change 
as part of the design of new 
developments and retro fitting of 
existing housing stock. 

 

 

 

 

 

 

 

 

 

For judgements on soundness and the comment that 
policies must legally be designed to secure specific 
outcomes with a monitoring framework to track 
progress towards zero carbon by 2050/2030: please 
see the response on page 1 of Section 1 on Climate 
Change 
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gas emissions Plans 
 should take a proactive approach to mitigating and 
adapting to climate change … In line with the objectives and 
provisions of the Climate Change Act 2008.’ 
o The Climate Change Act as amended requires the UK to 
reach net zero carbon emissions by 2050. 

 
2 Draft NPD assessment against legal requirements 
It appears that none of the requirements outlined above 
have been met, either in the main document or in the 
relevant evidence or chapters presented on the website for 
the Mylor draft NPD. This is despite a report given the 
evidence having been presented to the NDP team and the 
Environment Committee (see Attached report) 
o No robust assessment of the potential for local policy to 
achieve local emissions reductions of the scale needed 
o Evidence presented to the Environment Committee and 
the NDP team has not been included 
o Despite the strong majority view in the household survey 
that action is needed 
o No apparent assessment of the local potential for 
renewable energy and energy efficiency to meet zero 
carbon– despite the presentation of the report noted above 
o No local target set for carbon reduction in the policy 
proposals, and hence no consistency in the policies with 
that target. 

2 3 Balancing shown in draft NDP 
 
3.1 Objectives 
o The objectives narrative does not appear to recognise 
that some objectives are in conflict with others and there is 
no attempt to determine the priority order of consideration 

7.1, 7.9, 
H9, HE3 

The introduction to Chapter 7 has 
been re-written to acknowledge 
appropriate themes in the emergent 
Climate Change DPD and guidance by 
Cornwall Council on a community led 
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of objectives or to seek the best compromise outcomes. 
o Sustainability objectives in particular appear at odds with 
other objectives 
 
3.2 Chapter 7 Renewable Energy 
o Little to no recognition of the need to meet the urgent 
action required by the Climate Emergency signed by the 
Parish Council and Cornwall Council, and the legal 
soundness requirements on this topic. 
o A true Balance would start the process of assessing the 
local impacts, positive and negative, of enough renewable 
energy to meet the zero carbon target necessitated by law. 
o The renewable energy objectives appear confused and 
include energy efficiency as well as carbon sequestration 
objectives 
o The notes here suggest how to improve this chapter to 
meet the requirements of soundness and policies to set and 
achieve targets for low carbon, with the following topics 
o Change title to Energy and Climate Change Objectives 
o Outline potential renewable energy sources 
o Impacts of renewable energy installations at the required 
scale/numbers 
o Set renewable energy objectives in line with the climate 
emergency 
o Include carbon sequestration and relate to other chapters 
o Proposed policies to meet these objectives 
 
3.3 Chapter 8 Sustainability check 
o Conclusions are not supported by the evidence 
o Sustainability is not integrated into the policies 
o The NPD is not in line with legal requirements on 
sustainability 
o Appears to encourage everything to stay the same, rather 

approach to energy efficiency and 
renewable energy.  

 

Chapter 7 has been re-titled as the 
Climate Change and Renewable Energy 
Chapter. 

 

 

 

 

 

 

 

No change 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



121 

 Consultees’ comments 
Policy / 

Para 
Change Rationale 

than recognise the present situation requires change 
o States that Cornwall Council indicates that no Strategic 
Environmental Assessment is required for the AONB . 
However little/no change is envisaged therefore obviously 
no SEA is required 
  
3.6 Climate and Flood Risk report 
o Devotes too much space to UK climate issues and very 
little space to the Parish 
o Provides a very valuable flood and storm surge risk 
assessment 
o Does not provide the evidence presented to the NPD 
team, which is needed to back up the required substantial 
policies and targets to achieve zero carbon 

 

 

 

 

 

 

The paragraph and map on Permitted 
Development Rights has been deleted 
as this information is available and 
kept up to date by the LPA and does 
not need to be repeated in the NDP. 

 

 

 

 

The respondent also commented that the paragraph 
and maps of permitted development rights 
exclusions was incorrectly presented. On review, this 
section has been removed as this information is kept 
up to date and accessible by the Local Planning 
Authority, and its inclusion adds little of value to the 
NDP. 

 

2 

 

 

 

 

 

 

 

 

 

 

 

4 Factual errors in NPD 
o Significant errors have been made in the visual and 
landscape assessment notes regarding the relevant 
Cornwall Council documents. The NPD fails to mention 
that:- 
o The landscape study was 2011, updated 2014, well before 
the Climate Emergency and 
o The study was on cumulative impacts of wind and large 
scale solar PV- not single/few sites and smaller scale PV as 
is appropriate for the Parish conditions 
o Permitted Development Rights are incorrectly presented 
Contents of main consultation response 
 
1 Legal framework on climate change policies in NDPs 7 
1.1 Planning and Climate Change Acts. 7 
1.2 National Planning Policy Framework. 8 
1.3 Environmental Assessment of Plans & Programmes 
Regulations 9 

7.1, 7.9, 
H9, HE3 

 

 

 

 

 

Policy RE2 deleted 

 

 

 

 

 

 

 

 

 

 

 

As no proposals are being put forward for medium 
scale wind turbines, Policy RE2 has been deleted 
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1.4 Cornwall Council 10 
2 Draft Mylor NDP against legal requirements 11 
2.1 Robust assessment of the potential for local policy. 11 
2.2 Local target set in accordance with potential 12 
2.3 Assessment of proposed policies consistency 13 
2.4 Monitoring framework 13 
3 Balancing shown in the draft NDP 14 
3.1 Objectives 14 
3.2 Chapter 7 renewable energy 14 
3.2.1 7.7 Renewable Energy –objectives 15 
3.2.2 Proposed changes 16 
3.3 Chapter 8 Sustainability Check 19 
3.4 Section 8.5 SEA 19 
3.5 Chapter 10 Action 20 
3.6 Climate and Flood Risk report 20 
4 Problems with factual errors in the draft NDP 22 
4.1 Draft NDP main document 22 
4.1.1 Chapter 7 Renewable energy 22 
 
1 Legal framework on climate change policies in NDPs 
 
For a Neighbourhood Development Plan to be judged 
sound it has to meet certain legal criteria. These include the 
following:- 
 
1.1 Planning and Climate Change Acts 
 
These criteria include the requirement that, taken as a 
whole, the plan must include policies designed to secure 
that the development and use of land in the area contribute 
to climate change mitigation and adaptation. 
• See Section 19(1A) Planning and Compulsory Purchase Act 
2004 

 

 

 

 

 

 

 

 

 

 

 

 

 

No change 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

For judgements on soundness and the comment that 
policies must legally be designed to secure specific 
outcomes with a monitoring framework to track 
progress towards zero carbon by 2050/2030: please 
see the response on page 1 of Section 1 on Climate 
Change 

 

See below 
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https://www.legislation.gov.uk/ukpga/2004/5/section/19 
 
This obligation was introduced through the Planning Act 
2008 alongside the Climate Change Act 2008. Now that the 
Climate Change Act has been amended by SI in July 20191, 
to require the UK to reach net zero carbon emissions by 
2050, these provisions have greater strength and urgency. 
 
This obligation makes climate mitigation and adaptation 
central principles in plan making as plan policies must be 
“designed to secure” the outcomes in question including:- 
■ a robust assessment of the potential for local policy to 
achieve local emissions reductions over the plan period, 
taking into account the UK’s net zero commitment under 
the Climate Change Act; 
■ a local target set in accordance with that potential; 
■ an assessment of proposed policies’ consistency with that 
target; and 
■ a monitoring framework using relevant indicators to track 
the performance of adopted policies (i.e. for reporting at 
least annually as part of the Annual Monitoring Report 
process). 
 
This Section 19 duty is much more powerful in decision-
making than the status of any guidance, such as the 
National Policy Planning Framework (see below) which is 
not statute. Where local plan policy which complies with 
the duty is challenged by objectors or a planning inspector 
on the grounds, for example, of viability, they must make 
clear how the plan would comply with the duty if the policy 
were to be removed. Whatever new policy may emerge, 
compliance with 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

For judgements on soundness and the comment that 
policies must legally be designed to include targets 
to secure specific outcomes with a monitoring 
framework to track progress towards zero carbon by 
2050/2030: Please see the response on page 1 of 
Section 1 on Climate Change 

 

 

 

 

 

 

See above 
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1 Climate Change Act 2008 (2050 Target Amendment) 
Order 2019 
 
the legal duty on mitigation must logically mean compliance 
with the provisions of the target regime of the Climate 
Change Act. 
 
1.2 National Planning Policy Framework 
The NPPF is the main planning guidance document in place 
at present which determines the obligations in plan making 
to have regard to the requirement to meet national climate 
change objectives at the local level, though it is subordinate 
to the statutes outlined above. 
 
In particular, Chapter 14 states that: 
‘The planning system should … help to: shape places in 
ways that contribute to radical reductions in greenhouse 
gas emissions ... Plans should take a proactive approach to 
mitigating and adapting to climate change … In line with the 
objectives and provisions of the Climate Change Act 2008.’ 
It should be noted here, the requirement to take a 
proactive approach and contribute to radical emissions 
reductions. 
Again the next paragraph no 149 states 
Plans should take a proactive approach to mitigating and 
adapting to climate change, taking into account the long-
term implications for flood risk, coastal change, ….. Policies 
should support appropriate measures to ensure the future 
resilience of communities and infrastructure to climate 
change impacts, 
When more detailed policy guidance is given later in the 
NPPG, it is also clear that action has to be taken to 
implement renewable energy installations as part of 

 

No change 

 

 

Policy RE2 has been removed 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The actions suggested provide useful guidance, but 
appropriate to the downstream implementation of 
the Plan as indicated in EB15 Contributions to the 
Parish Plan. 

 

 

 

 

 

See response to comment 65 The Plan does not 
specify these sites and so policy RE2 is redundant 
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meeting climate change emission reduction requirements. 
For example 
 
151. To help increase the use and supply of renewable and 
low carbon energy and heat, plans should: 
a) provide a positive strategy for energy from these 
sources, that maximises the potential for suitable 
development, while ensuring that adverse impacts are 
addressed satisfactorily … 
b) consider identifying suitable areas for renewable and low 
carbon energy sources, and supporting infrastructure, 
where this would help secure their development; and 
c) identify opportunities for development to draw its energy 
supply from decentralised, renewable or low carbon energy 
supply systems and for collocating potential heat customers 
and suppliers. 
 
The footnote to this section makes clear that wind energy 
developments need to be sited in areas specified in the 
Plan. 
 
When considering the 2018 revision of the NPPF regarding 
relevant policies relating to climate change, there are some 
headline issues: 
• The revised NPPF retains the key link between planning 
policy and the provisions of the Climate Change Act 2008. 
This means all local plans must set a carbon dioxide 
emissions reduction target and lay out clear ways of 
measuring progress on carbon dioxide emissions reduction 
• Guidance for viability testing has been rebalanced, 
creating more opportunity for policies to address climate 
change. 
• There is nothing to stop local plans adopting 

 

 

 

 

 

No change 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

See response to these comments on page 116. Not 
applicable to NDPs. 
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requirements for on-site renewable energy generation. 
 
Planning Practice Guidance 
The NPPF is under pinned by the Planning Practice 
Guidance (PPG) section on climate change which provides 
clear support for a comprehensive and proactive approach 
to assessing the impact of local planning policy:- 
 
‘In addition to supporting the delivery of appropriately sited 
green energy, effective spatial planning is an important part 
of a successful response to climate change as it can 
influence the emission of greenhouse gases.…Addressing 
climate change is one of the core land use planning 
principles which the National Planning Policy Framework 
expects to underpin both plan-making and decision-taking. 
To be found sound, Local Plans will need to reflect this 
principle ...’ 
• Every area will have different challenges and 
opportunities for reducing carbon emissions from new 
development such as homes, businesses, energy, transport 
and agricultural related development. 
• Robust evaluation of future emissions will require 
consideration of different emission sources, likely trends 
taking into account requirements set in national legislation, 
and a range of development scenarios. 
• Provisions in the Planning and Energy Act 2008 also allow 
development plan policies to impose reasonable 
requirements for a proportion of energy used in 
development in their area to be energy from renewable 
sources 
….from sources in the locality of the development. 
• Different sectors may have different options for 
mitigation…. In more energy intensive sectors, energy 

 

No Change 

 

 

 

 

 

 

 

No change 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The NDP was submitted for Strategic Environmental 
Assessment Screening in January 2020 and it was 
found by Cornwall Council that a full assessment was 
not required. 
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efficiency and generation of renewable energy can make a 
significant contribution to emissions reduction. 
 
1.3 Environmental Assessment of Plans & Programmes 
Regulations 
It is likely to be the case that where radical emissions 
reductions are proposed in a Plan, this will involve more 
renewable energy infrastructure than is present at the time 
of drawing up the Mylor Plan. As each area has high energy 
requirements, as determined by local assessment, it will 
also be the case that meeting the community energy needs 
via energy efficiency and local renewable energy supply will 
include new energy infrastructure which may have a local 
landscape and/or visual impact. 
Given the duties outlined by statute in the above sections, 
it then becomes a question of whether an environmental 
assessment is required under the Environmental 
Assessment of Plans and Programmes Regulations 2004 No. 
1633 is required. 
These regulations require an appraisal which identifies and 
evaluates the proposed plan’s significant effects on the 
environment, and those of any alternatives which meet the 
objectives. An important function of these regulations is to 
ensure the assessment of the consistency and coherence 
between the proposed Plan and the relevant policy 
objectives and targets. 
Strategic policies noted in the NPPF should look ahead over 
a minimum 15 year period from adoption, to anticipate and 
respond to long-term requirements and opportunities. 
The amended Climate Change Act requires the UK to 
achieve zero carbon by 2050, so the recommended 
minimum fifteen years noted here is at least 30% of the 
time available to get to zero carbon. 

 

 

 

 

 

 

 

 

 

 

 

 

No Change 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The guidance document has been studied and 
referenced in the introduction to Chapter 7.  

Proposals for wind energy are not being put forward 
as these are not supported by the public in the 
AONB.  

Proposals for community energy schemes and solar 
PV arrays are covered by Policies RE1 and RE3. 
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Logic therefore might suggest that the Mylor NDP should be 
enabling at least a 30% reduction of emissions within the 
present proposed Plan. 
However the science as indicated in the IPCC report of 
October 2018, shows that by 2030, the Plan period, each of 
us must reduce our greenhouse gas emissions by 50%. 
 
1.4 Cornwall Council 
Cornwall Council has produced a leaflet to help Parishes 
develop their NDP policies on Energy efficiency and 
renewable energy; a community-led approach, which 
provides further guidance. This document suggests how to 
propose wind and solar energy and how to include 
appropriate policies which include community involvement 
. See https://www.cornwall.gov.uk/renewableenergy and 
scroll down the page 

 

 

 

 

 

The reference document was drawn upon in the 
Climate Change and flood Risk report at EB07, but 
was not included as evidence in full, as it was 
originally produced by an individual parish. Further, 
more significant guidance drawn up by Cornwall 
Council, and subject to consultation county-wide, 
will be set out in Cornwall Council’s Climate Change 
DPD. See also comment on page 1 of this section. 

2 2 Draft Mylor NDP assessment against legal requirements 
 
It appears from reading this major piece of work, produced 
by the NDP team that climate change legal requirements 
have not been met with any certainty. 
 
As noted above the following are needed to meet statutory 
requirements of soundness:- 
 
1. robust assessment of the potential for local policy to 
achieve local emissions reductions over the plan period, 
taking into account the UK’s net zero commitment under 
the Climate Change Act; 
2. local target set in accordance with that potential; 
3. assessment of proposed policies’ consistency with that 
target; and 

7.1, 7.9, 
H9, HE3 
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4. monitoring framework using relevant indicators to track 
the performance of adopted policies (i.e. for reporting at 
least annually as part of the Annual Monitoring Report 
process). 
 
Taking each of these requirements in turn:- 
2.1 Robust assessment of the potential for local policy 
It would appear that one of the documents not presented 
in the appendices, but presented to the NDP committee as 
evidence has prepared a robust assessment of the potential 
for local renewable energy actions to achieve the required 
local emissions reductions. 
However there is no trace of such robust assessments in 
the NDP as presented, nor in the Climate Change and Flood 
Risk Chapter. The work presented has not been used, other 
than the energy audit for the Parish, or even referenced to 
a source. 
 
This chapter states:- 
2 Energy in Mylor Parish : Prepared for the Environment 
Committee of the Mylor and Flushing Neighbourhood 
Development Plan process on behalf of Transition Falmouth 
December 2018 
 
Planning policies in this NDP aim to shape places in ways 
that contribute to a radical reduction in greenhouse gas 
emissions; encourage the re-use of existing resources 
(including the conversion of existing buildings) and support 
renewable energy at the individual household, business and 
community level. 
 
Actions on climate change at householder and community 
level are needed now and must progress beyond the Plan 

 

 

 

 

 

 

 

 

 

No change  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

See explanation at page 1 of Section 1 – Climate 
Change. Target setting is regarded as appropriate to 
the implementation of programmes shown in EB15 
Contributions to the Parish Plan, but will depend on 
a realistic assessment of the resources available to 
the community and the Parish Council to achieve 
change. 
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period to 2030.- based on household survey during plan 
process 
 
However there is no trace of the required action these 
statements indicate is needed. 
 
2.2 Local target set in accordance with potential 
 
There is no apparent assessment of the potential for local 
policy to achieve required emissions reductions. 
The assessment2 which has been done, was carried out in 
late 2018 and presented to the Environment Committee 
and the NDP team but does not appear to have been drawn 
on – despite the requirement for such an assessment. 
 
This report noted gives 
• Energy use in the parish area 
• Carbon emissions from this energy use 
• Local renewable energy in use now 
• Potential for renewable energy in the Parish 
o Wind 
o Hydro 
o Solar PV 
o Biomass 
 
• Summary of installations for emissions reductions to Paris 
1.5C 
o Two potential pathways to zero carbon 
There appears to be little in the way of target setting within 
either the NDP draft document or the Climate Change and 
Flood Risk chapter 
It is possible that the report noted above on the energy use 
and renewable energy potential could be used as a starting 

 

 

 

 

Annual monitoring and reporting of 
adherence to the policies in this NDP 
will be introduced as part of the action 
plan at Chapter 10 

 

 

 

 

 

See response above. The AONB Management Plan 
contains relevant policies for the protection of the 
landscape, which the community values very highly. 
There is no obligation in law to set such targets 
within an AONB.  

 

 

 

 

 

 

 

 

 

 

 

Monitoring and reporting of the effectiveness of all 
the policies in the NDP, especially adherence to 
Policies when planning decisions are made will be 
introduced by the Parish Council as shown in EB15 
Contributions to the Parish Plan. This will include the 
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point for this target setting action 
 
2.3 Consistency Assessment of proposed policies 
 
The Climate Change policies needed to meet any “radical 
emissions reductions” as required by the planning 
legislation appear to be presented as the statement that 
nothing can be done as wind and solar PV would interfere 
with the AONB status of the area. 
 
However the statutory requirement to move to Zero 
Carbon by 2050, and to make significant changes by 2030 
requires that this issue is addressed by way of an 
Environmental Assessment which has not been carried out, 
except via the assumption that no change to the landscape 
will ensue. The government guidance is clear that this does 
not have to be an onerous task at the Neighbourhood Plan 
level of assessment. 
 
A target should therefore be set and then re-assessed after 
the EA regulations have been carried out regarding impacts 
of wind and solar to meet the initial targets, so that the 
vital change to Zero Carbon can be balanced against an 
objective assessment of AONB issues vs local resilience, 
rather than a blanket assumption that the now dated 
landscape assessment for Cornwall Council found in the 
main draft NDP document. 
 
The original document was prepared by consultants in 2011 
and was updated in 2014 by Cornwall Council. It should be 
noted that this landscape assessment was for wind energy 
and large scale solar arrays. It is also a key point that 
sensitivity in a landscape type is not the same as the ability 

effectiveness of all policies related to the mitigation 
and adaption of climate change effects.  
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to absorb change. 
 
In the last six years, since the Council updated that 
landscape assessment there has been significant change in 
the understanding of the nature and urgency of the climate 
emergency. It is also clear that climate change itself will 
negatively impact our landscapes if we do not take serious 
action to reduce emissions to zero. 
 
2.4 Monitoring framework 
 
This requirement would suggest the need for reporting at 
least annually as part of the Annual Monitoring Report 
process, but there is no sign of such a framework for 
climate action. 
 
3 Balancing shown in the draft NDP 

150 Policy H9 Flooding and Drainage 

We support the principle of a sequential approach to site 
selection based on flood risk, which is consistent with 
national policy. We do however consider that the policy 
wording should be refined so that it does not require all 
SuDs design features listed to be incorporated into 
development. For some developments, this may not be 
viable or feasible therefore flexibility is required in order to 
deliver the wider Plan objectives. 

Recommended amendment 

b. Development proposals in Flood Risk zone 1 will be 
supported provided they follow demonstrate that natural 
SuDs design features have been considered and 

H9 Policy H9 has been changed as 
recommended 

Comments agreed on H9 in respect of SuDs  
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implemented where feasible and viable within the drainage 
strategy, incorporating. Such features include: 

Permeable driveways and parking areas 

Water harvesting and natural storage features 

Planting schemes and enhancement of existing wetland 
habitat and adjacent land, in a way beneficial to wildlife, to 
slow water drainage. 

89 The plan acknowledges future climate change issues, such 
as flooding caused by rising sea levels and heavy rainfall. 
The choice by the parish council of one site to develop 
outside of recommendations by the plan, will possibly 
prevent future mitigation efforts for climate change, and 
thus is not acceptable. 

H9, HE3 No Change The respondent’s point is noted. However, the 
planning system is not sequential to the NDP, but 
proceeds in parallel. The planning process will assess 
the ability of the design of any proposed 
development to contribute to mitigation and 
adaptation of future climate change effects: for 
example, the crucial need to ensure that land is not 
built on that that forms a natural sustainable 
drainage area, especially in respect of water runoff 
from extreme rainfall events. 

 

  



134 

 

13. RENEWABLE ENERGY 

 Consultees’ comments 
Policy / 

Para 
Change Rationale 

2 Chapter 7 Energy and Climate Change Mitigation 
 
7.1 Introduction 
Include a short introduction pointing out the fact that 
around 75% or more of the local carbon footprint is caused 
by fossil fuel use for electricity, heating and transport 
services. Therefore the local response to the climate 
emergency must be to: 
a) reduce fossil fuel use by energy demand reduction and 
energy efficiency measures such as improved heating 
controls, increased insulation, high standards for new 
builds, reduction of travel needs 
b) replace the remaining energy demand with renewable 
energy supplies, and 
c) introduce carbon sequestration (long term storage) in 
local soils and the marine environment via regenerative 
agriculture, increasing biodiversity and helping increase 
local marine grasses. 

7.1 The introduction to Chapter 7 has 
been re-written to take account of 
these issues, and the emergent 
themes in the climate Emergence DPD. 

These suggestions are welcome and have been 
considered in the re-write of the introduction to 
Chapter 7. 
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13 Section 7.1: The 2050 zero carbon deadline is too late – we 
know that, and can see the impacts playing out already – 
we can’t wait another 30 years before taking any serious 
action. Prioritising ‘vistas’ over the installation of 
renewables is madness at this point in time. 

7.1 The introduction to the climate change 
and Renewable Energy Chapter 7, and 
the RE Objectives have been updated 
to acknowledge the new Climate 
Change aspiration of zero carbon by 
2030 

The introduction to the climate change and 
Renewable Energy Chapter 7, and the Objectives 
have been updated to acknowledge the themes in 
emergent climate Emergency DPD , currently out for 
consultation. The relationship between the policies 
in this Plan that support the development of 
renewable energy, subject to the protection of the 
AONB, and the climate emergency DPD has been 
strengthened in this way. 

2 7.2 Outline of potential renewable energy sources 
 
This is a logical place to include an assessment of the 
technical potential for wind, solar, biomass, hydro, small 
scale tidal etc. Such information is included in reports 
already available to the NDP team. Where it needs 
supplementing the Mylor CAG Energy Group are willing to 
help at short notice to ensure accurate information is used 
as evidence. 

7.2 No Change A report to the Parish Council on the potential for 
community owned renewable energy projects is 
included in the Evidence Base at chapter 9. 
Additional information in the  

2 7.3 Impacts of renewable energy installations 
 
This should include an outline of the potential need for 
renewable electricity and what that means in terms of wind 
and solar PV- roof top and land arrays with potential useful 
scale ranges. This could include the assessment of visual 
and landscape impacts against the potential demand for 
local renewables, and against a more accurate 
understanding of the limits of the landscape study noted in 
section 4 below. 

7.3   
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This section should also include the potential for more 
woodland/coppice for biomass production for heating and 
its potential impacts – which are mainly positive in terms of 
visual impacts and biodiversity increases. 

2 7.4 Renewable energy objectives 
 
The legal obligation outlined at the beginning of these 
consultation comments in Section 1 indicates that this 
requirement is to ensure policies are in place to ensure 
reductions in greenhouse gas emissions to meet UK law of 
net zero by 2050. Strategic policies such as these are 
required for topics needing thinking and planning for over 
fifteen years. 
 
The renewable energy objectives are therefore required to 
be aiming for policies to meet UK law by rapidly reducing 
local emissions to zero. As it takes some time to change 
energy infrastructure local plans could allow for this by 
planning ahead and structuring energy objectives to target 
local renewable supplies for 100% of demand by 2030, 
providing that significant steps are taken to reduce energy 
demand in the Parish. 
 
Such a percentage would also help meet Cornwall Council’s 
target of net zero carbon by 2030. 
 
Mitigation objectives 
 
If this chapter is renamed as suggested to Energy and 
Climate Change Mitigation then it is also appropriate to 
include the objectives regarding land use and regenerative 

7.4 Policies following the ‘golden thread’ 
principle have been strengthened 
throughout the NDP, together with 
some accompanying text, in line with 
some of the suggestions under 7.4 for 
Objectives and 7.5 for Policies  

Comments on the RE objectives and policies are 
agreed as examples of measures needed to mitigate 
and adapt to climate change. The suggestions at 7.4 
for Objectives, and 7.5 for Policies have been drawn 
upon to strengthen Objectives and Policies in the 
plan. 

However, it is not accepted that there is a legal 
obligation, as suggested in the comments, to use the 
medium of NDP policies to introduce a programme 
against set targets to achieve 100% RE in the parish 
by 2030, even if that was practicable in the 
timescale.  



137 

 Consultees’ comments 
Policy / 

Para 
Change Rationale 

agriculture to increase carbon sequestration in local soils. 
This would also need to link to other chapters. 

2 7.5 Renewable energy policies 
 
It would be coherent with the rest of the aims of the NDP to 
develop more positive policies, which are encouraging 
rather than blocking installations and help to meet the 
required targets 
 
Policy RE 1 a) should be reworded as it is hard to integrate, 
for example, a PV land array to directly supply electricity to 
local properties as this would require significant extra 
overhead lines across the Parish. At present electricity flows 
into the Parish via the substation at Penryn. Local electricity 
generation would probably be consumed firstly within the 
Parish, and there are now potential schemes to allow 
people to indirectly purchase the electricity from a local 
installation. 
 
Suggestions for policies 
 
The Plan supports applications for the following types of 
renewable energy developments to enable the targets 
noted earlier to be met within the Plan period:- 
 
1. Renewable energy installations where they are wholly or 
partly owned by the Community, and some benefits flow to 
the community for carbon reduction or environmental 
enhancement within the parish 
 
2. Integrating renewable energy into the built environment, 
with all new buildings to be zero carbon in operation and 

7.5 Renewable Energy Policies RE1-RE4 
have been revised to encourage and 
support all the forms of energy 
production for community and 
individual households mentioned 
opposite. 

The details of the design of proposals are specific to 
individual planning applications, including, where 
appropriate, connections to the local distribution 
network and schemes for the commercial 
apportionment of costs and benefits. The is no direct 
mapping across from the boundaries of Mylor Parish 
that define the area covered by this Plan, and the 
present electricity supply network. 
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retrofits undertaken to a similarly high standard. 
 
3. Schemes which locally integrate production and 
consumption of energy and its storage, alongside energy 
demand reduction measures 
 
4. Land based solar panel arrays where they are sited to 
ensure low visibility – by for example being behind Cornish 
hedges, on the flat ground at hilltops, at appropriate scale 
for the local landscape 
 
5. Wind turbines where they are wholly or partly locally 
owned, 
 
contribute to the local economy and are situated in the 
identified suitable wind turbine areas in the attached map 
of the Parish. 
 
6. More trees for biomass energy especially where mixed 
coppicing is practiced and the associated products will be 
locally worked for sustainable uses as well as for energy 
supply locally 
 
7. All new buildings to have electric vehicle charging 
facilities 
 
8. All new building developments to enable renewable 
energy 
 
sourced heating systems either at the building level or over 
the whole development 
 
9. Proposals using the local hydro and marine energy 
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resources for electricity and/or heat generation for local 
use 

36 The discussion of solar panel fields is insufficiently precise. I 
note that in oath parts of the country 'diversification in 
agriculture' (Page 52 section b.3) has resulted in sheep 
grazing under and around the panels which could therefore 
be said 'not to prejudice the site's continued use as a farm. 

7.5, RE3 No change to policy RE3 It is acknowledged that it is possible to graze under 
solar installations. NDP Policy RE3 points to a route 
forward to the establishment of small scale Solar PV 
in ‘barely visible’ locations, which exist due to the 
topography and natural woodland screening of the 
parish landscape. 

36 The suggestion at Page 65 that permission should only be 
given to those installations that can 'hardly ever be viewed' 
relying on topography an screening seems vague. If trees 
are cut down, it could be 50 years bee screening is 
reinstated by regrowth. The language on page66 at RE4 is 
to be preferred 'is shelled by topography of the landscape'. 

7.5, RE4 No Change The respondent’s observation about future 
reduction in screening by cutting trees down. A 
planning mechanism to preserve trees acting as 
barriers would need to be explored, similar to the 
present Tree Preservation Order. It is acknowledged 
that topography would be the main driver in 
investigation into siting. See also the response 
above. 

9 Renewable energy is inappropriate for MB as it is an AONB 
therefore care must also be taken with siting new builds as 
these may well block vistas. 

7.6 Map P No Change The landscape policies and RE policies in the NDP 
seek to maintain a balance between the need for 
renewable energy and preservation of the AONB. At 
present policies and guidance at the higher level of 
the Local Plan and planning guidance favour 
protection of the AONB over siting of wind turbines, 
though this may possibly change in the future. The 
NDP does not plan to site any wind turbines in the 
parish that are not already allowed via Permitted 
Development Rights.  

10 Renewable energy is inappropriate for MB as it is an AONB 
therefore care must also be taken with siting new builds as 
these may well block vistas. 

7.6 Map P No Change See response above 
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2 3.2 Chapter 7 renewable energy 
 
The renewable energy chapter 7 has some factual errors 
which are noted in Section 4.1.1 below. 
As regards balance in the main NDP document, there 
appears to be little recognition of the need to meet the 
urgent action required by the climate emergency which 
both the Parish and Cornwall Council have signed up to. To 
enable the Parish communities to respond to this 
emergency and to ensure a zero carbon energy future 
requires that:- 
• the NDP carries out its legal requirements as noted in the 
first section of these notes and 
• ensures that the climate emergency is taken into account 
when assessing landscape issues and the need for local 
clean energy and 
• starts a process of searching for the best compromises in 
landscape and nature alongside community resilience and 
the need for local renewable energy installations. These can 
also help with local economic development. 

7.7  

 

No Change 

 

 

 

 

No Change 

 

 

The section 4.1.1  from the respondent’s original 
paper could not be identified. Chapter 7 of the NDP 
has been reviewed and no specific factual errors 
have been found. 

 

 

The comment opposite that the NDP needs to be 
changed to meet a list of legal obligations was first 
raised in Section 1 – Climate Change, and has been 
responded to on page 1 of that section..  

2 3.2.1 7.7 Renewable Energy –objectives 
 
The renewable energy objectives provide a useful start to 
the assessment of the policy and practical need but do not 
provide much clarity. There appears to be confusion 
between the different elements of renewable energy, 
energy demand reduction and carbon sequestration. 
 
For example b) covers energy demand reduction through 
energy efficiency measures rather than renewable energy 
per se. Equally c) is about carbon absorption – presumably 
via carbon sequestration in the soil – but mentions 

7.7 The RE objectives have been re-written 

 

 

 

 

 

 

 

The suggestions for clarification of the RE objectives 
are welcomed as constructive and valuable. The RE 
objectives have been changed to more clearly 
separate energy efficiency, renewable energy 
generation and carbon dioxide sequestration. 
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biomass. 
 
The objectives do not appear to be supported by the 
policies proposed in 7.8, which are purely regarding 
renewable electricity generation and do not include other 
renewables such as biomass for local heating, or anaerobic 
digestion of farm wastes for biogas production both of 
which could provide useful amounts of low carbon heat and 
increase local biodiversity. 
 
This section as presented in the present draft raises many 
questions about the proposed methods of the NDP to meet 
the legal obligation to propose plan policies which are 
“designed to secure” the outcomes in question including:- 
 
• a robust assessment of the potential for local policy to 
achieve local emissions reductions over the plan period, 
taking into account the UK’s net zero commitment under 
the Climate Change Act; 
 
• a local target set in accordance with that potential; 
 
• an assessment of proposed policies’ consistency with that 
target; and 
 
• a monitoring framework 
 
As noted in Section 1 of these comments the NPPF backs up 
this requirement in clear terms as repeated here:- 
 
The planning system should … help to: shape places in ways 
that contribute to radical reductions in greenhouse gas 
emissions ... Plans should take a proactive approach to 

 

 

 

 

 

 

 

No Change 

 

 

 

 

 

 

 

For the reasons given at the start of Section 1 – 
Climate Change outside the remit of the NDP to set 
local targets and implement projects and monitoring 
systems to achieve specific goals, such as a zero 
carbon parish by 2030.  

It is clear that the bulk of the issues raised in the 
commenting paper are based on the belief that the 
NDP is subject to ‘test of soundness’ and so is 
required by law to act as vehicle to develop and 
deliver such a detailed, mandatory plan for achieving 
the current national target of net zero carbon Parish 
by 2050, or if in line with the aspirations of the 
Cornwall Council DPD, net zero by 2030. However 
such a test of soundness only applies to Local Plans 
and not to NDPs.  

A Climate Change Action Group of the Parish Council 
has already been established and has held several 
public meetings, although progress is currently 
curtailed due to Covid-19 restrictions. The list of 
requirements quoted by the respondent is accepted 
as representing desirable aims overall, and it is 
accepted that the Policies in the Local Plan and 
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mitigating and adapting to climate change … In line with the 
objectives and provisions of the Climate Change Act 2008.’ ( 
added emphasis) 
 
The operative words which appear to apply here are 
“radical reductions” 
 
  
The legal balance of the Draft NDP would be better served 
if the energy policy objectives are significantly strengthened 
towards meeting zero carbon objectives. 
 
3.2.2 Proposed changes 
This gives an indication of a more useful section on energy 
and climate change which would meet the legal 
requirements of climate change mitigation policies. 

emerging Climate Change DPD together will provide 
useful guidance for the future, especially if targets 
are cascaded down, and resources are made 
available at Parish Council level to take matters 
beyond the limits of voluntary effort once the DPD is 
adopted.  

The EB 07 report also highlights issues to be resolved 
at the strategic level in the future to 2050, including 
coastal erosion affecting the Fal Ria, which will be 
taken up in comments by the Parish Council on the 
emerging climate change DPD. 

The respondent refers to an attached report “Energy 
in Mylor Parish : Prepared for the Environment 
Committee of the Mylor and Flushing 
Neighbourhood Development Plan process on behalf 
of Transition Falmouth December 2018’ 
which was presented to the Parish Council that has 
not been included in the evidence base of the NDP.  

Some aspects of this report were welcome and have 
been incorporated into the Climate Change report 
EB 07, including the assessment of the parish energy 
consumption baseline. However, the report has not 
been included verbatim into the Evidence Base of 
the NDP on the grounds that some measures in the 
report were either not supported, or not regarded as 
appropriate for the NDP to pursue. 

For example, it was claimed that the NDP was under 
a legal obligation to show on a map in the Plan 
where 1-2 MW wind turbines should be optimally 
sited in the Parish, when it was clear that such 
proposals were not supported by the majority of the 
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public, nor by current policies for the protection of 
the AONB. Hence including the full report in the 
evidence base would have implied acceptance of a 
range of commitments that were not at present 
supported by Cornwall Council’s adopted policies in 
the AONB management plan, nor by the overriding 
desire of the public to preserve the AONB and its 
iconic views of the coastline of the Fal Ria as their 
top priority concern.  

The respondent also commented that the paragraph 
and maps of permitted development rights 
exclusions was incorrectly presented. On review, this 
section has been removed as this information is kept 
up to date and accessible by the Local Planning 
Authority, and its inclusion adds little of value to the 
NDP. 
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8 Whilst I have answered "Yes" above, and the Plan overall is 
excellent and the result of a great deal of rigorous hard 
work by the NDP Team, I have grave misgivings about 
endorsing it completely due to the absence of clearly 
defined POLICIES carrying actual statutory weight for 
developing Renewable Energy in the Parish to address the 
Climate Emergency 
 
Irrespective of my own opinions on this, as I understand it 
such policies would need to be in place for the Plan to pass 
legal scrutiny by Cornwall Council.  
 
Please see the document submitted today by Charmian 
Larke, a respected local professional and expert on 
Renewable Energy and Climate issues, titled "Mylor draft 
Neighbourhood Development Plan: response to 
consultation September 2020: Comments from members of 
the Mylor Climate Action Group Energy Committee" which I 
have read in full and thoroughly endorse.  
 
I am also disappointed that the useful report mentioned in 
the above document ("Energy in Mylor Parish: Prepared for 
the Environment Committee of the Mylor and Flushing 
Neighbourhood Development Plan process on behalf of 
Transition Falmouth December 2018") seems to have been 
neither used nor referenced in this final draft of the NDP. 

7.8  

 

 

 

 

 

 

 

 

 

 

 

 

The Energy in Mylor Parish document 
is included in the Evidence Base at 
EB10. Reference to it has also been 
made in EB15 Contributions to the 
Parish Plan and in EB07 (Climate 
Change and Flood Risk report) for its 
valuable ideas on taking forward the 
implementation of climate change 
mitigation and adaptation 
programmes in the parish.  

There is no requirement to introduce policies in the 
NDP . However, the Plan has 4 policies in relation to 
renewable and low carbon energy schemes which 
seek to support and encourage community owned 
solar photovoltaic generation subject to balance 
with the need to protect our valued landscape and 
AONB.  

When made (adopted) all planning policies in the 
Neighbourhood Plan will have statutory (legal) 
weight in the planning system. 

 

 

 

The comments by Charmian Larke  are listed in full in 
this Section.   

2 7.9 renewable energy – evidence 7.9 No Change The potential for the leat supplying water to Perran 
Foundry to be re-used is an attractive idea that may 
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There are several problems with this section as the 
evidence given here is scanty and does not include the 
information in the report noted earlier2 . While this section 
does include a note about the government grant funded 
study in March 2019 for Mylor Parish on local renewables 
which focussed mainly on hydro potential within the Parish. 
This report however does not reference the potential to re-
build the hydro mill at Perran-ar-Worthal Foundry, where 
despite residential re-development, the major parts of the 
leat and the head still exist and could give potentially a local 
plant greater than the other possible sites in the Parish. As 
the Parish boundary is the river, this can be counted as in 
the Parish. 

It is not clear what the “radical action” referred to the 
Climate Change and Flood Risk report is which the 
volunteer Climate Action Group in the Parish could achieve. 
As noted below the suggestion that the Group should take 
on responsibility for implementing the NDP climate 
objectives has neither been proposed to, nor accepted by 
the Group. 

 

 

 

 

 

 

 

 

 

 

No Change 

come to pass in the longer term, but in the Plan 
period to 2030 this is not seen as feasible, following 
field visits and studies of the original Victorian design 
by the NDP team members. 

This is because the original extraction point to make 
water flow rates viable is much further upstream on 
the river Kennall near the railway arch at 
Ponsanooth, and from there key sections of the 
upper part of the leat have been built over for 
industrial development and sewage treatment, or 
absorbed by land use. There is also the challenge of 
crossing the main A39 where previous bridges 
allowing water flow have been destroyed for the 
leat, and only maintained for the river Kennall itself. 

It is accepted that there will be a need to initiate 
new arrangements and roles for these groups and 
achieve both engagement with the public and 
commitment form volunteer groups as part of the 
downstream actions included in EB15 Contributions 
to the Parish Plan.  

Such a process was required to enable volunteers to 
develop this NDP over a 3-year period of work. This 
highlights the real practical difficulties of 
implementing radical change through the action of a 
small group of volunteers alone, without the 
necessary resources and support at higher levels of 
government.  

13 Section 7.9: Refers to appendix D re. formation of a climate 
action group to oversee community energy 
implementation. Appendix D doesn’t mention anything 
about this however. There already is a climate action group, 

7.9 No Change 

 

EB15 Contributions to the Parish Plan identifies 
proposed actions for the Parish Council to take 
forward, and does not assume that this is either 
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with no funding, and no skills to implement a community 
energy scheme – I don’t believe they are even aware that 
this is something the NDP is saying they will do. 

 

 

 

 

 

Appendix D: States an aim for 2 parking spaces per house. 
Do we really want to encourage each household to own 2 
private cars? Suggest 0 parking spaces, but good secure 
bike storage, a couple of co-cars, and a policy that people 
can only move in if they don’t drive. Then you could call it 
an ambitious eco-development, which other places locally 
could look to for inspiration. For example: 
https://www.euronews.com/living/2020/03/10/what-s-life-
like-inside-the-uk-s-first-zero-carbon-eco-village  

 

 

 

 

 

 

 

 

 

No Change 

happening now, or is the responsibility of an existing 
group.  

It is fully accepted that the commitments to move 
towards a zero carbon future in the parish will 
require much more support, mainly from outside 
and above the parish governmental level, in the 
form of new laws and planning policies, subsidies for 
low carbon forms of heating and transport, and 
significant market intervention to provide the 
necessary incentives for parishioners to make the 
required choices and changes to lifestyle, 
particularly for home heating, transport and solar PV 
demand offset.  

It is an open question whether providing 2 spaces 
will encourage people to own 2 private cars – those 
with financial capacity to purchase new build 
dwellings will often already own 2 cars for 
convenience, but can still take steps to reduce their 
carbon footprint via a radical reduction in miles 
driven, and a switch to EVs Accommodating cars, 
and also boats, which are prevalent in coastal areas, 
in development is important although it is important 
to acknowledged that making steps in the right 
direction towards less reliance on cars, particularly 
for short distances, even if households continue to 
own them in the same numbers as today is crucial to 
progress. It is important to get the balance between 
accommodating cars and not giving too many 
spaces. Standards will tend to be set at CC level and 
NDPs are discouraged from requiring standards that 
are different unless there is clear evidence that it 

https://www.euronews.com/living/2020/03/10/what-s-life-like-inside-the-uk-s-first-zero-carbon-eco-village
https://www.euronews.com/living/2020/03/10/what-s-life-like-inside-the-uk-s-first-zero-carbon-eco-village
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should be higher or lower. Appendix D is guidance 
and not a requirement.  

Planning policy cannot require occupants of new 
housing to only move in if they have no cars – it is 
not the planning system’s remit to do that and 
developers will claim it is onerous and goes beyond 
planning policy. While low car space developments 
do exist, they tend to be in urban areas where there 
is good access to public transport options and a wide 
range of shopping choices and services available. 
Bedzed is the classic example. It is unlikely to be a 
viable or attractive proposition for developers in 
Mylor. It is accepted that the planning system and 
planning policies need to recognise a reality where 
there needs to be a balance between car spaces and 
good / sustainable accessibility and while there 
should indeed be carrots such as good and secure 
cycle storage (as a matter of course) and car sharing 
clubs (which cannot be required or enforced through 
planning system). In other words in most rural 
locations there has to be a balance.  

65 RE2: Wind turbine development 
a. Wind turbines will not be allowed unless the NDP 
allocates an area suitable for wind turbines. (NPPF para 
154, footnote 49.) As your plan does not allocate an area, 
this policy is redundant. 
b. this could be reproduced in the supporting text but there 
is no need to have a policy about compliance with strategic 
policies. 

RE2 Policy RE2 has been deleted Comments no 65 are agreed. 
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83 Any new wind turbines must not be positioned where they 
spoil the beautiful views with our AONB 

RE2 No Change The respondent’s comment is agreed. The policy RE2 
has been removed, as there is no intention to 
identify sites for wind turbines in the AONB. See 
comment 65. 

111 And on renewable energy, I'm completely in favour but 
would like to see the rules being relaxed for roof-top solar 
panels so that energy efficiency can be improved and 
carbon emissions reduced as fast as possible. 

RE3 No Change Comment noted - at present roof top solar PV is 
permitted development, except in conservation 
areas. A balance has to be struck with the visual 
impact of roof mounted solar PV. These concerns 
will soon fade on the introduction of the next 
generation of integrated solar PV tiles as opposed to 
panels, which will be indistinguishable from present 
day tiles by design.  
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17 

 

 

 

 

 

 

 

 

It states that over 80% of respondents to the main survey 
support: 

Housing for local people 

The community has stated a preference for two affordable 
housing sites: Extensions to Robert Rundle Way in Mylor 
Bridge, and Tregew Meadow in Flushing. 

The above 80% figure is misleading as it’s difficult to 
understand how it was achieved.  
 
The first main survey, regarding housing for local people, 
distributed to 1800 households in March 2018, was 
completed by 900 residents. See page 15. Apparently this 
percentage represents 45%; or is it (35%?), of the parish 
population of 2548 inhabitants.  
 
 

Page 8 The text has been changed as not all 
the things listed achieved 80% 
agreement. 

Note: this respondent raised a number of questions 
about the data and these have been broken up into 
separate responses, for clarity.  

All the surveys were carried out using industry- 
standard sample sizes based on population (approx. 
2,697) rather than the number of households. We 
used a confidence factor of 95% and we aimed for a 
Margin of Error of 5% or less.  

While it would be good to have a 100% return from 
the community to any survey, this is never going to 
happen. When any survey reports ‘80% of 
respondents agree with statement X’, it is taken that 
the sample size was sufficiently large to be 
representative of the total population and that the 
difference between Agree and Disagree is 
sufficiently large to provide a minimum of 95% 
confidence. 

17 The second survey concerned community preferences for 
affordable homes development sites and sites for 
preservation. This was sent in May 2019 by e-mail to 674 
recipients of whom only 350 returned complete; 189 were 
Mylor residents another 125 from Flushing residents and 36 
from elsewhere. See NDP Page 16, fig 1.4 ;page 22, fig 3.4. 
And the Housing sites survey analysis, Chap.12; page 2.  

EB 12 No change  

 

 

 

 

 

The same formula applies as above. Reading EB12, 
you will see that the margin of error drops to 85% 
which is why a number of sites fell below an 
acceptable confidence factor. However, the leading 
sites, both pro and con, do stand up to analysis, even 
on what the respondent describes as a low base. 

As the survey was only intended to suggest a 
strategic direction rather than the selection of an 
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It is unknown how many extra respondents attending the 
two fairs and those responding to the NDP blog had their 
views recorded. 

To conclude; 350 respondents represent 13% of the 
population. This is statistically insignificant. It’s therefore 
questionable whether the housing sites survey achieved a 
large enough sample of people to be conducted fairly. NDP 
page 8, statements in italic above, imply that there is much 
greater support for the two preferred sites E and F in Mylor, 
and sites C and D in Flushing than statistically support this 
statement. 
 
Has the data from two separate surveys been combined? 
Both had different sample numbers and were conducted 
using different mediums; eg, hard copies of questionnaires 
to a greater sample; vs e-mail surveys to a far smaller 
sample of respondents. 
 
How can the above figure of 80% be representatively valid? 

 

 

 

 

 

 

 

 

The text has been changed as not all 
the things listed achieved 80% 
agreement. 

actual site, the results were adequately 
representative. Had the choice been of an actual site 
then a larger base would have been required to give 
greater confidence.  

The people who answered the survey at the Fairs 
were added in to the totals, as if they had responded 
online. 

 

 

 

The leading paragraph has been amended to avoid 
the confusion. 

 

17 The sites for development were pre- selected and 
participants asked to select the most and least favoured 
sites. They had no contextual information concerning the 
implications of development, e.g. Extra traffic through the 
village; five fields of land (2.5 hectares) being proposed for 
development of 64 future dwellings with possibility that up 
to 50% of the dwellings might not be for social housing; loss 
of rural landscape and historic hedges while some 
respondents may not have been familiar with the sites 
which were not in their own village.  

EB12 No change The sites offered in the survey were effectively ‘All 
sites abutting the proposed settlement boundaries 
which could conceivably be available for 
development as Policy 9 sites’.  

The intention was not identify specific sites for 
development. Had this been the purpose then the 
sort of detailed analysis suggested here, with 
technical assessments etc, might have been 
necessary.  

Consideration of technical matters such as traffic 
volumes etc will be a matter for consideration if 
there are a limited number of competing sites, or at 
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planning if a single site comes forward with a 
proposal. 

33 

 

 

 

 

HOUSING SITES SURVEY ANALYSIS 

There are approximately 1400 households in Mylor Bridge. 
Monkey survey relating to the housing sites survey analysis, 
was sent to 674 recipients of whom only 350 were returned 
complete; and only 189 of these were Mylor residents. 
Others may have completed responses if they attended 
various consultation presentations. Clearly the NDP 
committee have been unable to elicit responses from more 
than 50% of the Mylor community of which 48% are over 
the age of 55yrs. and may not have/use the internet; are 
older/disabled/ unable to attend presentations; and those 
uninformed/unengaged with the NDP. With hindsight, the 
most effective and economic way to have sought a more 
representative view of available housing sites would have 
been to include a survey for villagers to complete through 
the Community Magazine which everyone reads; and the 
village notice boards. I therefore suggest that in order to 
achieve the 51% required in a referendum that the NDP 
committee use the Magazine/notice boards as a means to 
disseminate the appropriate information to the villagers in 
both communities. 
 
 

4.8, App A No change This respondent has made a number of comments 
which have been broken up here for clarity. They 
declare an interest in that they live close to the sites 
mentioned in Mylor Bridge  

The housing sites survey was not a referendum but a 
survey sent by email to those that indicated they 
wanted to take part and also face to face at various 
events in both Flushing & Mylor Bridge. Its existence 
was widely advertised in the parish including on 
telegraph posts. They were then available, with 
explanations, at the fairs in both Mylor Bridge and 
Flushing. 

In a separate survey, when comparing response 
rates from various media, we discovered that results 
from the Mylor Magazine were extremely low (just 7 
responses) so it was not relied on as a means of 
delivery. 

To achieve validity the survey did not need 51% of all 
residents to be contacted or to respond. The sample 
size needed to be valid for the population size and 
the SG needed to be confident that those 
responding were able to do so. The sample size was 
based on population rather than numbers of 
households as this gives a more accurate figure 
when scaled up. 

33 Development in the village is a contentious issue. I note the 
SHLAA 2012-15 Pages A-5/6/7. Page A-5 does not include 
Zones E and F. No explanation is included as to why this is 

4.8, App A No change The purpose of the survey was not to specify specific 
new sites for development, merely the directions of 
growth the community believed were most 
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so. It is unfortunate that zones E and F, A- 4; have been 
selected by a process of elimination due the other factors. 
The tenant farmer was given notice to quit back in 2017 by 
the landowner. Were zones E and F subsequently selected 
after stakeholder discussions on Oct 2018? The 
consultation resulted in strong preference for the direction 
of growth out into AONB in zones E and F; page 30 .4.8, as 
well as sites for preservation for environmental reasons. 
This land constituting 2.5 hectares of AONB historic 
agricultural land with Cornish field boundary hedges is 
destined to be designated a ‘rural exemption site’. There 
should be a strict limit on the extent of rural land in any one 
area which can be so designated to enable development in 
Local Plan Policy 9; and the Cornwall South coast central 
ANOB management Plan 2016-2021.  
 
 

appropriate, and which areas were most important 
for preservation.  

Many of the respondent’s helpful remarks would be 
relevant were a planning application to come 
forward. 

The sites offered in the survey were effectively ‘All 
sites abutting the proposed settlement boundaries 
which could conceivably be available for 
development as Policy 9 sites’. Some of these had 
been included in the SHLAA, some had not. 
Importantly, as Appendix A says, the SHLAA was a 
technical assessment following a ‘call for land’ and 
did not involve the community at all. The owners of 
areas E and F did not put forward their land at the 
time and thus were not included in that exercise. As 
they abutted the proposed new settlement 
boundary, they were included in this survey.  

33 Appendix A, pages 20/ 23; note 7.6. It is proposed that the 
mauve zones E and F link Bells Hill and Passage Hill with a 
new access route emerging onto Passage Hill with provision 
for bicycles/pedestrians and preferably for vehicles.  
 
• I do not see from where this vehicular access can emerge 
onto Passage Hill as the present narrow farm track adjacent 
to zone F, is bounded by various properties. Viz: House 
numbers 12 and 14 facing onto Passage Hill with the 
properties of Little Greystones and Lynmara (No. 13) 
situated off the farm track but up the same tarmac 
driveway. 
 
• As residents of these properties, we require a 

4.8, App A No change  

 

 

 

Access to Passage Hill. This is an aspiration were a 
development to take place in this area. The Plan 
emphasises the need to make the village pedestrian 
and cycling porous, and to avoid a series of small cul 
de sacs. Determining if and where access might be 
created would be a matter were the sites to come 
forward at planning 
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consultation on this matter with the steering committee. 
We need to know in advance whether developers are going 
to compulsory purchase certain driveways, 
properties/gardens? The same driveway is shared by 
occupants of Lynmara and Little Greystones which has right 
of access over it. The T junction at the end of the drive has 
an access route onto the farm track proceeding into 
Passage Hill. Little Greystones occupants have to back down 
the drive as there is no spare turning space outside 
Lynmara. 
 
• The second proposal for some public open space for play 
facilities potentially funded by developers or from CLL 
contributions. This should be sited near to the new school. 
This idea is welcome; but which body will be responsible for 
the maintenance and upkeep of same?  
 
• The third proposal is to include a pedestrian link to the 
neighbouring fields adjoining zones E and F in order to 
facilitate future development. There are a further three 
/four large fields above zones E and F, bounded by a dark 
green line, see A-13; along this northerly aspect.  
 
I do not see how the loss of this substantial amount of 
sloping land in rural AONB can be justified. It appears that is 
land has conveniently been predestined for future 
development; without having any knowledge of the future 
context for building. These are historic agricultural fields 
with mature hedgerows/banks of indigenous trees 
including sessile oaks, acting as a ‘village lung’ flushing 
clean air down into the village; The fields bounded by 
hedge/banks above areas E and F and up to the boundary 
with the Restronguet/ Carclew road along Mylor Clump also 

 

There is no question of compulsory purchase. The 
Plan is merely indicating the community’s view that 
the favoured area for development is to continue to 
extend the existing Robert Rundle development onto 
some of the empty land in that area of the village. 

 

 

 

 

Play facilities: this is another aspiration which 
reflects the standards set out elsewhere in the Plan: 
that people should have public open space (better 
than a road in a cul de sac) close to their homes. The 
Playing Fields are too far away and there is no safe 
pavement access to this for children. 

 

 

 

 

 

Additional fields and loss of AONB: the dark line 
referred to (now replaced with an oval) represents 
the wildlife limit beyond which development should 
not take place for many of the reasons that the 
respondent highlights.  
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contribute to the microclimate of the village. They sustain 
flora like bluebells and the dark sky environment at the top 
of the village. These areas also provide a wildlife sanctuary 
area where buzzards, barn owls and bats use as their 
tranquil foraging corridor between Bells Hill and Passage 
Hill and they significantly contribute to the ANOB 
biodiversity environment. This significant amount of land 
loss in ANOB cannot possibly be justified or compensated 
for by just planting a few trees/rewilding a few corners 
around the village. This is grossly insufficient compensation 
for loss of several hectares of ANOB rural green belt land, to 
the built environment in perpetuity. Most villages will not 
have picked up on this future outcome. 
 
To compensate for the loss of rural landscape in AONB 
within areas E and F; the land above these zones abutting 
the road could be preserved as wooded area of indigenous 
trees and grassland. NDP, Page 42, W2 (c), recommends 
that a minimum of 10% proportion of land to development 
should be set aside for tree planting. This would enhance 
the sequestration of CO2 generated by the development in 
zones E and F; help mitigate climate change, conserve 
wildlife habitats; and protect the natural environment in 
ANOB. The allotments could also be situated here. This 
proposal to protect woodland and permanent grassland 
would dovetail with Policy L4, page 39, and ANOB 
management plan, 2016-2021, conserving and enhancing 
the natural beauty of the protected landscape character, 
see D-5. 
 
Further comments in relation to Development of Areas E 
and F 
 

 

Any loss of AONB is deeply regretted, as the Main 
Survey demonstrated but this is where the two 
Objectives of developing additional Affordable 
House and preservation of the AONB are in conflict. 
No decision will be easy and all land surrounding 
Mylor Bridge is either sloping or so flat that it is likely 
to flood.  

 

 

 

 

Buffer zone: this is a good idea for re-wilding in the 
area indicated as Wildlife limit, thus protecting 
Mylor Clump and providing a green backdrop to any 
development 
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It is only reasonable that the transition boundaries between 
existing houses in Parc Peneglos, Greystones House; and 
along the margin boundary of houses ‘Little Greystones’ 
and ‘Lynmara, at 13 Passage Hill; are protected from the 
new developments. This could be achieved by incorporating 
an environmental green buffer zone of substantial width 
with suitable foliage of appropriate height (not trees to 
obliterate light). This would sustain the existing biodiversity, 
and act as wildlife corridors. The reason for this is that the 
curtilage of each of the two latter properties lies very close 
to the easterly boundary of area F. At present these two 
properties enjoy rural views west to the setting sun, the red 
light atop Carn Brea, views up to Mabe, the two windmills 
on Long Downs ; the starry night sky with the Plough 
constellation; the flights of the barn owls, buzzards, bats 
and the flight paths of birds migrating north. Only today, 
7th September I saw a barn owl at 6.50 a.m. flying towards 
Broads Lane. Therefore, development in Area F along our 
westerly boundaries will/may significantly devalue our 
properties and difficult to sell. 

 

Housing buffer: another good idea which would be a 
consideration were a proposal to come forward to 
planning 

 

19 We have concerns regarding the proposed area for housing 
in Mylor. We were led to believe that the development of 
Rundle Way would not impact on Passage Hill. We now 
learn that the development would go up to the existing 
houses in Passage Hill and include vehicular access onto 
Passage Hill. This would firstly be dangerous as the Hill is a 
busy road with scant regard to the existing 30 mile hour 
limit. To increase the width of the existing lane would 
impact on the historic environment as both Nos 12 and 14 
are old buildings and part of the character of Mylor, The 
Meadows backing onto Passage Hill are wildlife rich and 
have never been subject to intensive agriculture. Owls and 

4.8, App A The text has been changed as not all 
the things listed achieved 80% 
agreement. 

The opening paragraph indicating 80% support for … 
has been revised (See previous comments) 

The Plan is not recommending a specific 
development, merely an area of the village, outside 
the boundary where the community believed that 
development of further affordable homes should 
take place. Whether a development in the area 
preferred by the community stretched from Passage 
Hill to Bell’s Hill would be a matter for the planners 
but it is noteworthy that this would mean an 
expansion of the village far beyond anything the 
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bats as well as small mammals and birds of prey regularly 
use the area. The development would necessitate removal 
of hedges which would be against your aim of protecting 
the environment. 
In the last 5 years 9 new houses have been built on Passage 
Hill and this has increased the traffic and congestion in the 
village. 

I am concerned that I have been included in the 80% of 
those in favour of the development when the full scale of 
the development was not clear. I would also query how you 
arrived at 80% in favour? Was this 80% of the whole parish 
or just the number who return the last survey? 

community has said is reasonable and beyond the 
currently assessed level of demand. 

The importance of wildlife in this area – indeed in all 
areas around the village – is recognised and thus the 
suggestion of a Wildlife limit which would protect 
important wildlife corridors and the setting of Mylor 
Clump.  

 

144 Despite the survey identifying the preferred areas for 
expansion, it must also be borne in mind that there was no 
option on the survey to register that neither Mylor nor 
Flushing is currently suitable for expansion, based on lack of 
infrastructure, forcing all who took part to indicate a 
preference. This, as I was concerned at the time, is now 
presented as the ‘wishes’ of the local populace. The results 
are flawed as the options of the survey meant that an area 
had to be chosen, regardless of suitability. This poorly 
constructed and skewed survey has resulted in my lack of 
support for the plan. Should infrastructure be improved 
then of course my support for the proposal to provide more 
sustainable and affordable housing will be given. 

4.8, EB12 No change It is a perfectly respectable position to reject any 
development in the parish but the community’s 
request for additional affordable housing made 
development inevitable. The question then became 
where this might go. Following the Local Plan, there 
were options under Policy 8 or Policy 9 but either 
way, these would be within or alongside the existing 
settlement boundaries. This was the only way to 
achieve the minimum damage to the wider AONB.  

The survey took the necessity of additional 
development as its starting point, in response to the 
earlier survey, intentionally.  

Avoiding a ‘None of these’ option. 

Respondents had to choose areas for development 
and preservation in each village, to avoid the very 
problems we have seen with similar surveys: the 
NIMBY vote which recommended every site except 
the one on my doorstep. 
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21 I also like the idea of positive community consultation in 
planning decisions. There are have been far too many 
decisions pushed through without proper community 
consultation and this has to stop. As the Plan makes clear, 
we must be allowed a final choice in what happens in our 
community. 

3.5 No change Noted. As the Plan says, there have been difficulties 
over a number of decisions but it is important to 
recognise that, however desirable it may be to the 
community to be the final arbiters of any planning 
decision, legislation means that Mylor Parish Council 
can only act in an advisory capacity. 

33 Is Section 8.2 in relation to drinking water or coastal water? 
 
Sustainability of Drinking Water Supply and Quality, Page 
71, 8.3. 
 
It occurs to me having read the NDP and the Appendix A 
regarding housing development ; that sustainable water 
supplies may not be able to be guaranteed in the future 
due to a number of factors. Have Cornwall Council Climate 
change DPD draft/ South West Water and other bodies 
responsible for water supply considered the following 
factors? 
 
• Falmouth/Penryn community network area has suffered a 
significant increase of dwellings in the area within the last 
decade. Building is continuing currently. 
 
• Further factors such as environmental warming, drought 
and infrastructure under capacity? In the Falmouth area 
under capacity and water rationing, will become an 
increasing reality due to the size of College dam in relation 

8.2, 8.3 No change Water: this applies to all water usage. Potable water, 
water for industrial use eg irrigation, and coastal 
water  

The Parish Council has noted the helpful comments 
about water for discussion in the appropriate forum.  
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increased development unless significant water 
conservation infrastructure is achieved. 

79 

 

Formatting, historic info, throughout  

 

Changes where relevant Noted. Like any report with multiple inputs, the style 
and quality can wander. We will do our best to catch 
any typos (the little devils). 
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16. GENERAL 
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1 Recognise that these are recommendations only.  General No change  Noted. There are a few more stages but once the 
Plan has been through the final referendum, it will 
carry statutory weight in the planning system 

148 Just not to spoil the uniqueness of the area with 
characterless property developments 

General No change We agree 

149 None. This is a great plan and thank you to everyone for 
your huge efforts to put this together in such a short time. 

General No change Thank you for taking the trouble to read it and for 
your comment 

146 No, except to congratulate the Planning Group on an 
excellent document. 

General No change Thank you for taking the trouble to read it and for 
your comment 

141 This is a comprehensive review of our neighbourhood and 
looks to me to be an excellent piece of work deserving our 
support 

General No change Thank you for taking the trouble to read it and for 
your support 

137 No, it is very comprehensive and clearly written, well done. General No change Thank you for taking the trouble to read it and for 
your comment 

132 The plan must only be used as a guide and not become a 
definitive rule book. Common sense should prevail. 

General No change Noted. There are a few more stages but once the 
Plan has been through the final referendum, it will 
carry statutory weight in the planning system 

121 Very impressed with it and hope the planning department 
will adhere to such a good plan for the future of our village. 

General No change Thank you for taking the trouble to read it and for 
your support 
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126 Congratulations to everyone involved on a truly magnificent 
piece of work! 

General No change Thank you for taking the trouble to read it and for 
your comment 

113 No the plan is very comprehensive General No change Thank you for taking the trouble to read it and for 
your comment 

115 No - looks good General No change Thank you for taking the trouble to read it and for 
your comment 

116 The Steering Group have worked very hard to produce the 
Plan, involving lots of consultation with the community,, 
much thought and many compromises. The Council should 
accept the plan, and try to avoid introducing new proposals 
that might disturb the balance of the Plan. 

General No change Thank you for taking the trouble to read it and for 
your support 

103 Keep up the good work General No change Thank you for taking the trouble to read it and for 
your comment 

104 I am happy to support the Mylor Parish Neighbourhood 
Development Plan. My only concern is that the latest 
government plans relating to building will over-ride local 
wishes and decisions. I imagine most parish and councils 
share these anxieties.  

General No change Thank you for your comment. The Plan can only deal 
with current legislation. If this changes, then the 
Plan may need review. 

106 Congratulations, an excellent plan General No change Thank you for taking the trouble to read it and for 
your comment 

107 Thanks to all who have been involved in producing this 
excellent, detailed and well considered plan 

General No change Thank you for taking the trouble to read it and for 
your comment 

109 A very well researched document with clear conclusions 
and recommendations 

General No change Thank you for taking the trouble to read it and for 
your comment 
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90 Sensible objectives and well thought out. Thanks for all the 
hard work. 

General No change Thank you for taking the trouble to read it and for 
your comment 

94 I appreciate the dedication and hard work that the working 
party has put into creating this plan. 

General No change Thank you for taking the trouble to read it and for 
your comment 

95 Well done. We just hope that the various bodies e.g. 
Planning actually take notice and are bound by its 
recommendations. 

General No change Thank you. Once the Plan has been through its final 
referendum, it will carry statutory weight in the 
planning system 

99 A very thorough, well researched and presented document 
on which to build the future of our Parish. We sincerely 
hope that all its recommendations will be acted upon . A 
credit to all involved. Congratulations. 

General No change Thank you for your comment and support. Once the 
Plan has been through its final referendum, it will 
carry statutory weight in the planning system 

100 I feel its a good and fair representation of our community 
and maintaining a community for us all, is very, very 
important.  

General No change Thank you for taking the trouble to read it and for 
your comment. We agree. 

86 I am very pleased to support this Plan. We are going to see 
changes to planning laws in the UK it's more important now 
than ever that our Parish has its own NDP. If we do not, 
there will be no protection from the sort of developments 
we do not want. I have recently seen what has happened at 
Rame, where the council has let development through even 
though it isn't what the locals want, so even with a Plan it 
can be difficult. I have friends in Mabe who are very 
worried about developments there, and they do not have a 
neighbourhood plan of their own. So many people have 
contributed to this in Mylor and the Parish Council must 
make sure the plan becomes action. 

General No change Thank you for your comment and support. Once the 
Plan has been through its final referendum, it will 
carry statutory weight in the planning system. This is 
the best we can do to ensure that the views of the 
local community are taken into account. 
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88 No. congratulations to all who worked so hard on it. General No change Thank you for taking the trouble to read it and for 
your comment 

71 Safeguarding the development of this community by 
adhering to the provisions of this draft plan will ensure that 
Mylor remains a vibrant and pleasant place to live. 

General No change Thank you for your comment and support. Once the 
Plan has been through its final referendum, it will 
carry statutory weight in the planning system. This is 
the best we can do to ensure that the views of the 
local community are taken into account. 

77 No, I’m happy with all of it. General No change Thank you for taking the trouble to read it and for 
your comment 

78 Thanks very much for all your hard work to get the 
document to this stage! 

General No change Thank you for taking the trouble to read it and for 
your comment 

67 Well done. General No change Thank you for taking the trouble to read it and for 
your comment 

68 Thank you for this interesting and informative plan. Both 
Charles & I are immensely impressed by the work involved 
in its production. It is a lot to assimilate and think about. 
Hopefully it will pass through all further stages and come to 
fruition. 

General No change Thank you for taking the trouble to read it and for 
your comment. So do we. 

71 The authors of this plan are to be commended for this draft 
plan. Clearly a substantial amount of time and effort have 
been expended to produce such a comprehensive and 
thoughtful plan which sets out a vision for Mylor over the 
next 10 years. 

General No change Thank you for taking the trouble to read it and for 
your comment 

57 I was very impressed to read this Neighbourhood 
Development Plan which is very informative and 
comprehensive. There is a great sense of conserving our 

General No change Thank you for taking the trouble to read it and for 
your comment 
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beautiful local area, but also the need for affordable new 
builds - to provide homes for our younger generation. 
 
There is obviously a lot of hard work and research gone into 
producing this plan. I thin it is wonderful that local people 
will have more of a say in the development of our 
community. 

59 A well developed and thought out plan General No change Thank you for taking the trouble to read it and for 
your comment 

55 Lets hope it is not wishful thinking General No change We agree. Thank you for taking the trouble to read it 
and for your comment 

51 What a disappointment. A 1980 plan for 2021! 
 
It wears to attempt to freeze the look of the village and not 
understand that energy issues need too be linked to 
architectural style. Starter housing could lead house design 
in Mylor. Think positive. The proposed site is ideal. No true 
understanding of renewable energy. Where is the solar hot 
water mentioned? There are interesting examples of what 
can be done. i.e. The grass / sedum roof & house on 
Trevellan road. Starter housing could have the same 
thinking behind it. NB where are the appendices? 

General No change The Design Appendices do cover these issues. The 
climate change issues are dealt with elsewhere and 
will need to follow national policy. 

49 A few concerns re local planning decisions being overridden 
by planning officers in Bristol! 

 

General No change Thank you for taking the trouble to read it and for 
your comment. Once the Plan has been through its 
final referendum, it will carry statutory weight in the 
planning system. Planning Inspectors will recognise 
this.  
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44 It is a first class document that I have studied in depth. The 
result is a great credit to the Steering Group and the 
authors. I fully support its conclusions and 
recommendations.  

General No change Thank you for taking the trouble to read it and for 
your support 

42 Thank you to all involved in producing the NDP. <any course 
spent on a daunting task. Well done! 

General No change Thank you for taking the trouble to read it and for 
your comment 

39 I cannot find where I comment. If this is it I confirm that I 
am in support of the proposed plan. 
Thank you team for all your hard work. 

General No change You just did. Thank you for taking the trouble to read 
it and for your comment 

40 I cannot find where I comment. If this is it I confirm that I 
am in support of the proposed plan. 
Thank you team for all your hard work. 

General No change You just did. Thank you for taking the trouble to read 
it and for your comment 

41 A wholly satisfactory plan. Clearly a lot of work very well 
done. Thanks you for a written copy of the plan. Many 
thanks to all involved. An excellent plan. 

General No change Thank you for taking the trouble to read it and for 
your comment 

37 No comments to add. But I would like to say what a 
splendid job you have done. 

General No change Thank you for taking the trouble to read it and for 
your comment 

38 Congratulations on doing such a smashing job on the Plan, 
along with your committee. In my working days I used to 
write these things, and know how much work goes into it 
and how difficult it is to present it so clearly. Gosh, the 
efforts of this community are quite remarkable. We are 
lucky to have you all doing this. 
 
We are content with the plan which we wouldn’t have been 
if it wasn't only affordable housing. For that, the houses 
being near us is worth any minor hassles they cause. We 

General No change Thank you for taking the trouble to read it and for 
your comment. And yes, we do think the view of 
Flushing is important for Falmouth.  
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are also delighted that such care has been taken in 
protecting wildlife places, and connecting corridors. 
Holloways, as Robert McFarlane calls them. 
 
p.s. One thing made me smile. In all our years here one way 
or another, going back more than 40 years now, I’ve kept 
hearing the importance of keeping the view of Flushing 
beautiful for Falmouth residents, as if that was the most 
important criteria. Perhaps it is. 

33 Congratulations and thanks to all those on the NDP Steering 
Group, and volunteers who have worked exceedingly 
thoroughly for three years on the compilation and 
publication of this draft. It is a comprehensive document. 

General No change Thank you for taking the trouble to read it and for 
your comment 

31 I have no further constructive comments to make other 
than to congratulate the entire NDP team on their very 
comprehensive, diligent and professional Plan. 

General No change Thank you for taking the trouble to read it and for 
your comment 

26 In the first few weeks of the NDP, people’s views were 
asked on various aspects of community life, the existing 
facilities: amenities, education, business, transport 
(parking), environment, and particularly housing (especially 
truly affordable) mixed development for people with 
mobility & or care needs, in other words, their vision for the 
Parish for the next decade and beyond.  

General No change Thank you for taking the trouble to read it and for 
your comment. We tried hard to ensure that Plan 
reflected what the community wanted and not just 
the views of a few. 

22 This is a comprehensive and staggering document. I support 
its aims and strategies wholeheartedly, hoping that the PC 
continues to make it a living document. 

General No change Thank you for taking the trouble to read it and for 
your comment. Once the Plan has been through its 
final referendum, it will carry statutory weight in the 
planning system.  
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23 This is a very comprehensive document and I congratulate 
those involved for their excellent work. 
However I fear that developers with good financial backing 
will still overwhelm the Cornwall Council as they lack the 
financial resources to fight all the cases. 

General No change Thank you for taking the trouble to read it and for 
your comment. Once the Plan has been through its 
final referendum, it will carry statutory weight in the 
planning system. This should help to make it more 
difficult for ‘uncooperative’ developers.  

24 This is a very well researched and presented plan. We fully 
support its policies on the future development of this 
beautiful area and would like to thank the many volunteers 
who have been involved.  

General No change Thank you for taking the trouble to read it and for 
your comment 

21 1. This is an excellent document, well-researched, well-
written and well-presented. Congratulations to everyone 
who contributed. 
 
2. I participated in the consultation process which was clear 
and well-organised. 

General No change Thank you for taking the trouble to read it and for 
your comment. We tried hard to ensure that Plan 
reflected what the community wanted and not just 
the views of a few. 

13 Overall the plan really lacks ambition, which is sad to see. 
Where is the hope and excitement and drive to do 
something new and different? It seems very much like the 
status quo. 

General No change Thank you for taking the trouble to read it and for 
your comment. It would have been helpful if you 
could have indicated how you would have wanted 
things different. The role of the Plan is not to be an 
action document but to guide future development. 

15 No, but thank all those involved for their effort on our 
behalf 

General No change Thank you for taking the trouble to read it and for 
your comment 

12 Hi, just wanted to pass on my thanks to everyone involved 
in putting the NDP together. I couldn't agree more with the 
recommendations put forward. Clearly a lot of hard work 
was involved so thanks again. 

General No change Thank you for taking the trouble to read it and for 
your comment 
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27 By the way very small point Page 5. 6.2 Map M needs 
tidying 
 

6.2 Map M No change It is unclear what ‘tidying up’ is required 

36 For references to EU law throughout, I suggest insert 
references to their stats after 31st December 2020. i.e. 
whether defined as retained EU law independent the 
relevant UK primary legislation or whether to be replaced 
by new UK secondary legislation to that effect and 
footnotes of that legislation. 
 
At SME on page V of glossary! Suggest insert UK definition 
of SME and figure in £ sterling. 

Formatting EU changes: to be reviewed 

Glossary: noted. To be amended in the 
light of advice 

Changes following the departure from the EU are 
fluid. We look to Cornwall Council to advise on any 
relevant changes. 

36 The NDP is generally Cleary set out and well presented. I set 
out over the age a list of amendments, in correction with 
the printed text. 
 
p.27. Policy H4 heading uses 'Primary residence; text 
glossary at p.iv refer to 'Principle' residence. 
 
p.28 Footnote 17 insert reference. 
 
p.29 d. amend to read 'lighting is' 
 
p.32 para headed Open Market Houses line 3 delete 'were' 
insert 'where'. 
 
p39 5.8 line 4 delete 'non-statutory' insert 'non-statutory'. 
 
p67. 7.9 line 4 after 'order' insert 'to'. 
 
P.iV Policy 1- like 2 amend to read 'without affecting the 

Formatting The text is being reviewed and 
adjusted accordingly  

Thank you for these suggestions. We could have 
done with you as proof-reader on the NDP team.  
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viability etc'? 
 
P.Vi Statutory line 1 amend to read 'either'. 
 
P.vi Steering group line 1 amend to read 'by'. 
 
PVi. WHS line 2 amend to read 'deserves'. 

80 An excellent and comprehensive document - well done to 
all who have contributed. 
 
There are a few points I should like to make, but you may 
feel they are irrelevant. 
 
With my proof-reading hat on I should like consistency in 
the punctuation and lay-out: some points end in full stops 
while others do not, and there is sometimes double 
spacing. On page 48 the third point should be 'To ensure 
that', not 'than'. 

Formatting The text is being reviewed and 
adjusted accordingly 

Thank you for your comment and these suggestions. 
We could have done with you as proof-reader on the 
NDP team 

54 The overall plan is very good but the illustrations of the 
maps are too small to read. 

Formatting No significant changes proposed Thank you for your comment. We have re-examined 
the maps and tweaked some to make them larger.  

85 This is an excellent document - clear, representing the 
views of parishioners and therefore the key policy source 
for the MPC when looking after the interests of the villages 
& parish. As it will set the direction not just for the planning 
period, up to 2030, but in all probability, far beyond this, 
the "Direction of Travel" for development is particularly 
important and it is expected that the MPC as owners & 
authors of this document will give the utmost priority to 
this in all their recommendations.  
 
The PC is to be congratulated on setting out their position, 

4.8, Map 
D, 4.9, 
Map E 

No change Noted. Thank you for the supportive comments.  
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reflecting parishioners’ views, so clearly, and as such I look 
forward to adoption of the plan without further ado. 

 


