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SECTION 2 

Summary  

As the Independent Examiner appointed by Cornwall Council to examine the  

Neighbourhood Development Plan, I can summarise my findings as follows: 

1. I find the  Neighbourhood Development Plan and the policies within it, subject to 

the recommended modifications does meet the Basic Conditions. 

2. I am satisfied that the Referendum Area should be the same as the Plan Area, 

should the  Neighbourhood Development Plan go to Referendum.  

3. I have read the Consultation Statement and the representations made in 

connection with this subject I consider that the consultation process was robust 

and that the Neighbourhood Plan and its policies reflects the outcome of the 

consultation process including recording representations and tracking the 

changes made as a result of those representations. 

4. I find that the  Neighbourhood Development Plan can, subject to the 

recommended modifications proceed to Referendum.  

5. At the time of my examination the adopted local plan was the Cornwall Local Plan 

2016.   

6. National Policy guidance is in the National Planning Policy Framework (NPPF). In 

December 2024 the Government issued a new NPPF which made changes to 

National Policy in a number of areas, most significantly policy relating to housing. 

Annex1 of the NPPF 2024 deals with implementation and whilst paragraph 231 

states: 

"The policies in this Framework are material considerations which should be taken 

into account in dealing with applications from the day of its publication. Plans may 

also need to be revised to reflect policy changes which this Framework has made." 

Paragraph 239 states: 

"For neighbourhood plans, the policies in this Framework will apply for the purpose 

of preparing neighbourhood plans from 12 March 2025 unless a neighbourhood plan 

proposal has been submitted to the local planning authority under Regulation 15 of 

the Neighbourhood Planning (General) Regulations 2012 (as amended) on or before 

the 12 March 2025." 

Therefore, at the time of my examination of the Neighbourhood Plan the relevant 

NPPF was the National Planning Policy Framework (NPPF) December 2023. 

7. Whilst the  NDP was examined under the NPPF 2023 the Housing Statement in 
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the Plan should be updated to reflect the NPPF 2024 (amended February 2025) 

revised standard method for calculating housing need resulting the requirement for 

Cornwall to deliver significantly more homes. Because of the revisions to the 

Standard Method1, Cornwall can no longer demonstrate a 5-year land supply and so 

the housing policies have been found out of date. This has implications for NDPs 

and will require them to demonstrate that their plans will address identified housing 

need. Cornwall Councill have provided the following statement: 

"Revised housing numbers – application to . 

The new standard methodology calculates housing targets based on the number of 

dwellings in an area and adjusts the number based on the affordability of homes in 

that area. Given the relative affordability of  within Cornwall, we do not anticipate a 

significantly higher housing requirement for  for the period 2025-2030. The 

calculation for  would be: 

Number of dwellings * 0.8% 

7429 *0.8% = 59.4 homes per year (297 homes over 5 years) 

Adjusted for affordability: Affordability Ratio  North 6.5;  South 7.0 Average 

affordability ratio 6.75 

Affordability adjustment = ((6.75-5/5)*0.95)+1 = 1.33 

Housing Target = 297 * 1.33 = 396 

Reference to this calculation should be included in the housing statement on p 60. 

Implications for the  NDP 

 would need to deliver a minimum of 396 homes over the period 2025 – 30. As this is 

less than the commitments already planned (686), we 

consider that the  NDP is meeting its identified housing need. Policies in the NDP, 

including housing policies are therefore supported by Cornwall Council and we do 

not require the  NDP to increase its housing target as a result of changes to the way 

in which housing targets are calculated. 

However, because of the increased housing requirement for Cornwall, housing 

supply policies of the Local Plan and Site Allocations DPD are considered out of 

date; in addition, there are 742 households on the affordable housing register with a 

local connection to . Therefore, whilst the principal of the development boundary may 

be supported, refusal of applications solely on the basis that a site is outside the 

development boundary is unlikely to be sufficient and will need to be supported by 
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other reasons for refusal. We will keep this position under review and each 

application will be decided on its merits." 

 

8. The Affordable Housing Team also made the following Response at Regulation 

16: 

"The Housing Statement 

Page 57 details Discounted Ownership and states the guideline discount 

percentages for a 1 and 2 respectively as 20% and 40%. The Affordable Housing 

SPD has been updated since the drafting of the NDP and the guideline discount 

percentages have increased from 20% to 25% for a 1-bedroom property and from 

40% to 45% for a 2-bedroom property. 

Page 59 Table 5 Housing Needs figures – the updated figures are provided in this 

response. Please note they have reduced as a result of a data cleansing exercise 

completed in 2024 to remove households who had either not bid or logged into their 

accounts in excess of 12 months." 

Although this Plan has been examined under the transitional arrangements set out in 

the NPPF 2023, in December 2025 the government issued a consultation on a 

further revision to the NPPF. This consultation will end in March 2026 and there is no 

indication at the current time how the response to the consultation will change the 

proposed revisions or when the revised NPPF will come into force. I have considered 

whether the proposed changes to the NPPF could result in the Plan becoming out of 

date should it be Made. the main implications are likely to be: 

• Support for Strategic Growth: The consultation draft sets out that 

Neighbourhood plans may be explicitly required to support the wider strategic 

policies of the local area. A new policy (PM5) draft states they must not 

propose less development than what is already set out in the wider 

development plan. 

• Protection Thresholds: The consultation draft sets out that protection for NPs 

against the "tilted balance" (the presumption in favour of sustainable 

development) is retained only for plans less than five years old that contain 

specific housing allocations sufficient to meet identified needs. If a plan lacks 

allocations, even a tightly drawn settlement boundary may not prevent 

development in areas lacking a five-year housing land supply. 
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Having examined the Callington and Kelly Bray NDP I am of the opinion that the 

policies in the Plan meets both of these requirements and therefore the Plan should 

not be considered out of date if these revisions to the NPPF are confirmed. 
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SECTION 3 

3.Introduction 

3.1. Neighbourhood Plan Examination. 

My name is Deborah McCann, and I am the Independent Examiner appointed to 

examine the  Neighbourhood Development Plan. 

I am independent of the qualifying body, I do not have any interest in the land in the 

plan area, and I have appropriate qualifications and experience, including experience 

in public, private and community sectors. 

My role is to consider whether the submitted  Neighbourhood Development Plan 

meets the Basic Conditions and has taken into account human rights; and to 

recommend whether the  Neighbourhood Development Plan should proceed to 

Referendum. My role is as set out in more detail below under the section covering 

the Examiner’s Role. My recommendation is given in summary in Section 2 and in 

full under Section 5 of this document. 

The Plan has to be independently examined following processes set out in the Town 

and County Planning Act 1990 (as amended by the Localism Act 2011) and the 

subsequent Neighbourhood Planning (General) Regulations 2012. 

The expectation is that the examination of the issues by the examiner is to take the 

form of the consideration of the written representations. However, there are two 

circumstances when an examiner may consider it necessary to hold a hearing. 

These are where the examiner considers that it is necessary to ensure adequate 

examination of an issue or to ensure a person has a fair chance to put a case. 

Having read the plan and considered the representations I did not require 

clarification. This additional information is publicly available on the Cornwall Council 

website and covered in my report within the relevant policy. 

3.2. The Role of Examiner including the examination process and legislative 

background.  

The examiner is required to check whether the neighbourhood plan:  
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• Has been prepared and submitted for examination by a qualifying body. 

• Has been prepared for an area that has been properly designated for such 

plan preparation.  

•  Meets the requirements to 

i) specify the period to which it has effect; 

ii) not include provision about excluded development; and  

iii) not relate to more than one neighbourhood area and that  

• Its policies relate to the development and use of land for a designated 

neighbourhood area.  

The examiner must assess whether a neighbourhood plan meets the basic 

conditions and other matters set out in paragraph 8 of Schedule 4B of the Town and 

Country Planning Act 1990 (as amended).  

As an independent Examiner, having examined the Plan, I am required to make one 

of the following recommendations: 

1. The Plan can proceed to a Referendum . 

2. The Plan with recommended modifications can proceed to a Referendum.  

Where a policy does not meet the Basic Conditions or other legal requirement I may, 

on occasion, need to delete wording, including potentially an entire plan policy and/or 

section of text, although I will first consider modifying the policy rather than deleting 

it. Where a policy concerns a non-land use matter, advice in the Planning Practice 

Guidance states “Wider community aspirations than those relating to development 

and use of land can be included in a neighbourhood plan, but actions dealing with 

non-land use matters should be clearly identifiable. For example, set out in a 

companion document or annex.” As such, when considering the deletion of any non-

land use matters from the plan, I will consider if I can make a modification to place 

the relevant proposed actions in a non-statutory annex to the plan, dealing with 

‘Wider Community Aspirations’. I will not generally refer back to parties on these 

detailed revisions. I will make modification either in order to meet the Basic 

Conditions, to correct errors or provide clarification. However, the focus of my 

examination, as set out in legislation is relatively narrow, I must focus on compliance 
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with the Basic Conditions. The main purpose of a neighbourhood plan is to provide a 

framework for the determination of planning applications. Policies in a plan which 

have elements which either seek to control things or which fall outside the scope of 

the planning system or introduce requirements which are indiscriminate in terms of 

the size of development or are overly onerous would not meet the Basic Conditions. 

In these circumstances it will be necessary to make modifications to the plan. In 

making any modifications I have a duty to ensure that the Basic Conditions are met 

however I am also very careful to ensure, where possible that the intention and spirit 

of the plan is retained so that the plan, when modified still reflects the community’s 

intent in producing their neighbourhood plan. 

3.The Plan does not meet the legal requirements and cannot proceed to 

Referendum.  

I am also required to recommend whether the Referendum Area should be different 

from the Plan Area, should the  Neighbourhood Development Plan go to 

Referendum. 

In examining the Plan, I am required to check, under Paragraph 8(1) of Schedule 4B 

to the Town and Country Planning Act 1990, whether:  

 - the policies in the Plan relate to the development and use of land for a designated 

Neighbourhood Area are in line with the requirements of Section 38A of the Planning 

and Compulsory Purchase Act 2004: 

- The Plan meets the requirements of Section 38B of the Planning and Compulsory 

Purchase Act 2004 to specify the period for which it has effect - the Plan has been 

prepared for an area designated under the Localism Act 2011 and has been 

developed and submitted for examination by a qualifying body. 

I am also required to determine whether the Plan complies with the Basic Conditions, 

which are that the proposed Neighbourhood Plan: 

1. Has regard to national policies and advice. 

2. Contributes to sustainable development.  

3. Is in general conformity with the strategic policies in the appropriate 
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Development Plan  

4. Is not in breach and is otherwise compatible with EU obligations and Human 

Rights requirements. 

5. Does not breach the requirements of Chapter 8 of Part 6 of the Conservation 

of Habitats and Species Regulations 2017. 

The Plan must also not breach, and otherwise be compatible with EU obligations and 

Human Rights requirements. 

Cornwall Council will consider my report and decide whether it is satisfied with my 

recommendations. The Council will publicise its decision on whether or not the plan 

will be submitted to a referendum, with or without modifications. If the 

Neighbourhood Plan is submitted to a referendum, then 28 working days’ notice will 

be given of the referendum procedure and Neighbourhood Plan details. If the 

referendum results in more than half those voting (i.e., greater than 50%), voting in 

favour of the plan, then the Unitary Authority must “make” the Neighbourhood Plan a 

part of its Development Plan as soon as possible. If approved by a referendum and 

then “made” by the local planning authority, the Neighbourhood Plan then forms part 

of the Development Plan.  
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SECTION 4  

4.The Report 

4.1. Appointment of the Independent examiner 

Cornwall Council has appointed me as the Independent Examiner for the  Callington 

and Kelly Bray Neighbourhood Development Plan with the agreement of  Town 

Council.  

4.2. Qualifying body 

I am satisfied that  Callington Town Council is a qualifying body and entitled to 

submit a Neighbourhood Development Plan (NDP). 

4.3. Neighbourhood Plan Area 

Application for designation as a Neighbourhood Plan Area under the Neighbourhood 

Planning Regulations 2012 (part 2, S6) was submitted on 17 March 2016 and it was 

formally designated by Cornwall Council on 31 May 2016.  

The designated  Neighbourhood Area covers the covers the whole of the Parish of  

and the Basic Conditions Statement submitted confirms there are no other 

Neighbourhood Plans covering the area.  

4.4. Plan Period 

It is intended that the  Neighbourhood Development Plan will cover the period to 

2030, chosen to align with the Cornwall Local Plan.  

4.5. Cornwall Council initial assessment of the Plan (Regulation 15).  

 Parish Council submitted the draft  Neighbourhood Development Plan to Cornwall 

Council for consideration under Regulation 15 of the Neighbourhood Planning 

(General) Regulations. Cornwall Council made an initial assessment of the 

Neighbourhood Development Plan and the supporting documents and is satisfied 

that these comply with the specified criteria. 

Site Visit  
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I carried out an unaccompanied site visit on the 3 December 2025 to familiarise 

myself with the Neighbourhood Plan Area. 

4.7. The Consultation Process 

The  Neighbourhood Development Plan has been submitted for examination with a 

Consultation Report which sets out the consultation process that has led to the 

production of the plan, as set out in the regulations in the Neighbourhood Planning 

(General) Regulations 2012. 

The Statement describes the approach to consultation, the stages undertaken and 

explains how the Plan has been amended in relation to comments received. It is set 

out according to the requirements in Regulation 15.1.b of the Neighbourhood 

Planning (General) Regulations 2012): 

(a) It contains details of the persons and bodies who were consulted about the 

proposed neighbourhood development plan; 

(b) It explains how they were consulted; (c) It summarises the main issues and 

concerns raised by the persons consulted; and 

(d) It describes how these issues and concerns were considered and, where 

relevant, addressed in the proposed neighbourhood development plan. 

Examination of the documents and representations submitted in connection with this 

matter have led me to conclude that the consultation process was thorough, well 

conducted and recorded. 

A list of statutory bodies consulted is included in the Consultation Statement. 

I am satisfied that the consultation process was carried out robustly, that the 

community were aware of the process and had the opportunity to comment at the 

appropriate stages and that the Consultation Statement as submitted meets the 

required standard. 

4.8. Regulation 16 consultation by Cornwall Council and record of responses.  

Cornwall Council placed the  Neighbourhood Development Plan out for consultation 
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under Regulation 14 August – 26 September 2025. 

A number of representations were received during the consultation period, and these 

were made available by Cornwall Council as part of the supporting information 

supplied for the examination process.  I considered the representations, have taken 

them into account in my examination of the plan and made reference to them where 

appropriate.  

4.9. Compliance with the Basic Conditions 

A Basic Conditions Statement was produced for the  Neighbourhood Development 

Plan. The purpose of this statement is to set out in detail how the Neighbourhood 

Development Plan, as submitted meets the Basic Conditions. It is the Examiner’s 

Role to take this document into consideration but also take an independent view as 

to whether or not the assessment as submitted is correct. 

I have to determine whether the  Neighbourhood Development Plan:   

1. Has regard to national policies and advice. 

2. Contributes to sustainable development.  

3. Is in general conformity with the strategic policies in the appropriate 

Development Plan.  

4. Is not in breach and is otherwise compatible with EU obligations and 

Human Rights requirements. 

5. Does not breach the requirements of Chapter 8 of Part 6 of the Conservation 

of Habitats and Species Regulations 2017. (Prescribed Conditions) 

Documents brought to my attention by Cornwall Council for my examination 

included: 

(a) The  Callington and Kelly Bray Neighbourhood Development Plan:  

This is the main document, which includes the policies developed by the 

community. 

(b) The Consultation Statement:  
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This is a statement setting out how the community and other stakeholders 

have been involved in the preparation of the  Callington and Kelly Bray 

Neighbourhood Development Plan and is supported by an evidence base, 

which arose from the consultation. 

(c) Basic Conditions Statement. 

This is a statement setting out how  Neighbourhood Development Plan 

Steering Group considers that the Neighbourhood Development Plan meets 

the Basic Conditions. This statement also includes the screening report for the 

Strategic Environmental Appraisal and Habitats Regulations Assessment and 

addresses how the plan contributes to the achievement of sustainable 

development.  

d) Callington Site Assessment 

e) Callington Design Guide 

f) Callington Heritage Statement 

g) Sustainability checklist 

Comment on Documents Submitted 

I am satisfied having regard to these documents and other relevant documents, 

policies and legislation that the  Neighbourhood Development Plan does, subject to 

the recommended modifications, meet the Basic Conditions. 

4.10 Planning Policy 

4.10.1. National Planning Policy 

National Policy guidance is in the National Planning Policy Framework (NPPF). In 

December 2024 the Government issued a new NPPF which made changes to 

National Policy in a number of areas, most significantly policy relating to housing. 

Annex1 of the NPPF 2024 deals with implementation and whilst paragraph 231 

states: 

"The policies in this Framework are material considerations which should be taken 
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into account in dealing with applications from the day of its publication. Plans may 

also need to be revised to reflect policy changes which this Framework has made." 

Paragraph 239 states: 

"For neighbourhood plans, the policies in this Framework will apply for the purpose 

of preparing neighbourhood plans from 12 March 2025 unless a neighbourhood plan 

proposal has been submitted to the local planning authority under Regulation 15 of 

the Neighbourhood Planning (General) Regulations 2012 (as amended) on or before 

the 12 March 2025." 

Therefore, at the time of my examination of the Neighbourhood Plan the relevant 

NPPF was the National Planning Policy Framework (NPPF) December 2023. 

 

To meet the Basic Conditions, the Plan must have “regard to national policy and 

advice”. In addition, the NPPF requires that a Neighbourhood Plan "must be in 

general conformity with the strategic policies of the local plan”.  

Paragraph 29 states: 

“Neighbourhood planning gives communities the power to develop a shared vision 

for their area. Neighbourhood plans can shape, direct and help to deliver sustainable 

development, by influencing local planning decisions as part of the statutory 

development plan. Neighbourhood plans should not promote less development than 

set out in the strategic policies for the area or undermine those strategic policies.” 

The  Neighbourhood Development Plan does not need to repeat national policy, but 

to demonstrate it has taken them into account. 

I have examined the  Neighbourhood Development Plan and consider that, subject 

to modification, the plan does have “regard for National Policy and Advice” and 

therefore the Plan, subject to modification does meet the Basic Conditions in this 

respect. 

4.10.2. Local Planning Policy- The Development Plan 

Callington and Kelly Bray lie within the area covered by Cornwall Council. The 

relevant development plan is the Cornwall Local Plan 2016. 
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4.10.3 To meet the Basic Conditions, the  Neighbourhood Development Plan must 

be in “general conformity” with the strategic policies of the development plan.  

The NPPF December 2023 states: 

“20. Strategic policies should set out an overall strategy for the pattern, scale and 

quality of development, and make sufficient provision for: 

a) housing (including affordable housing), employment, retail, leisure and other 

commercial development; 

b) infrastructure for transport, telecommunications, security, waste management, 

water supply, wastewater, flood risk and coastal change management, and the 

provision of minerals and energy (including heat); 

c) community facilities (such as health, education and cultural infrastructure); and 

d) conservation and enhancement of the natural, built and historic environment, 

including landscapes and green infrastructure, and planning measures to address 

climate change mitigation and adaptation.” 

4.10.4 Neighbourhood Plans should only contain non-strategic policies. The NPPF 

December 2023 states: 

“Non-strategic policies 

28. non-strategic policies should be used by local planning authorities and 

communities to set out more detailed policies for specific areas, neighbourhoods or 

types of development. This can include allocating sites, the provision of infrastructure 

and community facilities at a local level, establishing design principles, conserving 

and enhancing the natural and historic environment and setting out other 

development management policies. 

29. Neighbourhood planning gives communities the power to develop a shared 

vision for their area. Neighbourhood plans can shape, direct and help to deliver 

sustainable development, by influencing local planning decisions as part of the 

statutory development plan. Neighbourhood plans should not promote less 

development than set out in the strategic policies for the area or undermine those 
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strategic policies.” 

4.10.5 Should there be a conflict between a policy in a neighbourhood plan and a 

policy in a Local Plan, section 38(5) of the Planning and Compulsory Purchase Act 

2004 requires that the conflict must be resolved in favour of the policy, which is 

contained in the last document to become part of the development plan. 

4.10.6 The distinction between strategic and non-strategic policies is important 

because of the relationship with Neighbourhood Plans. Neighbourhood Plans only 

have to be in general conformity with the strategic policies of the development plan 

(Localism Act 2011, Schedule 4B, s7 (2)(e)) When made, neighbourhood plan 

policies take precedence over existing non-strategic policies in the local plan, where 

they are in conflict. 

4.10.7 Planning Policy Guidance paragraph 41-076-20140306 sets out that:  

“Strategic policies will be different in each local planning authority area. When 

reaching a view on whether a policy is a strategic policy the following are useful 

considerations: 

•whether the policy sets out an overarching direction or objective 

•whether the policy seeks to shape the broad characteristics of development 

•the scale at which the policy is intended to operate 

•whether the policy sets a framework for decisions on how competing priorities 

should be balanced 

•whether the policy sets a standard or other requirement that is essential to 

achieving the wider vision and aspirations in the Local Plan 

•in the case of site allocations, whether bringing the site forward is central to 

achieving the vision and aspirations of the Local Plan 

•whether the Local Plan identifies the policy as being strategic” 

I have considered the Strategic policies of the Development Plan and the Policies of 

the  Neighbourhood Development Plan and consider that, subject to the 
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recommended modifications, the Plan does meet the Basic Condition in this respect 

and is in general conformity with the Strategic policies of the Cornwall Local Plan 

2016. 

4.11. Other Relevant Policy Considerations 

4.11.1 European Convention on Human Rights (ECMR) and other European 

Union Obligations 

As a ‘local plan’, the Neighbourhood Development Plan is required to take 

cognisance of the EU Strategic Environmental Assessment (SEA) Directive 

2001/42/EC Office.   

The draft  Callington and Kelly Bray Neighbourhood Development Plan was 

screened by Cornwall Council in April 2023 to determine whether or not a Strategic 

Environmental Assessment  or Habitats Regulations Assessment were required. 

Natural England, the Environment Agency and Historic England were consulted as 

part of the screening process.  

The conclusion of the SEA and HRA screening was as follows: 

"Based on the scale and location of development proposed in the draft plan, 

Cornwall Council is of the opinion that the Callington and Kelly Bray NDP is 

unlikely to have significant effects on the environment or on European Sites and 

that SEA and HRA is therefore not required.  

This view is confirmed by the consultation bodies."  

Prescribed Matters 

Regulation 32 of the Neighbourhood Planning (General) Regulations 2012 (as 

amended) set out a further basic condition for a Neighbourhood Development Plan in 

addition to those set out in the primary legislation. Being that: 

• the making of the neighbourhood plan is not likely to have a significant effect on a 

European site (as defined in the Conservation of Habitats and Species Regulations 

2012) or a European offshore marine site (as defined in the Offshore Marine 
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Conservation (Natural Habitats, &c.) Regulations 2007) (either alone or in 

combination with other plans or projects). (See Schedule 2 to the Neighbourhood 

Planning (General) Regulations 2012 (as amended) in relation to the examination of 

neighbourhood development plans.) 

I am satisfied with the screening conclusion for HRA that there are no likely 

significant effects on any European site resulting from the policies in the Plan and 

therefore the Prescribed Matters in this connection are met. 

4.11.2 Sustainable development 

The Callington and Kelly Bray NDP is accompanied by Basic Conditions Statement 

sets out how the plan addresses achieving sustainable development and includes a 

sustainability matrix. 

I am satisfied having regard to this document and other relevant documents, policies 

and legislation that the  Neighbourhood Development Plan does, subject to the 

recommended modifications, meet the Basic Conditions in this regard. 

European Convention of Human Rights and compliance with the Human 

Rights Act 1998. 

The Neighbourhood Development Plan is required to take cognisance of the 

European Convention of Human Rights and to comply with the Human Rights Act 

1998.  

The Basic Conditions Statement includes an Equality Assessment of objectives and 

policies.  

I am satisfied that the  Neighbourhood Development Plan, subject to modification 

meets the basic conditions on EU obligations.                         

4.11.3 Excluded development 

I am satisfied that the  Neighbourhood Development Plan does not cover County 

matters (mineral extraction and waste development), nationally significant 

infrastructure such as highways and railways or other matters set out in Section 61K 

of the Town and Country Planning Act 1990. 
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4.11.4 Development and use of land 

I am satisfied that the  Neighbourhood Development Plan covers development and 

land use matters. 

4.12  Neighbourhood Development Plan Policies 

General comments 

 Planning Guidance on preparing neighbourhood plans and policies is clear, it states: 

“A policy in a neighbourhood plan should be clear and unambiguous. It should be 

drafted with sufficient clarity that a decision maker can apply it consistently and with 

confidence when determining planning applications. It should be concise, precise 

and supported by appropriate evidence. It should be distinct to reflect and respond to 

the unique characteristics and planning context of the specific neighbourhood area 

for which it has been prepared. 

Neighbourhood planning can inspire local people and businesses to consider other 

ways to improve their neighbourhood than through the development and use of land. 

They may identify specific action or policies to deliver these improvements. Wider 

community aspirations than those relating to development and use of land can be 

included in a neighbourhood plan, but actions dealing with non-land use matters 

should be clearly identifiable. For example, set out in a companion document or 

annex.” 

In order to provide clarity and to ensure that the policies in the  Neighbourhood Plan 

meet the Basic Conditions it has been necessary for me to make modifications to a 

number of policies. This includes modifications where: 

• Policies have sought to introduce controls outside the scope of the planning system 

or where existing policy already sets out the scope of control.  

• A policy has not been drafted with sufficient clarity that a decision maker can apply 

it consistently and with confidence when determining planning applications. 

The details of these modifications are set out within my comments on the related 
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policies. My comments on policies are in blue with the modified policies in red. 

I have received representation regarding whether or not the Plan has had adequate 

regard for the NPPF 2024 (updated 2025). As stated in my summary the NPPF 2024 

made transitional arrangements for the examination of Neighbourhood Plans and 

this Plan has been examined under the provisions of the NPPF 2023. However, 

subject to the updating of the Housing Statement I am satisfied that the 

Neighbourhood Plan addresses the uplifted housing targets. 

It has been brought to my attention that there are a number of inaccuracies in the 

Plan as follows: 

• Launceston Road should be correctly labelled as Saltash Road on the 

relevant supporting maps. 

• The site shown for the health centre is incorrect on the supporting maps. 

• The approved application PA25/04560 is not shown on the supporting maps. 

• The illustration on page 43 includes land shown as being 'shop' (within Policy 

area 11, which is confusing as policy 11 makes no reference to retail 

development.  

• The plan on page 45 of the draft NDP indicates part of the Quintro site with 

yellow hatching and the letter 'E'. There is no key which explains what the 

letter E relates. Is project 38 incorrectly indicated on the plan? and that the 

dots should presumably point to the Quintro site.  

These inaccuracies should be corrected. 

4.12.1 The Neighbourhood Plan Vision, Aims, Objectives and Policies 

The Vision for  Parish 2030 

 Callington and Kelly Bray in 2030 are thriving-places set within the rolling Cornish 

countryside overlooked, as they always have been, by Kit Hill which defines the local 

landscape – big changes have happened to the area in the last decade. Kit Hill today 

has a view over an area with a very positive outlook on the future. The  area is a 

sought-after place to live. It represents an amazing success story for the local 

community which declared a climate emergency in 2019 - in response to growing 
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concerns about the impact of everyday life on the future of the environment for future 

generations. 

 is a focal point for a wider community of smaller settlements that have all been 

wrestling with the same challenge to their environments – as well as Kelly Bray, 

these include amongst others, Stoke Climsland, St Dominic, Calstock, St Mellion, 

South Hill, St Ive and Quethiock. Together the town and surrounding villages have 

made great strides towards creating a sustainable network that has risen to the 

challenges of a changing world. 

Fore Street is at the civic heart of the changing  community as it has been for 

centuries. Following its greening and pedestrianisation in the early 2020s the street 

became an improved focus for the town – a great place to visit local shops; cafés; 

pubs; a place to live and to work; to sit out when the weather is good and to visit the 

local farmers and produce market which now spreads throughout the centre of town. 

Fore Street is connected by its narrow lanes to the new green square next to the 

entrance to the market and the town hall. New shops and homes in the town centre, 

the new transport hub and the  Innovation centre have all helped to make it a busier 

and more attractive place to be. The greening of  has made for a much more 

attractive and ecologically rich environment. Tree planting, opportunities for growing 

food throughout the area, Building with Nature designs for new housing areas, the 

opening up of the St Mary’s Church graveyard garden for public use and new 

pedestrian links to the cricket and bowling clubs and investment in the town park 

make for a much greener town centre. 

 Callington and Kelly Bray are renowned for being clean, green and safe – big lorries 

and trucks no longer thunder through the middle of the town creating noise and air 

pollution and safety concerns – these now take a different route outside the town. 

The main streets of  are now safe places to walk and cycle – the new cycle lane 

linking Kelly Bray and the centre of town has made a huge difference. A tree for 

every home – the ambitious tree planting programme introduced in 2022 continues 

to reinforce the area as one of the greenest in Cornwall. The greening of the former 

trunk road through the middle of town has helped to inspire a town and community 

that is increasingly being characterised by its environmental credentials. 
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COMMENT 

I am satisfied that the  NDP Vision, themes and objectives on page 41 were 

developed from the consultation process and that the policies within the plan 

reflect the vision and strategic objectives.  

NEIGHBOURHOOD PLAN POLICIES 

POLICY 1 Better Design 

New development in Callington and Kelly Bray should be designed to the highest 

quality and of an appropriate density for the area. Proposals for new development 

will be supported where the proposal will: 

• Be resilient to the effects of climate change; and 

• deliver sustainable development; and 

• reflect, preserve and enhance the local landscape and built character that sets the 

area apart from other areas; and 

• be locally distinctive to  Callington and Kelly Bray. 

Quality design should be applied to all forms of development: new buildings; the 

conversion and extension of existing buildings; public realm schemes; and transport 

and other infrastructure projects. 

Applications for new development should demonstrate how the specific guidance in 

the  Callington and Kelly Bray Design Guide, the Cornwall Design Guide and Chief 

Planning Officer’s Advice Note on Good Design in Cornwall has been considered 

and is reflected in the design. 

COMMENT 

For clarity, I recommend the following minor modification:  

POLICY 1 Design 



 Callington and Kelly Bray Neighbourhood Development Plan Report 24 

New development in Callington and Kelly Bray should be of high-quality 

design and of an appropriate density for the area. Proposals for new 

development will be supported where the proposal will: 

• Be resilient to the effects of climate change; and 

• Deliver sustainable development; and 

• Reflect, preserve and enhance the local landscape and built character that 

sets the area apart from other areas; and 

• Be locally distinctive to  Callington and Kelly Bray. 

High quality design should be applied to all forms of development: new 

buildings; the conversion and extension of existing buildings; public realm 

schemes; and transport and other infrastructure projects. 

Applications for new development should demonstrate how the specific 

guidance in the  Callington and Kelly Bray Design Guide, the Cornwall Design 

Guide and Chief Planning Officer’s Advice Note on Good Design in Cornwall 

has been considered and is reflected in the design. 

Policy 2 Self and Custom Build Homes 

To support self and custom housebuilding, sites of 20 dwellings or more should 

incorporate 5% of open market self-build or custom build plots where this would be 

viable. The following criteria will apply: 

a) Plots should be located where suitable adopted or adoptable road accesses 

deliverable at an early stage in the development; 

b) A range of plots sizes are provided; 

c) Self build homes will need to meet the requirements of the  Callington and Kelly 

Bray Design Code and any site-specific design code; 

d) All plots for self and custom build must be fully serviced with road access and 
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connections to utilities available prior to marketing; and 

e) Serviced plots which have been appropriately marketed at a prevailing 

market value and which have not been 

g) Serviced plots which have been appropriately marketed at a prevailing 

market value and which have not been sold after six months can be built out 

by the developer. 

COMMENT 

For clarity I recommend the following minor modification: 

Policy 2 Self and Custom Build Homes 

To support self and custom housebuilding, sites of 20 dwellings or more 

should incorporate 5% of open market self-build or custom build plots where 

this would be viable. The following criteria will apply: 

a) Plots should be made available at an early stage of the development once 

suitable road access is available; and 

b) A range of plots sizes are provided; and 

c) Self build homes will need to meet the requirements of the Callington and 

Kelly Bray Design Code and any site-specific design code; and 

d) All plots for self and custom build must be fully serviced with road access 

and connections to utilities available prior to marketing; and 

e) Serviced plots should  be appropriately marketed and made available at a 

prevailing market value for a minimum of six months.  Plots that are unsold 

after this period may be built out by the developer. 

Policy 3 Preventing Coalescence 
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The distinctive identities of the individual settlements of Callington and Kelly Bray 

should be maintained and development proposals should avoid coalescence 

between the settlements in the Rural Gap identified on the plan opposite. 

Proposals for new development will only be permitted in the Rural Gap when it will 

retain the individual character and setting of  Callington and Kelly Bray. 

Development proposals in the identified area will be only supported where they are 

located and designed to maintain the separation of the villages  and the visual 

openness and landscape character of the gap. 

Proposals within the area identified on the map must demonstrate through an 

appropriate Landscape Visual Impact Assessment (or other suitable proportionate 

assessment) that the proposal would not diminish the open landscape character and 

visual gap between the two settlements. 

COMMENT 

For clarity, to avoid repetition and meet the Basic Conditions, the policy 

should be modified as follows: 

Policy 3 Preventing Coalescence 

The distinctive identities of the individual settlements of Callington and Kelly 

Bray should be maintained and development proposals should avoid 

coalescence between the settlements in the Rural Gap identified on the plan 

opposite. Proposals for new development will only be supported in the Rural 

Gap where it  retains the individual character and setting of Callington and 

Kelly Bray and: 

1. They are located and designed to maintain the separation of the villages  

and the visual openness and landscape character of the gap. 

2. An appropriate Landscape Visual Impact Assessment (or other suitable 

proportionate assessment) can demonstrate that the proposals would not 

diminish the open landscape character and visual gap between the two 
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settlements. 

Policy 4 Transport Enhancements 

Subject to the consideration of the detail of individual proposals, the following 

improvements to the transport network will be supported in principle: 

• Redesignation of A388 through ; 

• Management of HGVs in Town Centre; 

• Mustard Seed improvements; 

• Florence Road improvements; 

• Saltash Road priority change; 

• Cycle link between  Callington and Kelly Bray; 

• Pedestrian improvements; 

• Speed Reduction at Kelly Bray. 

New development proposals should provide foot and cycle access to nearby facilities 

and where applicable facilitate connections with other parts of  Callington and Kelly 

Bray. 

Major developments (those of 10 units or more; and employment/commercial 

developments of 1000 sqm or one hectare) must have more than one point of 

pedestrian or cycle access where feasible and demonstrate that connectivity can be 

implemented. 

New roads, cycle paths and footpaths should, unless it can be demonstrated that it is 

not feasible, be designed to avoid flood risk areas and incorporate appropriate water 

management features to reduce run-off and avoid highway drains becoming blocked 

with silt. 

Further information on the improvement proposals is included in section 5 of the 
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plan. 

COMMENT 

This policy includes elements which are not planning policy and should be 

included in the project section of the Plan. For clarity and to meet the Basic 

Conditions, the policy should be modified as follows: 

Policy 4 – Transport 

 
New development proposals should, wherever possible provide foot and cycle 

access to nearby facilities and where applicable facilitate connections with 

other parts of Callington and Kelly Bray. 

Major developments (as defined by the NPPF) those of 10 units or more; and 

employment/commercial developments of 1000 sqm or one hectare) must have 

more than one point of pedestrian or cycle access where feasible and 

demonstrate how it can facilitate connections with other parts of Callington 

and Kelly Bray. 

New roads, cycle paths and footpaths should, unless it can be demonstrated 

that it is not feasible, be designed to avoid areas at risk of flooding risk areas 

and incorporate appropriate water management features to reduce run-off and 

avoid highway drains becoming blocked with silt. 

 

For inclusion in Section 5 of the Plan: 

Subject to the consideration of the detail of individual proposals, the following 

improvements to the transport network will be supported in principle: 

• Redesignation of A388 through ; 

• Management of HGVs in Town Centre; 

• Mustard Seed improvements; 

• Florence Road improvements; 

• Saltash Road priority change; 
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• Cycle link between  Callington and Kelly Bray; 

• Pedestrian improvements; 

• Speed Reduction at Kelly Bray. 

Policy 5 Town Centre Enhancements 

Subject to the consideration of the detail, development proposals that deliver in 

whole or in part the following improvements to the town centre will be supported in 

principle: 

•Remodelling and greening of Fore Street; 

•Mixed use redevelopment of New Road (North) Car Park (potentially to include 

community and youth facilities); 

• Enhancement of the existing public footways and lanes providing connections in 

and through the town centre; 

• Enhancement of the Pannier Market; 

• Enhancement of the lane to the Primary School; 

• Mixed use redevelopment of the existing repair garage; 

• Enhancement of St Mary’s Square; 

• Enhancement of Church Street; 

• Redevelopment and enhancement of the New Road Kiosks; 

• Provision of a town centre Transport Hub; 

• Connecting the town centre with Cricket Club and Bowls Club. 

Prior to the submission of a planning application, proposals should be subject to 

public consultation and must be prepared following input and meaningful 
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engagement with stakeholders including relevant landowners, businesses, 

organisations and community groups. All developers of sites in the town centre are 

encouraged to carry out pre- application engagement with both Cornwall Council and  

Town Council prior to the submission of a planning application. 

COMMENT 

For clarity the policy should be modified as follows: 

Policy 5 Town Centre Enhancements 

Development proposals that deliver in whole or in part the following 

improvements to the town centre will be supported in principle: 

•Remodelling and greening of Fore Street; 

•Mixed use redevelopment of New Road (North) Car Park (potentially to include 

community and youth facilities); 

• Enhancement of the existing public footways and lanes providing 

connections in and through the town centre; 

• Enhancement of the Pannier Market; 

• Enhancement of the lane to the Primary School; 

• Mixed use redevelopment of the existing repair garage; 

• Enhancement of St Mary’s Square; 

• Enhancement of Church Street; 

• Redevelopment and enhancement of the New Road Kiosks; 

• Provision of a town centre Transport Hub; 

• Connecting the town centre with Cricket Club and Bowls Club. 
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Proposals for sites in the town centre should be prepared following public 

consultation and engagement with stakeholders including relevant 

landowners, businesses, organisations and community groups. Developers 

should engage with both Cornwall Council and  Town Council prior to the 

submission of a planning application. 

Policy 6 Safeguard Existing Employment Land and Existing Allocations 

The existing and allocated employment sites in the locations below are safeguarded 

in accordance with the Cornwall Local Plan Policy 5. 

• Beeching Park Estate; 

• Florence Road Industrial Estate; 

• Moss Side Industrial Estate; 

• Land west of Florence Road. 

Any proposal to change the use of the above sites will be assessed against the 

criteria set out in section 2 of Cornwall Local Plan Policy 5. 

COMMENT 

For clarity and to meet the Basic Conditions, the policy should be modified as 

follows: 

Policy 6: Safeguard existing employment land and existing allocations 

The existing and allocated employment sites in the locations below are 

safeguarded in accordance with the Cornwall Local Plan Policy 5. 

• Beeching Park Estate; 

• Florence Road Industrial Estate; 

• Moss Side Industrial Estate; 

• Land west of Florence Road as identified in Policy 9. 
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Any proposal to change the use of the above sites will be assessed against the 

criteria set out in the NPPF, the section 2 of Cornwall Local Plan and 

subsequent guidance.  

 

Policy 7 Home Based Enterprise 

Where planning permission is required, proposals for home-based businesses will be 

supported where there are no adverse impacts on the character of the area, or on 

neighbouring homes or businesses, including the effects from visual impact, vehicle 

movements, noise vibration, special lighting, advertising and activity at unusual 

hours. 

COMMENT 

I have no comment on this policy. 

Policy 8 Innovation Centre 

The development of an innovation/ business support hub will be supported where it 

does not adversely impact on the landscape or on existing residential amenity: 

a) On the sites coming forward under Policy 9 and those safeguarded by Policy 6; 

and 

b) On sites elsewhere in the Neighbourhood Area if the site is: 

i. On an established public transport route, or within no more than a 10-minute walk 

of a bus stop providing access to a regular service; and 

ii. Accessible by foot and cycle. 

COMMENT 

The policy wording is unclear for clarity it should be modified as follows: 

Policy 8 Innovation Centre 
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The development of an innovation/ business support hub on a site coming 

forward under Policy 9, safeguarded by Policy 6 or on a site elsewhere in the 

Neighbourhood Area will be supported where the site is: 

i. On an established public transport route, or within no more than a 10-minute 

walk of a bus stop providing access to a regular service; and 

ii. Accessible by foot and cycle. 

Policy 9 Land West of Florence Road,  

A site of approximately 2.3 hectares is allocated for employment development, 

including: 

a) Office, general industrial or storage and distribution uses as appropriate to the site 

and its wider context, ensuring that there is also a mix of unit size to enable 

businesses to start up and expand; support will also be given to employment 

generating uses provided that they are compatible with the immediate surroundings 

and do not conflict with town centre uses; 

b) Traffic management in the surrounding area to avoid impact from heavy vehicles 

accessing the site; 

c) Areas of green infrastructure providing opportunities for biodiversity enhancement, 

strategic landscaping (particularly to the eastern and southern boundaries and 

informal recreation. 

d) The development of this site must carefully consider any heritage assets on the 

site and within its setting in line with paragraphs 197, 199 and 200 of the National 

Planning Policy Framework and Policy 24 of the Cornwall Local Plan: Strategic 

Policies. Where relevant development proposals should be accompanied by 

proportionate Heritage Impact Assessment and evaluations identifying the 

significance of heritage assets that would be affected by the proposals including the 

Outstanding Universal Value of the World Heritage Site, and the nature and degree 

of those effects, demonstrating how any harm would be avoided, minimised or 

mitigated. Where appropriate, development should take opportunities to better reveal 



 Callington and Kelly Bray Neighbourhood Development Plan Report 34 

the significance of heritage assets and their settings. 

COMMENT 

In anticipation of changes to the NPPF I recommend modification of paragraph 

d) of this policy as follows: 

d) The development of this site must carefully consider any heritage assets on 

the site and within its setting in line with national policy the development plan. 

Relevant development proposals should be accompanied by a proportionate 

Heritage Impact Assessment and evaluations identifying the significance of 

heritage assets that would be affected by the proposals including the 

Outstanding Universal Value of the World Heritage Site, and the nature and 

degree of those effects, demonstrating how any harm would be avoided, 

minimised or mitigated. Where appropriate, development should take 

opportunities to better reveal the significance of heritage assets and their 

settings. 

Policy 10 Land South of Station Road, Kelly Bray 

A site of approximately 1.4 hectares is allocated for mixed use development, to 

include: 

a) Approximately 40 homes, with a target of 30% affordable homes and an emphasis 

on providing a mix of housing types and sizes to reflect local need, including people 

with care and support needs; 

b) At least 5% of open market housing to be provided as serviced plots for sale to 

self or custom builders; 

c) Land for a village hall; 

d) Highway improvements to Station Road; and 

e) Areas of green infrastructure providing opportunities for biodiversity enhancement, 

strategic landscaping (particularly to the eastern and southern boundaries and 
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informal recreation and local food production. 

f) The development of this site must carefully consider any heritage assets on the 

site and within its setting in line with paragraphs197, 199 and 200 of the National 

Planning Policy Framework and Policy 24 of the Cornwall Local Plan: Strategic 

Policies. Where relevant development proposals should be accompanied by 

proportionate Heritage Impact Assessment and evaluations identifying the 

significance of heritage assets that would be affected by the proposals including the 

Outstanding Universal Value of the World Heritage Site, and the nature and degree 

of those effects, demonstrating how any harm would be avoided, minimised or 

mitigated. Where appropriate, development should take opportunities to better reveal 

the significance of heritage assets and their settings. 

COMMENT 

For clarity and in anticipation of changes to the NPPF  the policy should be 

modified as follows: 

Policy 10 Land South of Station Road, Kelly Bray 

A site of approximately 1.4 hectares is allocated for mixed use development, to 

include: 

a) Approximately 40 homes, with a target of 30% affordable homes and an 

emphasis on providing a mix of housing types and sizes to reflect local need, 

including people with care and support needs; 

b) At least 5% of open market housing to be provided as serviced plots for sale 

to self or custom builders in accordance with Policy 2; 

c) Land for a village hall; 

d) Highway improvements to Station Road; and 

e) Areas of green infrastructure providing opportunities for biodiversity 

enhancement, strategic landscaping (particularly to the eastern and southern 
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boundaries and informal recreation and local food production. 

f) The development of this site must carefully consider any heritage assets on 

the site and within its setting in line with national policy and the development 

plan. Relevant development proposals should be accompanied by a 

proportionate Heritage Impact Assessment and evaluations identifying the 

significance of heritage assets that would be affected by the proposals 

including the Outstanding Universal Value of the World Heritage Site, and the 

nature and degree of those effects, demonstrating how any harm would be 

avoided, minimised or mitigated. Where appropriate, development should take 

opportunities to better reveal the significance of heritage assets and their 

settings. 

 

Policy 11 Land North of Saltash Road,  

A site of approximately 6.4 hectares is allocated for mixed use development, to 

include: 

a) Approximately 175 homes, with a target of 30% affordable homes and an 

emphasis on providing a mix of housing types and sizes to reflect local need, 

including people with care and support needs; 

b) At least 5% of open market housing to be provide as serviced dwelling plots for 

sale to self or custom builders; 

c) Land for office, light industrial or other employment uses that are compatible with 

the immediate surroundings and do not conflict with town centre uses. A mix of unit 

sizes should be provided to enable businesses to start up and expand; 

d) Pedestrian and cycle links to the consented health centre site if deliverable. 

e) A pedestrian, cycle and vehicle link between A388 and A390 suitable to 

accommodate commercial vehicles; and 

f) Areas of green infrastructure providing opportunities for biodiversity enhancement, 

strategic landscaping (particularly to the eastern and southern boundaries and 
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informal recreation and local food production. 

g) The development of this site must carefully consider any heritage assets on the 

site and within its setting in line with paragraphs 197, 199 and 200 of the National 

Planning Policy Framework and Policy 24 of the Cornwall Local Plan: Strategic 

Policies. Where relevant development proposals should be accompanied by 

proportionate Heritage Impact Assessment and evaluations identifying the 

significance of heritage assets that would be affected by the proposals including the 

Outstanding Universal Value of the World Heritage Site, and the nature and degree 

of those effects, demonstrating how any harm would be avoided, minimised or 

mitigated. Where appropriate, development should take opportunities to better reveal 

the significance of heritage assets and their settings. 

COMMENT 

I have received a number of representations objecting to the allocation of this 

site with concerns raised regarding traffic and highway congestion, sewerage 

capacity, residential amenity and impact on the National Landscape. Whilst I 

understand the concerns raised, I am satisfied that the policy meets the Basic 

Conditions. For clarity and in anticipation of changes to the NPPF the policy 

should be modified as follows: 

A site of approximately 6.4 hectares is allocated for mixed use development, 

proposals should be supported by an appropriate Transport Assessment and 

demonstrate how the site will protect the residential amenity of the existing 

dwellings adjacent to the site and deliver:  

a) Approximately 175 homes, with a target of 30% affordable homes and an 

emphasis on providing a mix of housing types and sizes to reflect local need, 

including people with care and support needs; 

b) At least 5% of open market housing to be provide as serviced dwelling plots 

for sale to self or custom builders in accordance with Policy 2; 

c) Land for office, light industrial or other employment uses that are 

compatible with the immediate surroundings and do not conflict with town 

centre uses. A mix of unit sizes should be provided to enable businesses to 

start up and expand; 



 Callington and Kelly Bray Neighbourhood Development Plan Report 38 

d) Pedestrian and cycle links to the consented health centre site if deliverable. 

e) A pedestrian, cycle and vehicle link between A388 and A390 suitable to 

accommodate commercial vehicles; and 

f) Areas of green infrastructure providing opportunities for biodiversity 

enhancement, strategic landscaping (particularly to the eastern and southern 

boundaries) and informal recreation and local food production. 

g) The development of this site must carefully consider any heritage assets on 

the site and within its setting in line with national policy the development plan. 

Relevant development proposals should be accompanied by a proportionate 

Heritage Impact Assessment and evaluations identifying the significance of 

heritage assets that would be affected by the proposals including the 

Outstanding Universal Value of the World Heritage Site, and the nature and 

degree of those effects, demonstrating how any harm would be avoided, 

minimised or mitigated. Where appropriate, development should take 

opportunities to better reveal the significance of heritage assets and their 

settings. 
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SECTION 5 

Conclusion and Recommendations 

1. I find that the  Neighbourhood Development Plan has been prepared in 

accordance with the statutory requirements and processes set out in the 

Town and County Planning Act 1990 (as amended by the Localism Act 2011) 

and the subsequent Neighbourhood Planning (General) Regulations 2012. 

(As amended) 

2. The Neighbourhood Plan does not deal with County matters (mineral 

extraction and waste development), nationally significant infrastructure such 

as highways and railways or other matters set out in Section 61K of the Town 

and Country Planning Act 1990. 

3. The  Neighbourhood Development Plan does not relate to more than one 

Neighbourhood Area and there are no other Neighbourhood Development 

Plans in place within the Neighbourhood Area. 

4. The Strategic Environmental and Habitats Regulations Assessment screening 

meet the EU Obligation. 

5. The policies and plans in the  Neighbourhood Development Plan, subject to 

the recommended modifications would contribute to achieving sustainable 

development. They have regard to national policy and to guidance, and 

generally conform to the strategic policies of the Cornwall Local Plan 2016. 

6. I therefore consider that the  Neighbourhood Development Plan subject to the 

recommended modifications can proceed to Referendum. 

 

 

Deborah McCann BSc MRICS MRTPI Dip Arch Con Dip LD 

Planning Consultant 

NPIERS Examiner 

CEDR accredited mediator 

19 February 2026  
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