Minutes of Meeting of Roseland Neighbourhood Development Plan (NDP) Management Team

Circuit House, Truro at 10.30 am on 7th September 2016
Present: Jon Smith, John Adams and Sue Wagstaff (Management Team)

Rob Lacey (Principal Development Officer - Cornwall Council)

Purpose: The MT had asked for the meeting to discuss and clarify certain matters, a list of which had been submitted to RL prior to the meeting.

1. Local Plan, its progress and likely impact on the RNDP - RL explained that the fact check is being carried out and they are expecting the Inspectorate to issue the final report by the end of September. After completing the modifications which were mainly included in the recent consultation, the Plan will go to the Council members in November and if approved will then be adopted. It was agreed that the main impact was on RNDP policies HO3 – Re-use of Redundant Buildings and HO4 – New Affordable Housing and the mention of Affordable Housing but it was also agreed that these policies still remained an aspiration of the community.
2. "Statement of Conformity". How will this work, what are the likely effects on the RNDP? – RL reported that he had attended a meeting yesterday regarding Conformity Statements but drafting will not commence until the end of September and then will go through legal process so does not expect issue until early 2017. RL agreed to send a draft to the MT when available. RL enquired how the MT wanted differences handled – either the non-conforming section/policy can be struck out of the RNDP or the statement can list those areas not in conformity with the Local Plan i.e. non enforceable. JA and JS stressed they did not wish any part of the RNDP removed especially as it is based on the views of the community and there may be more changes to higher level planning policies in the lifetime of the RNDP. JS and JA also asked RL if the Statement could include reference to the community’s views which he agreed to consider. RL also reported that Cllr Hannaford wanted a general statement of conformity to be issued and published on the Council website to assist applicants.
3. Off-site contributions – RL confirmed the new National threshold of 10 dwellings for consideration of off-site contributions, reduced to 5 in the AONB and not applicable for exception sites.
4. Character of Roseland Built Environment/"The Local Character of the Roseland" by Yvonne Fuller (How could we complete, consult, adopt?) – JA mentioned the incomplete/selective quoting of NPPF 60 by inspectors on recent appeal cases where the second part is ignored i.e. It is, however, proper to seek to promote or reinforce local distinctiveness. RL explained that the problem was not new as legislation was introduced in 1978 stating that one should not impose personal taste. However, all accepted that recent appeal decisions had highlighted the need for a document defining the character and distinctiveness of the Roseland. RL has studied the document submitted by Yvonne Fuller and JA explained the reason Yvonne felt moved to produce it. JS also reminded those present of their meeting in March this year with Edwina Hannaford when it was agreed such a document was required. A discussion ensued regarding the form and content of such a document and it was agreed that it should not be overly lengthy or wordy but depend on photos and illustrations and include an introduction covering the whole Roseland followed by sections on the major settlements, the minor settlements and properties in the countryside. Existing documents and research could be used i.e. area profiles and CAMP photos and descriptions. RL stressed the document should not criticise but guide applicants to what is existing and preferred. It was agreed that JA would consider how best to progress the project and RL confirmed that after consultations where comments are recorded and responded to the draft should be submitted to the Council but it cannot be adopted as an SPD to the Plan. However, the Council could adopt for development management purposes and may decide to adopt as an SPD to the Local Plan. JS enquired whether such a document would be adequate guidance to the Inspectorate and RL considered it should if it includes character zones and specific distinctiveness details.
5. CAMP's from a planning policy perspective (Production, adoption, extending existing CA's, new CA's?) – JS and JA explained that the CAMP project was progressing but had suffered a setback due to the change in requirements set by Historic England which was adding more work. However, the MT sought RL’s advice regarding the process for adoption. RL confirmed that after all local consultations and acceptance by Nick Cahill (NC) the Council may carry out a further consultation before considering adoption at which point the document would become part of the framework for making planning decisions. RL confirmed that only the Council can create a new CA but the proposal would come from the community and would have to go through NC. If a CAMP indicates that an existing CA should be extended, and the case is made and accepted by NC, RL confirmed that the proposal would be considered by the Council. RL also explained that Article 4 Directions can be used to protect an area from inappropriate development allowed under Permitted Development Rights.
6. Amending Affordable Housing agreements e.g. Shared Ownership in Veryan – JS explained that there are shared ownership dwellings in Veryan which are part owned by Devon and Cornwall Housing Association. Although a good idea when launched it has become apparent that when occupants want/need to move on they struggle to find a buyer, partly because of the restricted mortgage market but also because others no longer want to enter into shared ownership. If the existing occupiers could move into open market housing it would also free up dwellings for other families. The CLT are assessing potential sites in Veryan to build affordable housing to accommodate the known need but want to avoid building on greenfield sites if there is any alternative. Therefore, the MT are asking if RL can assist in exploring the possibility of the CLT purchasing either the owners’ share or also the Housing Association share so that the CLT can then let at an affordable rent to local people. RL confirmed being aware of the situation with shared ownership and agreed to speak to Nick Marsden on the Affordable Housing Team.
7. Review meeting with Nigel Doyle, Martin Woodley, Householder Team, Enforcement, AONB. "How things have gone so far" – JA explained the process of the Planning Assessment Group (PAG) and that a 6-month Outcome Summary had been prepared (copy passed to RL at the meeting) and an annual report was now being completed (to end of August 2016) This summary reviews how the decisions compare with both the PAG assessment of conformity with the RNDP and the comments of the parish councils. The MT now feel that a meeting should be arranged with the planning department to discuss these findings and also any perceived problems from both sides. As examples JA mentioned the problem over identifying Roseland character and the recent case of a mobile home. RL agreed to discuss this with his fellow planners and to consider a possible meeting date in October. It was also agreed that subsequent to this meeting some planning officers should attend a PAG meeting to meet the group.
8. AOB – during the course of the meeting the following additional matters were discussed:
· JA mentioned RNDP policy HO8 which had been mentioned in recent appeal cases. The initial disregard for this policy by applicants seems to have reduced and the conditions contained therein are being considered both by applicants and the planning officers. However, JA asked if RL could review the conformity of HO8 to which he agreed.
· JA mentioned his experiences of a recent Planning Committee meeting and an appeal hearing when the problems caused by Cornwall Council’s housing need figures were highlighted. The large headline figures quoted by the Affordable Housing Team encourage developers to make inappropriate applications and also frustrate the local communities who are aware of the much lower figures for their areas. JA has used Nick Marsden’s figures and with Nick Marsden’s assistance has produced more realistic figures for the Roseland reducing a figure of around 180 to below 30. RL agreed to discuss this with the relevant parties and suggested that the use of more realistic figures could be incorporated in the forthcoming training sessions on the Local Plan.
· RL confirmed that in general more attention is being taken of NDPs
· RL advised that when the Local Plan is adopted there is an intention by the Council to update the planning website to ensure all documents and guidance is up to date and valid.
Meeting closed at 12.05pm




S Wagstaff

Action points:

RL –

1.  Provide MT with draft of the Statement of Conformity for the RNDP prior to publication
2. Speak to Nick Marsden regarding shared ownership housing and possible purchase by the St Just in Roseland CLT to provide affordable rented dwellings. 

3. Discuss with the planning department a meeting with the MT to review the work of the Planning Assessment Group to be held in October.

4. Review conformity of RNDP policy HO8 – Replacement Dwellings

5. Discuss with relevant parties in the Council the use of more realistic housing need figures
