The Nansledan Local Development Order 2020
Statement of Reasons

1. The legislative framework governing the LDO process
Cornwall Council (“the Council”) is proposing to make The Nansledan Local Development Order 2020
(“the Order”).
Local Development Orders (“LDOs”) were introduced through the Planning and Compulsory Purchase
Act 2004 ("the 2004 Act") and, in effect, grant planning permission for the specific form / type of
development detailed in the Order.
More detailed provisions relating to LDOs are contained in sections 61A to 61D and Schedule 4A of
the Town and Country Planning Act 1990 (as amended) ("the 1990 Act"), as well as in articles 38 and
41 of the Town and Country Planning (Development Management) (Procedure) Order 2015 (the
“DMPO”) (as amended) ("the GDPO 2015").
The Growth and Infrastructure Act 2013 ("the 2013 Act") simplified the LDO process by removing the
requirement to formally consult the Secretary of State prior to the adoption of an LDO. This
simplification enabled local authorities to approve an LDO after reviewing and taking account of the
results of public consultation. The need for formally consulting the Secretary of State was replaced by
a requirement to notify the Secretary of State, via the National Planning Casework Unit, as soon as
practicable after adoption. The 2013 Act also removed the requirement for LDOs to be reported by
local authorities in their monitoring reports. However, the Council will be monitoring development
progressed under the Order.
Article 38 paragraph (1) of the 2015 Order states that where a local planning authority proposes to
make an LDO they shall first prepare:
a) a draft of the order; and
b) a statement of their reasons for making the order.
Article 38 paragraph (2) of the order states that the statement of reasons shall contain:
a) a description of the development that the order would permit; and
b) a plan or statement identifying the land to which the order would relate.
This document contains the statement of reasons for making the Order. The Order will relate to land
at Nansledan, Newquay. A map identifying the area of land to which the Order relates can be seen in
Appendix 1.
2. Planning background and context
The majority of the land is either already consented or is included in the Order is allocated in the
"Cornwall site allocations development plan document" (November 2019) ("The Site Allocations
DPD"). The three allocations which make up the Nansledan allocation are found at Policy NQ-H1,
Policy NQ-H2 and Policy NQ – M2.
The allocations, taken together, provide for a major mixed-use development comprising the largest
residential development in Cornwall (including 30% affordable housing) and a range of other uses
such as retail, commercial, a church and a school. The allocations also allow for the delivery of
infrastructure improvements, such as new open space, SANG land, part of the Newquay Strategic
Route, pedestrian and cycle routes and a waste recycling centre.
The scheme at Nansledan is being developed under a consortium which includes The Duchy of
Cornwall, C.G. Fry and Son Limited, Morrish Homes and Wainhomes (South West) Limited.

At the time of writing, approximately 1,750 homes have the benefit of either a detailed or an outline
permission. There are also existing consents for many other uses such as a new church, a primary
school and sports pitches, allotments and play areas.
3. Proposed Order
The development authorised under the Order will be as follows:
"Development comprising a maximum of 3,700 dwellings, 87,000 sq m gross internal floorspace in
Use Classes B (B2, B8), C (C1 & C2), E and F (F1 and F2), (including dwellings and commercial
floorspace granted permission under extant outline or full permissions, or under permitted
development, located within the LDO area), in addition to GP surgery, pharmacy, church, sui generis
uses, bus shelters, rail halt, park and ride, Household Waste and Recycling Centre, highways and
access, pedestrian paths and cycle paths, landscaping, bastion wall, drainage infrastructure,
earthworks and engineering works necessary to carry out the development, green infrastructure, play
areas, sport and recreation, allotments, Suitable Alternative Natural Greenspace, associated works."
The number of dwellings allowed under the Order is an increase of up to 370 dwellings over and
above the aggregate number of homes either currently consented at The Order or allocated in the Site
Allocations DPD. The represents a maximum increase of 10%. The Council considers this increase
to be acceptable based on the results of the Environmental Statement and the physical scope for
additional dwellings demonstrated by the Parameter Plans. The additional dwellings will also
contribute towards the Council's housing needs, including the provision of up to an additional
111affordable homes.
Figure NQ1 in the Site Allocations DPD identifies the allocations at Nansledan, the sites with
permission/under construction, and those sites which (at the adoption date of the Site Allocations
DPD) were awaiting completion of s106 agreements. The Order does not replace or substitute a new
consent for any extant permissions but instead will sit alongside those permissions by granting further
permissions and approvals to varying degrees, depending on the planning status of the development
land in question.
In short, this can be summarised as follows:
•
•
•

where outline planning permissions already exists, the Order will give reserved matters
approval for those outline permissions;
where no permissions already exist, the Order will give detailed permission for that
development; and
where detailed permissions exist (whether as a result of permissions granted before the Order
or under the Order), planning rights will be granted for specified works, where such works are
in accordance with the Design Manual.

The Order also grants permission for minor amendments to any of the above, provided that the minor
amendments comply with the Design Manual (Article 3(j)).
In addition, the Order grants planning use rights to change certain uses within the Order land. More
detail on these rights, and the permitted development rights referred to above, are set out in section 5.
4. Aim and Objective
The development at Nansledan is not only the largest residential-led scheme in Cornwall but is also
being undertaken by a consortium which operates under the strict design and operational
requirements of the Duchy of Cornwall. Having worked closely with the consortium over the past few
years and given the high standards of development which have been delivered and maintained on the
site, the Council considers that the Order is an appropriate tool for ensuring the flexible yet controlled
delivery of the remainder of the development.
The Council considers that the Order will be efficient, reliable, transparent and cost-effective. The
Order will provide the means for delivering a timely and significant contribution towards Cornwall's
housing requirements, as well as enabling flexibility for homeowners on the development and allowing
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for changes of use where such changes would not be detrimental to the physical cohesion and
overarching vision of the scheme.
The benefits of the Order will include a reduction in the time and costs associated with the planning
application process, increase certainty for the consortium and aid in their delivery of the scheme, and
provide a clear and demonstrable strategic approach to the development of Nansledan.
5. Permitted Development
As explained in section 3, the Order also grants permitted development rights, both for changes of use
and for operational development (works). These rights are set out in detail in Articles 3(e)-(i) of the
Order but can briefly be summarised as follows:
•

for completed dwellings, any works that comply with the Design Manual;

•

for completed non-residential buildings, any works that comply with the Design Manual;

•

a change of use from any building within:
o
o

a B2, B8, use class (general industrial / storage or distribution); or
within an E, F1 or F2use class (commercial, business and service)

to any of the following uses:
o
o
o
o
o
o

any other B2, B8, E, F1 or F2 use class;
drinking establishments (with or without food provision);
electric vehicle charging station;
hiring, selling or displaying motor vehicles or alternative fuel vehicles or electric
vehicles;
taxi business(es); and
a tanning or beauty salon

provided the change of use complies with the Design Manual and does not exceed the
maximum floorspace figures for that use included in the approved Parameter Plans;
•

the temporary use of any land or building, provided such temporary use complies with the
Design Manual; and

•

the display of advertisements which would otherwise benefit from express consent under the
relevant advertisement regulations.

6. Conditions in the Order
Whilst the Order grants permission for the types of development described in sections 3 and 5, it also
imposes conditions which will control development at Nansledan carried out under the Order. There
are four conditions and these are set out in Schedule 2 of the Order.
Three of the conditions require compliance with the Environmental Statement, the Parameter Plans
and the Design Manual be approved under the Order, and any variations of them which may exist
during the lifetime of the development. The fourth condition requires the Duchy to provide a Certificate
of Conformity in relation to development carried out under the Order. It is helpful to briefly explain the
purpose and scope of each of these documents.
A. The Environmental Statement
The Town and Country Planning (Environmental Impact Assessment Regulations) 2017 ("the 2017
Regulations") set out the thresholds for new development that may need to be screened to determine
whether a full Environmental Impact Assessment is required.
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The development at Nansledan does not fall within Schedule 1 of the 2017 Regulations but does fall
under Schedule 2, Part 10(b), which refers to "urban development projects, including the construction
of shopping centres and car parks, sports stadiums, leisure centres and multiplex cinemas".
The Council has issued a screening opinion which confirms that the development authorised under the
Order would be EIA development. A Scoping Report has been prepared in consultation with the
Council and statutory bodies which confirms the scope of the environmental information required by
the Council to assess the likely environmental effects of the LDO. The Scoping Report is provided as
Appendix E.1 of the Environmental Statement.
The Environmental Statement will be consulted on in accordance with the statutory provisions set out
in Regulation 32(6) of the 2017 Regulations. This includes consultation with both statutory bodies and
the public.
A copy of the Environmental Statement can be viewed here:
Cornwall Council
Chy Trevail, Beacon Technology Park
Bodmin
PL31 2FR
Cornwall Council
New County Hall
Truro
TR1 3AY
Copies are also available to view at: http://planning.cornwall.gov.uk/online-applications
B. The Parameter Plans
The Parameter Plans established the scope and extent of the development authorised under the
Order. The reason why the plans contain parameters, rather than fixed limits, is in order to provide the
flexibility which the development will need over its lifespan. The Parameter Plans have also informed
the environmental information contained in the Environmental Statement.
The Parameter Plans include the following:
Land Use Plan including Open Space
Access and Movement
Building Heights
Copies of the Parameter Plans are attached at Appendix 2.
C. The Design Manual
The Design Manual is the document which sets out in detail how the character of the Nansledan
development will be maintained and preserved. The document provides guidance and rules for each
of the 'quarters' within Nansledan, ranging from the permitted colour of the houses to the limitations on
carrying out extensions.
Whilst each occupier at Nansledan is required to abide by the Design and Community Code when
they purchase their property, it is important that the Order similarly imposes a condition requiring the
development to be carried out in accordance with the Design Manual.
A copy of the Design Manual is provided with the suite of LDO documents and is available to view
both electronically or as a hard copy with the Environmental Statement
D. Certificate of Conformity
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Before any development authorised under the Order can commence, it must be given a Certificate of
Conformity by the Duchy. An example of a Certificate of Conformity is included in Annex 1 of the
Order. This condition provides an additional control mechanism for checking that the proposed
development meets the requirements of the Order.
7. Lifespan of the LDO
The land included in the Order has an expected development lifespan of c.30 years. Whilst some
LDOs do have time limits and expire after a prescribed period, the Council has decided not to impose
a time limit on the Order. This decision not only reflects the long duration of the proposed
development works at Nansledan but also the standards achieved at Nansledan by the development
undertaken to date.
However, the Council does have statutory powers to revoke the Order at any time. If that happens,
development which has already commenced under the provisions of the Order would be allowed to be
completed in accordance with the provisions of the revoked Order. The Order also includes
monitoring mechanisms and the Council's powers of planning enforcement remain unaffected by the
Order. Reviews of the Order will take place every ten years.
8. National planning policy and guidance
The use of LDOs is encouraged in both national policy and guidance. The Council has had regard to
this policy and guidance in deciding to make the Order.
The National Planning Policy Framework (“NPPF”) (February 2019) sets out in a comprehensive
document the Government’s economic, environmental and social planning policies for England. The
key principle of the NPPF is the presumption in favour of sustainable development, having regard to
the development's economic, social, and environmental benefits. It states that the planning system
should be used to play an active role in guiding development towards sustainable solutions through
delivering a sufficient supply of homes, building a strong and competitive economy, ensuring the
vitality of town centres, promoting healthy and safe communities, promoting sustainable transport,
making effective use of land, and achieving well-designed places.
Paragraph 51 of the NPPF encourages local planning authorities to use LDOs to set the planning
framework for particular areas or categories of development where the impacts would be acceptable,
and in particular where this would promote economic, social or environmental gains for the area.
Paragraph 117 states that planning policies and decisions should promote an effective use of land in
meeting the need for homes and other uses, while safeguarding and improving the environment and
ensuring safe and healthy living conditions.
In March 2019, the Planning Advisory Service ("the PAS") produced guidance for local authorities on
the use of LDOs. At paragraph 1.2 of the guidance, the PAS states that LDOs are a positive and proactive planning tool which create a more certain planning environment and thereby make investment
more attractive.
9. Supporting evidence base
LDOs are subject to the same technical scrutiny as planning applications, and the local planning
authority must be satisfied on the suitability of the proposed development and its future sustainability.
The scope of the Order has been informed by the following evidence:
Environmental Impact Assessment Scoping Report (Appendix E.1 of the Environmental Statement)
Environmental Statement (September 2020)
Design Manual (September 2020)
Parameter Plans (September 2020 and Appendix 2 below)
Site Allocations DPD
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Copies of all these documents can be inspected at the Council's offices and have also been made
available on Council's website, which can be accessed using this link:
http://planning.cornwall.gov.uk/online-applications
10. Consultation process
There is a statutory requirement for LDOs to be the subject of local consultation. These consultation
procedures are set out in full in article 38 of the GDPO 2015. In effect, the consultation must include
any person with whom the local planning authority would have been required to consult on an
application for planning permission for the development proposed to be permitted by the Order.
The draft Order has been prepared by the Council in consultation with the consortium members.
Statutory stakeholders have also been consulted in relation to the technical appraisal work.
[Details of any other consultations prior to the publication of the Order, eg with the Town Council.]
The public consultation period will run from early October to mid-November 2020 (35-day period). All
comments received during the consultation will be taken into account when the Order is finalised for
adoption.
[date]
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Appendix 1
The Order Land
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Appendix 2
Parameter Plans
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