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1

Introduction

1.1

Project Background
This document is the Non-Technical Summary (NTS) of the Environmental Statement (ES)
that has been prepared to present the findings of the Environmental Impact Assessment (EIA)
undertaken in relation to the Nansledan Local Development Order (LDO) for a residential-led
mixed-use urban extension development at Nansledan, Newquay, Cornwall (the ‘Proposed
Development’).
An LDO is intended to give a grant of planning permission to specific types of development
within a defined area. They streamline the planning process by removing the need for
developers to make a planning application to a local planning authority. They create certainty
and save time and money for those involved in the planning process.
This document summarises the ES in non-technical English. The aim of this NTS is to present
the technical information included in the ES in an easily understandable, concise format.
The Site (the “Site”) is located within the administrative area of Cornwall Council (CC) and
consists of agricultural land and existing Nansledan development. A Site Location Plan is
provided at Appendix A.
This urban extension to Newquay is called Nansledan and is already referred to by that name
in the local community. It will provide:
“Development comprising a maximum of 3,700 dwellings, 87,000 sq m gross internal area
(GIA) in Use Classes B (B2, B8), C (C1 & C2), E and F (F1 & F2), (including development
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.”
Some elements of the above have already been built and others are covered by extant
planning permissions but have not yet been built. The description above includes the full
completed build out of the Site. Development at Nansledan continues at pace and
construction is ongoing. To date, dwellings, commercial development and associated
infrastructure have been delivered by three developers: Wainhomes (South West) Ltd, Morrish
Homes and CG Fry & Son Ltd and strategic infrastructure has been delivered by the Duchy of
Cornwall.

1.2

Terms and Definitions
For ease of reference, the following summarises key terms which have been used throughout
the NTS:


‘Nansledan’ – the name given, and already referred to in the local community, to the
Duchy of Cornwall’s urban extension to Newquay, for which the LDO is being prepared
(and which will cover the existing and occupied development at Nansledan; the
development which is consented and not yet built; and all future development
encompassed in the LDO).



‘The Proposed Development’ – the development description of the Local Development
Order;
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1.3

‘the Site’ or ‘LDO Boundary’ – for the purposes of this NTS, the Site comprises the area
as shown in Appendix A. There are two distinct and separate parcels to the Site:
o

‘Nansledan main parcel’ – the northern and larger of the two parcels; and

o

‘Hendra parcel’ – the southern and smaller parcel, situated to the north of Hendra;



‘Cornwall Council’ – the local planning authority, who will also make the LDO;



‘Duchy of Cornwall’ – landowner at Nansledan;



‘LDO’ – Local Development Order;



‘NSR’ – Newquay Strategic Route; a major piece of consented highway infrastructure
linking the A392 at Henver with the A3059 Rialton Road passing through the Proposed
Development and connecting with the A3058 Quintrell Road at a new four arm roundabout
junction;



‘SANG’ – Suitable Alternative Natural Greenspace;



‘Extant Permissions’ – Planning permissions already in place for development within the
Site and which are either under construction or not yet commenced;



‘Existing Nansledan Development’ – development that has already been implemented as
at 31st March 2020 and forms the baseline to this assessment, which includes 388
dwellings, 1,654.64 sqm of commercial floorspace and a two form entry Primary School.



‘Parameter Plans’ – plans that establish parameters for the Proposed Development and
form the basis of the assessment in the ES. These are included in Appendix B;



‘Illustrative Masterplan’ – an indicative plan which shows how key structural elements,
such as green infrastructure and land uses, could be distributed across the Site within the
parameters set by the Parameter Plans. This is an indicative plan and has not been used
as the basis of this ES. It is provided in Appendix C; and



‘Design Manual’ - the document which sets out in detail how the Proposed Development
will be built out, including details on mitigation as set out in the ES (for example relating to
permitted lighting levels across the Site); and how the character of the Nansledan
development will be maintained and preserved (for example details on the permitted
colour of the houses and the limitations on carrying out extensions).

The EIA, the Environmental Statement and Other Documents
The ES presents the findings of the EIA which has been undertaken in accordance with the
Town and Country Planning (Environmental Impact Assessment) Regulations 2017 as
amended (“the EIA Regulations”).
The EIA process has been used to inform and iterate the design of the Proposed
Development and has identified appropriate design and construction measures to both
mitigate likely significant adverse environmental effects and to maximise the environmental
opportunities that might arise as a consequence of the construction and operation of the
Development. Such measures have been incorporated into the final design and are shown in
the plans and documents supporting the LDO. These measures are documented within the ES
as ‘embedded mitigation’ which will be provided as part of the Proposed Development.
The ES identifies the likely significant environmental effects of the Proposed Development at
the construction and operation stages and identifies opportunities for environmental
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enhancement and measures required to mitigate any potential significant adverse effects that
may occur.
Mitigation is secured through a Design Manual which has been prepared alongside the ES.
Development proceeding under the LDO will have to conform to the Design Manual and the
ES.
The ES comprises the following documents:


Volume 1 - Main Report;



Volume 2 – Appendices; and



Non-Technical Summary (this document).
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2

Site and Surrounding Area

2.1

The Site
The Site is located within the administrative boundary of Cornwall Council (CC) and is
comprised of agricultural land and existing Nansledan development. The Site is centred
approximately on grid reference SW 8392 6117 approximately 2.5 km to the east of Newquay,
and is approximately 250 hectares (ha) in size. The Site boundary is shown in Appendix A.
The Site is formed of two parcels of land. The larger parcel, the Nansledan main parcel, is
located immediately to the south of St Columb Minor and north west of Quintrell Downs. The
smaller parcel, known as Hendra, lies to the south west of the larger parcel, with the Great
Western Railway Line running along its northern boundary and the A392 forming its southern
boundary, with Hendra Holiday Park immediately to the south.
Three parcels of land are surrounded by the Nansledan main parcel area but are excluded
from the LDO Boundary, which are (from west to east): Gusti Veor, Gusti Vean and
Trewollack. Gusti Veor is privately owned land not owned by the Duchy. Gusti Vean and
Trewollack both include Listed Buildings which are excluded from the LDO boundary.
The Site is bounded to the north by Henver Road and the A3059, and beyond this the village
of St Columb Minor; to the east by agricultural land; by the A392 and the village of Quintrell
Downs to the south; and by the hamlet of Trencreek to the west. The A3058 (Quintrell
Road/William Hosking Road) crosses the Site diagonally from north west to south east.
Existing development within the Site consists of the first phase of Nansledan, Trewolek,
located slightly north of the centre of the Site and the first phase of the NSR, delivered by the
Duchy of Cornwall. Skol Nansledan, a two form entry primary school, which opened in
September 2019, is located to the south of the A3058 in the central eastern part of the Site. A
list of all existing development is provided in Section 2.3.
The NSR is being delivered by CC to ease congestion in Newquay and strengthen transport
connections to Cornwall Airport Newquay and the Aerohub Enterprise Zone. A section of the
NSR between the Nansledan main parcel and the Hendra parcel falls outside of the Site
boundary but will connect the two parcels.
The Newquay Sports Centre, Newquay Indoor Bowling Green, Tretherras Allotments and the
Newquay Community Orchard are located in the west of the Site.

2.2

Environmental Context
The nearest dwellings are located to the north and west of the Site, and within the three
parcels of land excluded from the Site boundary at Gusti Veor, Gusti Vean and Trewollack.
The Nansledan main parcel is bound immediately to the north by dwellings located on either
side of Henver Road, in St Columb Minor and to the west and south west by the settlement of
Newquay. The south east boundary of the Nansledan main parcel joins settlement on the
north west boundary of Quintrell Downs. There are some scattered dwellings to the west of
the Hendra parcel.
There are several public rights of way (PROWs) within the Site and surrounding area. A
pedestrian and cycle path has been delivered from Quintrell Downs train station, through to
Skol Nansledan and beyond into existing development at Nansledan. There is also the
National Route 32, both a pedestrian and cycleway, runs to the north of the Site, entering the
Site for short stretches on both the north east corner and western part of the Site.
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The PROW from Quintrell Road, running from north to south, to Chapel Farm, through the Site
will be stopped up and replaced with a new bridleway, as agreed with CC as part of a previous
planning application, which will run through the new grazing area to the south of Gusti Vean.
There are no listed buildings within the Site itself. There are four Grade II Listed Buildings
within two parcels of land excluded from the Site, three at Gusti Vean and one at Trewollack.
The Site is not within a designated area for nature conservation, and there are no Tree
Preservation Orders within the Site. There are three County Wildlife Sites within 2km and the
Site falls within risk zones for two key statutory sites: Penhale Dunes and Newlyn Downs
Special Areas of Conservation (SACs). Penhale Dunes SAC and Special Site of Scientific
Interest (SSSI) lies approximately 5.4 km to the south west of the Site at its closest point.
There are Areas of Great Landscape Value along the coast either side of Newquay, 850m to
the north and 1.2km to the south west of the Site, respectively. Ancient Replanted Woodland
is limited to Firhill Wood, 2.5km to the east of the Site, and Carnation Wood, 4km to the north
east of the Site.
The Site is not within an Air Quality Management Area (AQMA), nor are there any AQMAs
within Newquay. However, monitoring within Newquay has identified a number of areas where
nitrogen dioxide (NO2) concentrations are close to or exceeding the annual mean objective.
CC has therefore identified the town as an ‘area of concern’ in terms of air quality.
The British Geological Survey (BGS) map of the area shows the Site to be underlain by the
Devonian Bovisand Formation (mudstone and siltstone with subordinate beds of sandstone
and limestone), with Elvan dyke (microgranite) intrusions and mineral lodes, particularly in the
east of the Site.
The preliminary contamination risk assessment indicated that the majority of the Site has
remained as agricultural land and is anticipated to have levels of contamination that are
unlikely to be harmful to human health. However, some areas of the Site have the potential to
be sources of contamination including electricity substations; mining waste and workings;
mineralised lodes/ veins; possible contaminative land uses within farmsteads; and the
Household Waste and Recycling Centre (HWRC). There are three historical landfills within the
Site.
The majority of the Site lies on the northern valley side of the Chapel Stream at approximately
63m Above Ordnance Datum (AOD), with an overall slope down to the south and west,
towards Chapel Stream at approximately 30m AOD. East of William Hosking Road, ground
levels have an overall slope down to the northeast, towards an unnamed stream, at
approximately 22m AOD. In the south, off West Road, ground levels slope gently down to the
north, towards Chapel Stream, at approximately 32m AOD.
The Site is predominantly located within Flood Zone 1 (low risk), with less than 1 in 1,000
chance of tidal or river flooding. The southern-western fringes of the Site fall within an area of
Flood Zone 3 (high risk), associated with fluvial flooding from the Chapel Stream, however no
development is proposed in this area.
The Site is not classed as a sensitive area as defined by the EIA Regulations (Regulation 2).

2.3

Existing Permissions and Current Applications
Within the Site there are several areas covered by existing planning permissions.
Development at Nansledan continues at pace and construction is ongoing. Therefore, a ‘cutoff’ date of 31st March 2020 has been agreed with CC to establish the environmental baseline
for the purposes of the EIA.
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The development within the Site which is already built, as at 31st March 2020, comprises:


388 dwellings and associated roads, drainage, parking, landscaping;



1,654.64 sqm of built floorspace (Use Classes A1, A2, A3, B1);



The two-form entry (2FE) primary school that opened in September 2019 (named Skol
Nansledan);



NSR from Rialton Road to the proposed Market Street;



Pedestrian/cycle paths from Quintrell Downs station to Skol Nansledan and along
Quintrell Road; and at Tretherras as part of St Pirran’s Trail;



Earthworks adjacent to Skol Nansldean and levelling the recreation ground;



Haul Route to enable construction of the NSR bridge over the Chapel Stream;



Allotments at Quintrell Downs and Tretherras;



Green Infrastructure and Suitable Alternative Natural Greenspace (SANG);



Works to create Newquay Community Orchard and erection of the Education Building;
and



Infrastructure and site clearance associated with the above and future phases.

There are also applications within the Site which have been granted planning permission. Up
until adoption of the LDO, construction at the Site will continue as these permissions are built
out, in response to market demand. Once the LDO is in place, development can either be
completed in accordance with existing planning permissions or delivered within the
parameters of the LDO. The LDO is drafted to be consistent with planning permissions and
planning obligations that already exist.
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3

The Proposed Development

3.1

Introduction
The proposed land uses for the Site are shown on the Parameter Plans in Appendix B. The
Proposed Development comprises:
“Development comprising a maximum of 3,700 dwellings, 87,000 sq m gross internal area
(GIA) in Use Classes B (B2, B8), C (C1 & C2), E and F (F1 & F2), (including development
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.”

3.2

Description of the Development
Residential
The Proposed Development will provide a balanced mix of house types and tenures, and
progress in a similar manner to the house types and architectural form that have already been
built to date at Nansledan. Nansledan is being built in eight key phases of ‘Quarters’, each
expressing a slightly different architectural character to reflect local vernacular, and each with
its own emblem. The Quarters are named: Trevenson, Halfenten, Kosti Veur, Riel, Kosti Vian,
Chapelkenrhwili North, Trewolek and Hendra.
Of the maximum 3,700 dwellings, 30% will be affordable, which will be provided through 50%
affordable rent, and 50% shared ownership and discount market housing (of which at least
50% of this will be shared ownership). This split has already been applied to development built
to date.

Employment and Commercial
The LDO will grant consent for 87,000 sq m gross internal area (GIA) of employment and
commercial space. The use classes for the Proposed Development and examples of their
definitions (but not restrictive) are provided in Table 3.1:
Table 3.1. Use Classes at the Proposed Development

Use Class

Examples

B2

General Industrial

B8

Storage and Distribution

C1

Hotels and guest houses

C2

Residential Institutions, care homes, nursing homes, colleges

E

Commercial, Business and Service – e.g. hairdressers, pet shops,
sandwich bars, dry cleaners, professional and financial services,
restaurants and cafes, day nursery, health centre
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Use Class

Examples

F1

Learning and non-residential institutions – e.g. church

F2

Local Community – e.g. shops

Sui generis

E.g. Drinking Establishments (with or without food provision), data
centres, tanning or beauty salons

The Masterplan will facilitate job creation, aiming to deliver one job per household, therefore
3,700 jobs. Nansledan is a mixed-use community with walkable neighbourhoods where daily
needs can be served by foot, cycle or public transport. Shops and services will be provided
within a five-minute walk time and bus services within a ten-minute walk time. Employment
generating uses will be integrated with residential areas to encourage those that work at
Nansledan to also live at Nansledan. The masterplan positively plans for employment
generating uses to create a balance between jobs and homes.
Existing commercial and employment uses at Nansledan include Duchy of Cornwall offices,
sales hubs for Morrish, Fry and Wainhomes, cafes, a bakery, a beauty salon, bridal gown
boutique, a barber shop, holiday lettings and a florist.

Market Street and other local centres
Nansledan’s Market Street (Stret an Verghas) will be the focal point for the greatest
concentration of shops, with secondary local centres dotted through the development. Market
Street will be centred around the consented NSR.
Market Street is intended to be the commercial heart of Nansledan with a focus on retail
premises that encourage independent local traders and artisans with their own unique
character. Market Street will be broad, pedestrian-friendly and lined with up to four storey
mixed-use buildings to include shops, offices and homes. It will also include restaurants and
cafes.

GP Surgery and Pharmacy
Land is made available for the provision of both a GP Surgery and a Pharmacy to serve the
Nansledan community.

Church or Community Centre
Land is also made available at Nansledan for a church or a community centre. It is hoped that
a church will be located at the top of the new Market Street, or if this does not come forward
that a community centre might be provided in its place.

Bus Shelters, Rail Halt and Park and Ride
Several bus stops are proposed at the Site. The bus stops will also have bus shelters
designed to be in keeping with the character of Nansledan.
In the Hendra parcel, land is being made available, as part of the Proposed Development, for
a Rail Halt. Options assessments are ongoing with CC and Network Rail on this Rail Halt.
Similarly, land is being made available for a Park and Ride, adjacent to the Rail Halt. This is
anticipated to be seasonal and aimed at intercepting existing leisure/tourism-based trips that
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are already on the road network and transferring the final stage of the journey into the centre
of Newquay to a sustainable mode of travel.

Household Waste and Recycling Centre
There is an existing HWRC within the Site, adjacent and to the east of Trevenson Road, in the
eastern part of Nansledan northern parcel. As part of the Proposed Development, this HWRC
will be relocated further south to the Hendra parcel.

Bastion Wall
There is a level difference between the Chapel Stream corridor and the land where the NSR
will join the developed area of the Nansledan northern parcel. Therefore, a bastion wall will be
constructed to receive the NSR.

Primary School and Education
Nansledan includes a new primary school called Skol Nansledan that has been designed to
accommodate 420 pupils in 14 classrooms. It opened in September 2019. The inclusion of a
primary school at Nansledan enables children to be schooled close to home and meets
growing demand for primary school places in Newquay.

Landscaping and Green Infrastructure
The Proposed Development is underpinned by a Green Infrastructure Strategy which includes
the retention and reinforcement of the existing landscape framework, including the Cornish
hedgerows within the Site, the trees and riparian vegetation along Chapel Stream. This will
form part of the Chapel Wetlands, along with the retention of areas of green space to protect
the setting of the three farmsteads that are enclosed by the Site. It also includes the SANG, on
which further information is provided below.
Aside from the SANG, The Chapel Wetlands will be the largest area of green space on the
Site. It will comprise a complex of retained and new habitats which are designed to serve the
dual function of recreational use via a network of footpaths that run from and back into the
main development area, as well as significant biodiversity enhancement via new native habitat
creation measures and appropriate subsequent management.
The mitigation strategy for the Chapel Stream corridor will comprise new habitats including
wildflower meadows, scrub and tree planting, hedges and wetlands including marsh and
ponds with shallow margins in which emergence plant communities can establish. Careful
management of this area to maximise biodiversity gain is an integral part of the embedded
mitigation design.
The ponds included in the Chapel wetlands also serve the dual purpose of being attenuation
ponds as part of the Sustainable Drainage Strategy (SUDS), detailed below.
The Proposed Development includes a variety of community gardens, parks and squares
distributed evenly throughout the Site, offering outdoor recreation and growing space near to
dwellings and which will all contribute to the Green Infrastructure Strategy. There are also
plans for a possible urban farm at Gusti Vean.
The already consented Newquay Community Orchard continues to take shape on seven acres
of land leased by the Duchy of Cornwall in the western part of the Site, adjacent and to the
north of the Tretherras allotments.
Pras Trewolak SANG, the play, sport and recreation areas and the allotments all also form
part of the Green Infrastructure Strategy and these are described in turn below.
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Suitable Alternative Natural Greenspace; and Biodiversity
The consented Pras Trewolek (Trewolek Meadow) SANG forms part of the baseline and work
has already begun to implement extensive proposals for habitat creation and restoration within
the Site across approximately 30.26ha of SANG being developed east of the Rialton Quarter.
The requirement for the SANG stems from a need to mitigate against recreational pressure on
the nearby Penhale Dunes Special Area of Conservation (SAC) arising from the Proposed
Development. In addition to the biodiversity enhancements set out above, the SANG also
includes a network of paths for recreational uses for the local community. A 42-bay car park
will also be provided at the SANG for visitors arriving from further afield, with capacity to
increase in size should demand require it.

Play Areas, Sport and Recreation
The Proposed Development provides several opportunities for play areas, sport and
recreation, including public sport, children’s equipped play and teen provision. Provision will
be made through the existing Newquay Sports Centre, areas already in place at Skol
Nansledan, children’s play areas, Multi Use Games Area (MUGA), a variety of community
gardens, Chapel Wetlands, and the Pras Trewolek SANG.
There is provision for several allotment sites across the Site.

Layout
As shown on the Land Use including Open Space Parameter Plan (Appendix B), the layout of
the Proposed Development is designed to provide an urban extension to Newquay whilst
providing a strong green infrastructure network to connect the Site with Chapel Wetlands to
the south and the SANG to the east.
A strong network of footpaths and cycle routes allow permeability through all areas of the Site,
as shown on the Access and Movement Parameter Plan (Appendix B).
Market Street on the consented NSR, is a focal point within the Proposed Development for
most of the shops, with secondary local centres dotted through the development for
convenience.
The Hendra parcel will comprise a Park and Ride, a Rail Halt, a HWRC, employment and
residential uses and is accessed from the south via a roundabout on the A392 West Road.
This roundabout and access (NSR Phase 1) were implemented by CC.

Building Heights
Building Heights are shown on the Building Heights Parameters Plan (Appendix B). Buildings
fronting onto and in the area surrounding Market Street which is located towards the centre of
the Site will be up to four storeys, to accommodate shops, offices and residential uses.
A parcel of land in the Trevenson Quarter of the Site, around the Western Arm of the NSR will
include buildings up to 3.5 storeys.
The remainder of the built development area will comprise buildings of up to 3 storeys, with
the exception of areas of allotments and other green space where buildings will be limited to
one storey.
In the eastern part of the Site there are existing buildings associated with Trewollack. At this
location, building heights will be limited to up to two storeys, to remain in keeping with the
existing buildings and the rural nature of this farmstead.
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Drainage
The Development will incorporate Sustainable Drainage Systems (SuDS) in the form of private
and communal soakaways to help control the quality and quantity of surface water runoff
conveyed to the Penhallow and Chapel Streams. The surface water management strategy has
been designed to closely mimic the hydrology of the undeveloped catchment and allow flow
paths through the catchment.
The SuDS will also provide a range of water features within the Chapel Wetlands that will
allow for ecological and amenity benefits.

Access and Movement
A strong network of footpaths and cycle routes allow permeability through all areas of the Site,
as shown on the Access and Movement Parameter Plan (Appendix B).
The network of footpaths and cycleways is designed to encourage sustainable modes of
transport and reduce reliance on the private car. However, for those travelling by car there will
be diagonal parking spaces on Market Street to give ease of access.
Primary Streets through the Proposed Development comprise the NSR. Secondary Streets
link the Quarters and Tertiary Streets are designed to provide quieter routes for pedestrians
and cyclists.

3.3

Consideration of Alternatives
Overview
The EIA Regulations require an ES to include a description of the reasonable alternatives
considered by Applicant, indicating the main reasons for the choices made, including a
comparison of the environmental effects. This legal requirement is expressed in very general
and high-level terms, requiring only the inclusion of ‘reasonable’ alternatives and an indication
of ‘main’ reasons.

No Development
A large part of the areas of the Site that are proposed for built development are allocated in
the Local Plan as part of the ‘Newquay Growth Area’ in the Cornwall Site Allocations
Development Plan Document (November 2019). Therefore, no development is not a
reasonable alternative as it does not accord with Cornwall Council’s desire to see the Site
developed, nor does it accord with policy and would not help to meet the housing and
employment needs of the area.

Alternative Sites
As noted above, much of the Site is allocated in the Local Plan, with much of the remainder
already benefitting from planning permission and is within the control of the Duchy, therefore
no other sites have been considered.

Alternative Consenting Mechanisms
CC asked the Duchy of Cornwall to consider whether an LDO for the Site could be made. It
was mutually agreed between CC and the Duchy of Cornwall that pursing an LDO would be a
preferable approach to streamline the process for future development at Nansledan and
reduce the administrative planning requirements for CC.
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Alternative Forms of Development
Local Plan allocations were informed by the masterplanning of Nansledan, therefore no
significantly different alternative offerings have been considered. Alternatives and flexibility
within this mix were considered in relation to employment and education provision.
For the residential offering at Nansledan, the existing development provides a balanced and
appropriate mix of house types and tenures to meet identified needs in line with policy
requirements. No significant alternatives to this have been considered through the design
development.
Employment
The masterplanning process to establish the employment need has been informed by the
former South West Regional Development Agency to provide a more sustainable economy for
Newquay that is less reliant on the seasonal tourist trade. An alternative level of employment
provision has not been considered given the requirement for a more sustainable economy for
Newquay and the opportunity for Nansledan to provide one job per household.
Education Provision
Form of Educational Provision
The need for a primary school was identified by CC as primary schools were at capacity in
Newquay and children were being bussed out to rural schools. Alternatives were therefore not
considered as this requirement was identified by CC.
Location of Educational Provision
It was originally intended to include a new primary school further west in the Site, however
there was concern from officers at Cornwall and from members of the Cornwall Design
Review Panel that this would have been too far from the Recreation Ground. The location of
Skol Nansledan was considered preferable in enhancing sustainable access.

Key Design Considerations
The Parameter Plans and Illustrative Masterplan have been developed to respond to
emerging environmental and other constraints and opportunities associated with the Site.
LDO Boundary
A study area and initial boundary coinciding with the land in control of the Duchy was defined
to inform baseline assessment. Since some of the baseline assessments have been
undertaken the LDO boundary has been extended to include some additional land in the north
east of the Site which may be used as ‘Additional SANG land’. This land will not however be
developed.
Land Use
Market Street and local centres
The Market Street is located on the NSR where it enters the Nansledan main parcel to the
north west of Chapel Stream. This location was identified due to its location on the NSR, to
maximise overall accessibility. Its proximity to the Chapel Wetlands provides easy access to
an attractive area to walk, play and enjoy nature. No alternative locations or layouts for the
Market Street were considered.
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Household Waste and Recycling Centre (HWRC)
The existing HWRC within the Site will be relocated further south from its current location in
the eastern part of the Nansledan northern parcel as its currently located adjacent to the NSR
and within land allocated for mixed use. This new location was considered most suitable due
to is accessibility on the NSR and its allocation for employment land. The exact location of the
HWRC within the Hendra parcel will be confirmed as masterplanning for the Hendra parcel
progresses.
Suitable Area of Natural Greenspace (SANG)
It was identified that a SANG would be required to mitigate the potential effects of recreational
pressure arising from increased visitors to the nearby Penhale Dunes SAC. The area of SANG
in the eastern part of the Site has been identified as suitable as it is relatively accessible from
the residential elements of the Proposed Development and that it can replace the pre-existing
intensive arable land use.
Biodiversity
The biodiversity enhancements for the Proposed Development have focused on retaining key
features of the Site’s habitats, in a particular the Chapel Stream corridor and that of its
tributary the Penhallow Stream. New habitats will include wildflower meadows, scrub and tree
planting, hedges and wetlands including marsh and ponds with shallow margins in which
emergence plant communities can establish. Careful management of this area to maximise
biodiversity gain is an integral part of the embedded mitigation design.
No alternatives as such have been identified for the biodiversity elements of the Proposed
Development, which has followed the principles of habitat retention where possible within the
confines of the masterplan.
Access and Movement
The NSR is consented and therefore the Nansledan masterplan has evolved to respond to
and maximise transport and access opportunities from the approved route of the NSR. The
masterplan has been developed to maximise transport and access opportunities, including
opportunities for active travel, from the approved route of the NSR, however no alternative
routes have been considered.
Building Heights
The concept has been shaped so that buildings fronting onto and in the area surrounding
Market Street are up to four storeys, a parcel of land in the Trevenson Quarter of the Site will
include buildings up to 3.5 storeys and the remainder of the built development area will
comprise buildings of up to 3 storeys, with the exception of areas of allotments and other
green space where buildings will be limited to one storey. A maximum of four storeys was
considered appropriate to remain in keeping with existing built development on the eastern
settlement edge of Newquay.
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4

Assessment Methods

4.1

Introduction
In general terms, the main stages in the EIA are as follows:


Screening - determining the needs for an EIA;



Scoping - identifying significant issues, determining the scope of the EIA;



Establishing the Baseline - drawing together and reviewing available data and undertaking
surveys to determine the baseline conditions;



Assessment and Iteration - assess likely significant effects of the Proposed Development,
evaluate alternatives, provide feedback to the design team on potential adverse impacts,
modify development or impose parameters, incorporate mitigation, assess effects of
mitigated development; and



Preparation of the ES.

The EIA Regulations require that a local planning authority must not make a local
development order unless it has prepared information on screening as set out in the EIA
Regulations. A screening opinion will be adopted by CC before the LDO is made.
An EIA Scoping Report was prepared to document the proposed scope and approach to the
EIA, in line with Regulation 15 of the EIA Regulations. Informal consultation with relevant
statutory and non-statutory bodies was undertaken on chapters of the Scoping Report to
inform assessments being undertaken for the ES. As a result, this ES has been prepared to
fulfil the requirements of the Scoping Report and statutory consultees comments on the
Scoping Report.

4.2

Assessing Effects
The EIA has assessed the likely significant effects of the Proposed Development against
baseline conditions on site as of the 31st March 2020, which have been established based on
technical surveys and assessments, including data collected to inform previous planning
applications at the Site.
The EIA assumes that the Proposed Development will be constructed in accordance with the
maximum build out of the mix, quantum and parameters documented in Section 3 (and further
detailed in Chapter 3 of the ES).
The EIA has assessed the likely significant environmental effects that could occur during the
construction phases. Given the nature of an LDO, it is not possible to be definitive about the
construction works and therefore the assessment has been based on available information
and reasoned judgements to enable the likely significant environmental effects to be identified.
It should be noted however that the assessment has been based on the nature of the
construction carried out on Site to date.
In determining the significance of construction effects, it has been assumed that the
construction mitigation measures contained within the Framework Construction Environmental
Management Plan (CEMP), which is provide with the ES, are fully implemented.
To provide a robust assessment and one that is generally consistent between topic chapters,
the EIA has also focused on assessing, as appropriate, the likely significant environmental
effects of the overall Proposed Development.
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Specific significance criteria have been prepared for each specialist topic for adverse and
beneficial effects as required, based on the generic criteria set out in Table 4.1. The two key
criteria for determining significance of an environmental effect are the magnitude of the effect
and the sensitivity of the receptor, in addition the likelihood of the effect occurring is also
considered as appropriate.
For the purposes of undertaking the assessment in accordance with the EIA Regulations,
effects determined to be moderate or greater are considered significant in EIA terms. Where
significant effects have been identified, appropriate mitigation and monitoring requirements
have been proposed to result in effects being reduced to an acceptable level.

Significant

Table 4:1: Generic Significance Criteria

Level of Effect

Criteria

Substantial

These effects are assigned this level of significance as they represent key
factors in the decision-making process. These effects are generally, but
not exclusively, associated with sites and features of national or regional
importance. A change at a county scale site or feature may also enter this
category.

Major

These effects are likely to be important considerations at a local scale and
may become key factors in the decision-making process.

Not
significant

Moderate
Minor
Negligible or No
Effect

These effects, while important at a local scale, are not anticipated to be
key decision-making issues.
These effects may be raised as local issues but are unlikely to be of
importance in the decision-making process.
Either no effect or effect which is beneath the level of perception, within
normal bounds of variation or within the margin of forecasting error. Such
effects should not be considered by the decision-maker.

The assessment has also considered the potential for cumulative effects to occur with
approved developments within the vicinity of the Site as required by the EIA Regulations.
Approved developments are considered to be planning permissions that are partially built out
and extant planning permissions. A review of partially built out permissions, extant
permissions and applications awaiting determination has therefore been undertaken to enable
a robust approach to identifying ‘approved developments’. This list was agreed with CC
planning officers during preparation of the Scoping Report.
Each of the topic chapters of the ES includes a section documenting the assessment of the
likely significant cumulative effects of the Proposed Development and the relevant approved
developments.
Impact interactions, i.e. receptors being affected by more than one environmental effect and
therefore potentially being subject to a more significant combined effect than the individual
effects reported in each of the topic chapters, have been assessed. This is provided in Section
7.
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5

Planning Policy Context

5.1

Introduction
This section summarises the relevant planning policy context for the Proposed Development
at national, regional and local levels. More discipline-specific policy and legislation is referred
to under technical chapters of the ES where necessary.

5.2

Legislation
Local Development Orders have been available for use by LPAs since the 1990 Town and
Country Planning Act. They are locally focussed planning tools that LPAs can use to grant
planning permission for specific types of development within a defined geographical area.
They are designed to help streamline the planning process by removing the need for
developers to make planning applications.

5.3

National Planning Policy
The National Planning Policy Framework
The National Planning Policy Framework (NPPF) (2019) sets out the Government’s objectives
for the planning system with “sustainability” at the forefront. It sets out the Government’s
economic, environmental and social planning policies for England and summarises the
Government’s commitment to a plan-led system where local planning authorities should
approve development proposals that accord with the development plan without delay.
The objectives of the NPPF include:

5.4



An economic objective - to help build a strong, responsive and competitive economy, by
ensuring that sufficient land of the right type is available in the right places at the right time
to support growth, innovation and improved productivity; and by identifying and
coordinating the provision of infrastructure.



A social objective - to support strong, vibrant and healthy communities, by ensuring that a
sufficient number and range of homes can be provided to meet the needs of present and
future generations; and by fostering a well-designed and safe built environment, with
accessible services and open spaces that reflect current and future needs and support
communities’ health, social and cultural well-being.



An environmental objective - to contribute to protecting and enhancing our natural, built
and historic environment; including making effective use of land, helping to improve
biodiversity, using natural resources prudently, minimising waste and pollution, and
mitigating and adapting to climate change, including moving to a low carbon economy.

The Adopted Development Plan
The adopted development plan relevant to this part of Cornwall comprises:


Cornwall Local Plan, adopted November 2016, encompassing:
o

Cornwall Local Plan Strategic Policies 2010-2030 (November 2016)

o

Cornwall Local Plan Strategic Policies 2010-2030: Community Network Areas
Sections (December 2016); and
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o

Policies Maps (November 2016).



Cornwall Site Allocations Development Plan Document (November 2019)



Minerals Safeguarding Development Plan Document (December 2018)



The Newquay Neighbourhood Development Plan (May 2019)

In addition to this, there are various Supplementary Planning Documents (SPD s) which do
not form part of the development plan itself, but rather amplify and explain some of its policies.
These are not listed here given the core policies they amplify are set out in the above plans.
They include documents like the Cornwall Built and Natural Environment Quality Gide SPD,
European Sites Mitigation SPD and Housing SPD amongst others.

5.5

Emerging Planning Policy
Emerging Newquay Town Framework Plan
The Newquay Town Framework Plan is currently in development and is informed by a
Sustainability Appraisal. The Newquay Growth Area, which includes the Site, has been
informed by an Urban Extension Assessment (Cornwall Council Planning Delivery Team, Draft
November 2010).
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6

Assessment of Effects

6.1

Introduction
This chapter provides a non-technical summary of the technical assessment chapters of the
ES.

6.2

Socio-economics
The socio-economics chapter, prepared by Stantec, presents an assessment of the likely
significant social and economic effects resulting from the Proposed Development, including its
potential impacts on employment, population and social and community infrastructure.
The assessment indicates that the likely significant effects of the Proposed Development are
predominantly beneficial and relate to employment associated with the construction process
and new operational jobs, as well as operational phase household expenditure effects, fiscal
benefits, and population and labour market effects as well as benefits associated with the
significant quantum and varied nature of the public open space to be provided as part of the
Proposed Development. Predicted effects, after mitigation, on demands for social, community
and recreational infrastructure are predicted to be not significant in EIA terms.
These beneficial effects reflect the approach taken by the Duchy of Cornwall in the delivery of
the Nansledan development to date and as planned to be carried forward through the LDO.
Existing examples of place making, and community building, exemplify the social benefits this
project will deliver with the Duchy’s Patient Capital approach ensuring the early delivery of
social infrastructure already being felt through Skol Nansledan. The community association,
occupier engagement in estate management and examples of families co-locating to the
development all support the positive approach to the delivery of social benefits.
The economic benefits the project will deliver are also significant and again reflect the Duchy’s
objective to deliver one job per household. Given the number of people who are moving into
the market elements of the development from the immediate TR7 postcode area, those from
within the County and those to the affordable elements, there will be a considerable residual
benefit in terms of jobs for the wider community within the Study Area. In combination with the
local approach to material use and labour utilisation, as well as training and apprenticeship
opportunities, the economic benefits of the Proposed Development will also be significant and
long lasting.
In summary, the Proposed Development is expected to deliver major beneficial effects through
the following:


Up to 3,700 new homes including 30% affordable housing shall contribute to meeting
the area’s housing need as well as social sustainability in the local area;



An increase in the local working age population of around 6,216 persons;



Creation of approximately 3,700 new jobs within a wide range of employment;



Additional household expenditure of around £110m per annum;



Fiscal payments to Cornwall Council including approximately £75m of additional
Council Tax revenues over a ten-year period, as well as potential New Homes Bonus
revenues to support the delivery of public services; and



Delivery of a significant quantum of playing pitches, allotments, open space and play
spaces.
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In summary, the Proposed Development is expected to deliver moderate beneficial effects
through the following:


An increase in local employment opportunities through the construction of the
Proposed Development, equating to around 170 full time equivalent (FTE) direct gross
construction jobs and a further 256 FTE indirect and induced jobs in the construction
supply chain;



An increase in the local resident population of 8,880 people;



The Proposed Development will provide approximately four care homes on site
increasing the capacity of elderly care home provision; and



The Proposed Development is likely to generate leisure and recreation demands. A
new church and nursery provision are provided on site.

Whilst the Proposed Development would deliver the benefits described above, it would also
place increased demands on local education and health provision. However, the Proposed
Development is not likely to have a significant impact on school and health facilities as there is
embedded mitigation included within the Proposed Development, in the form of the two form
entry 420 space Primary School and the space for a GP Surgery and Pharmacy, to
accommodate the education and health demands of the development itself.
Taking all of this assessment in to account it is concluded that the proposals will result in no
residual significant or cumulative adverse effects on the economy, social or community
infrastructure are predicted to occur.

6.3

Transport and Access
The Transport and Access chapter, prepared by Awcock Ward Partnership, considers the
potential impacts of the Proposed Development on local transport infrastructure. Consultation
was undertaken between AWP, Cornwall Council Principal Development Officer (Highways)
and Group Manager (Cormac) throughout the process to discuss the concept of the LDO and
the scope of the Transport Assessment.
Large portions of the Site are already subject to planning permission with a number of areas
already been/being built out. Planning permission has also been secured for the NSR, which
will provide a major new piece of highway infrastructure in the town. These areas have
incorporated high quality design in order to ensure that the ethos of the masterplan and
sustainability strategy is translated into the built environment. Future construction will follow
the example that has been set by the previous high quality phases of development.
The methodology used follows that set out within the Institute of Environmental Management
and Assessment (IEMA) guidance ‘Guidelines for the Environmental Assessment of Roads’. In
most instances the change in traffic level is used as a measure of the impact magnitude with
professional judgment used for qualitative assessment. The following criteria was assessed:
Driver Delay; Severance; Pedestrian Delay; Pedestrian Amenity; Fear and Intimidation; and
Accidents and Safety.
The study area comprises the Site as well as four additional junctions identified as having the
potential to experience congestion in the Newquay Strategic Route Phase 2, 2a & 3 Transport
Assessment (TA) and ES. The two assessment scenarios are 2050 Do Minimum (Baseline
scenario with no development or mitigation); and 2050 Do Something (with development and
mitigation).
Analysis using historic traffic data and TEMPro Growth Rates shows that the 2013 NSR
Phase 2, 2a & 3 TA over-estimated the background traffic growth and this, coupled with the
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reduction in development trip generation now expected, mean that the traffic levels previously
estimated for 2030 are not expected to be reached.
Given the objectives of the Local Transport Plan and the Climate Emergency declared by CC,
the traditional ‘Predict and Provide’ approach to traffic assessment has not been adopted.
Instead, it was agreed with CC Highways Department that the 2030 “with development”
scenario from the NSR Phase 2, 2 & 3 TA will be considered to be a reasonable and
measured assessment for the 2050 “with development” associated with the LDO.
The cumulative effects of future development in Newquay have been assessed through the
SATURN modelling completed for the NSR TA which included all approved development in
the town including other phases of the Nansledan masterplan. Therefore, the assessment of
model flows taken from the 2030 NSR ‘with development’ scenario appreciate all cumulative
traffic impacts and has been used to assess a 2050 future year scenario.
The Proposed Development includes a number of transport and access improvements. There
will be a wide-ranging network of active travel routes within the Proposed Development to
ensure that local and future residents can travel as sustainably as possible.
There will also be a highly permeable network of streets to ensure that residents, employees
and visitors have easy and convenient access to a range of services and facilities. The new
Nansledan Walking/Cycling Route will be provided and signed to ensure that it is visible and
accessible. This will provide a route north-south and east-west to allow residents to access
Quintrell Downs Railway Station and Skol Nansledan in the south; Newquay Tretherras
Secondary School and the existing facilities in the north; the Rialton Local Centre and the
SANG in the east; and the Hendra employment area to the west.
The Proposed Development also includes the provision for a local bus-only link between
Tretherras Road and Trevenson Road, to enable buses to take a more direct route to
Newquay centre, cutting journey times and increasing timetable reliability, therefore increasing
the attractiveness of bus travel as an alternative to the private car.
It is envisaged that off-site highways works could be required to accommodate bus
movements along the shortest route between the new bus link and the town centre. This may
include the redesign of the left in/left out Narrowcliff/Edgcumbe Avenue junction and any onstreet parking restrictions that may be required along Tretherras Road. Additional parking for
the Newquay Indoor Bowling Club could also be provided on land within the Site, which would
remove the potential for on-street parking along the existing Leisure Centre access.
Land is also made available for the provision of a new Rail Halt and Park and Ride within the
Hendra parcel.
An ambitious Framework Travel Plan has been prepared, which sets targets for the reduction
of single occupancy vehicle travel and implement measures to promote active and sustainable
travel so that walking, cycling and public transport become the obvious ways to travel to and
from the development. A Travel Plan Coordinator will be appointed to start work prior to first
occupation of the first phase of development under the LDO.
Paths will be provided through the Chapel Wetlands and the SANG to ensure that residents
have good access to these new natural areas. These paths will allow existing and future
residents to enjoy these areas in their leisure time. The path through the Chapel Wetlands will
also provide an alternative route to the centre of Newquay. Additional recreation routes are
provided within the Riel Terraces and Park an Chapel.
The measures (including enhancements to pedestrian/cycle infrastructure, public transport
opportunities and travel planning) that will be implemented as part of the Proposed
Development will increase the attractiveness of sustainable modes of travel as an alternative
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to the private car, and therefore assist to reduce vehicular trip generation and the associated
traffic impact from the Site.
Following the implementation of the identified embedded and further mitigation it is expected
that the Proposed Development would not result in any significant residual adverse impacts on
local transport infrastructure and instead has the potential to provide a minor benefit to all road
users.
The assessment identifies that, following mitigation, the residual adverse impacts are, at
worst, negligible - however, minor beneficial impacts are also expected when compared to the
baseline evolution scenario.

6.4

Landscape and Visual
Landscape impacts relate to the effects of the Proposed Development on the physical
characteristics of the landscape and the resulting character and quality. Visual impacts relate
to the effects on views experienced by people (e.g. residents, people using Public Rights of
Way, tourists, people at their place of employment, etc) and on the visual amenity experienced
by these people. The Landscape and Visual Impact Assessment has been prepared, by
fabrik, in line with best practice, to consider the landscape and visual impacts of the Proposed
Development during construction and when the development is complete. The scope of the
Landscape and Visual Impact Assessment, including the key views, was agreed with CC.
The assessment found that the physical characteristics of the landscape are already affected
by the existing urban edge of Newquay and construction activity. The character and amenity
of views is influenced by the existing and emerging built form. Much of the Site is visually well
contained, limiting effects on views and visual amenity. The emerging built form is of a high
quality.
In order to minimise potential landscape and visual impacts, mitigation measures have been
included in the design, comprising the retention of key landscape features, such as Cornish
hedgerows, where possible, and new planting, resulting in a substantial increase in the length
of hedgerows throughout the Site. The trees and riparian vegetation along Chapel Stream
would be retained as part of a new wetland area. The wooded valley within the eastern part of
the Site would be maintained, along with adjacent areas of wildflower planting. Green space
would protect the settings of the historic farmsteads, comprising Gusti Vean and Trewollack.
Landscape and visual impacts during construction will be managed through the CEMP.
Mitigation measures would be implemented through a Green Infrastructure Strategy, a
Management Plan, and the Design Manual. These documents will make provision for the
retention and protection of existing vegetation, where possible, along with the successful
establishment of the proposed planting. Measures are included to mitigate the visual effects
of construction. The high quality of the public realm would be maintained. Appropriate lighting
would be specified, with landscape proposals providing screening between sensitive visual
receptors and lighting instillation. A design responsive to local character would integrate the
proposals into the surrounds, and the scheme provides for a coherent hierarchy of building
heights.
Significant adverse effects during construction include moderate adverse effects on site
landscape character, character of amenity of views from sensitive visual reseptors, and
sensititve visual receptors located at Public Rights of Way and Public Open Spaces adjacent
to the Site.
Significant adverse effects during operation include moderate adverse effects on sensitive
transient visual receptors at year 1, reducing to minor adverse at year 15, and moderate
adverse effects on sensitive visual receptors at PROW and Public Open Space adjacent to the
Site, reducing to minor adverse at year 15.
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Significant beneficial effects during operation include minor to moderate beneficial effects on
public open spaces, and minor to moderate beneficial effects on Site land cover and years 1
and 15.
Whilst embedded and further mitigation reduces likely significant effects, significant effects
cannot be fully mititaged. Effects remain as assessed for both construction and operation,
ranging from moderate negative/adverse significance to minor positive/beneficial significance
during construction, and from moderate negative/adverse to moderate positive/beneficial
significance during operation.

6.5

Biodiversity
The Biodiversity chapter has been prepared by Andrew McCarthy Ecology Limited in respect
of the Proposed Development and Ecological Planning and Research Limited for the SANG
and the potential impacts of the Proposed Development upon European Designated Sites.
The assessment is underpinned by a suite of habitat and fauna surveys and a detailed desk
study as agreed through consultation with the CC ecologists. Baseline studies on key
ecological receptors were undertaken from late 2017 onwards across the Site, including in the
SANG, together with a desk-top study.
Construction impacts will be primarily mitigated through the CEMP, which will include
measures to reduce the impact on ecological receptors. The implementation of the CEMP
reduces the effect on many sensitive receptors during construction to minor adverse or
neglibile, which is not significant. These receptors include the Penhales SAC, dormice, otters,
pipistrelle bats, hedgehogs, reptiles, and invertebrates.
Receptors where adverse construction effects cannot be reduced to below significant levels
include habitats, badgers, bats (Greater Horseshoe, barbastelle and myotis), wintering birds,
breeding birds and barn owls. The CEMP works to reduce these impacts, and further
mitigation measures will be implemented where required. These include the strategic closure
of setts and implementation of artificial setts for badgers, and careful timing of vegetation
clearance toi avoid breeding bird season.
St Columb Marsh County Wildlife Site will experience a moderate beneficial effect during
construction, following the reduction in nutrient inputs as arable land is converted to wildflower
meadow.
Significant adverse operational effects are primarily mitigated through the introduction of new
habiat creation from the GI corridor and SANG. This has resulted in some impacts being not
significant, and in several cases, permanent beneficial impact.
The St Columb Marsh CWS will experience a moderate beneficial effect during operation due
to reduced nutrient loading following the conversion of arable land to wildflower meadow at the
SANG. The Penhales SAC will experience no adverse effects. During operation, habitats will
experience a major beneficial effect. Doormouse will experience a not significant minor
beneficial effect during operation resulting from new habitat creation within the GI corridor and
SANG.
The following receptors experience a minor adverse or negligible effect during operation: bats
of all species, otters, hedgehogs, wintering birds, breed birds, barn owls, reptiles and
invertebrates. Additional mitigation measures to the SANG and GI corridor will be included
where required, including measures such as providing a ramp under the NSR crossing of
Chapel Stream for otters.
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Badgers are the only receptor who will experience a moderate adverse effect during
operation. It is anticipated that increased badger population at the SANG this will help offset
some of the losses experienced by badgers elsewhere across the Site.
Monitoring will be undertaken in the form of periodic surveys, the full scope of which will be
agreed with CC. Surveys will be undertaken for badgers; light-sensitive bats; wintering and
breeding birds and barn owl. Monitoring surveys will be undertaken within the SANG,
including visitor monitoring to determine whether additional mitigation may be necessary in the
form of additional SANG in order to protect the integrity of the Penhale Dunes SAC.
The cumulative assessment identified that the only approved development that is considered
to have potential to provide a synergistic addition to impacts at Nansledan is Chapel Gover.
Chapel Gover has an ecological relationship with the Site in that the two lie adjacent to the
Chapel Stream. Many of the species present at the Site (in particular mobile species such as
bats) are also expected to be present at Chapel Gover given its close proximity.

6.6

Air Quality
The air quality impacts associated with the Proposed Development have been assessed and
the chapter prepared by Kairus Ltd.
CC, through comprehensive assessment of air quality across the county, have found that
nitrogen dioxide (NO2) concentrations are exceeding the UK objective limit at one location in
Newquay on Treninnick Hill. Monitoring has also shown concentrations close to the objective
at Quintrell Downs. Although an Air Quality Management Area has not been declared in the
town these two areas are considered to be 'Areas of Concern' in respect of air quality.
Mitigation in the form of a framework CEMP (including a Construction Traffic Management
Plan) is submitted with the ES, and therefore emissions as a result of construction activities
will be adequately mitigated and impacts are unlikely to be significant. Assessment of
construction impacts was scoped out of the air quality assessment, as agreed with CC.
The Proposed Development will incorporate a measures aimed at reducing emissions which
will include a Travel Plan setting targets to reduce single occupancy vehicle travel and
promote more sustainable travel. The overall design and layout of the Site creates wide road
settings to air dispersion of traffic related emissions and reduce exposure.
The assessment has predicted the impact of operational traffic on NO2, PM10 and PM2.5 (small
particulate) concentrations at both existing receptors and proposed receptors within the Site
and adjacent consented development areas.
The assessment has predicted a significant adverse impact on annual mean NO2
concentration at existing receptors located along Quintrell Road and along the A392 between
Treloggan Road and Trencreek Road. This is due to increased traffic along these road links as
a result of the Proposed Development.
The assessment has predicted a significant beneficial impact on annual mean NO2
concentrations at receptors located adjacent to Trencreek Road and Trevenson Road due to a
significant reduction in vehicles along this route following the introduction of the NSR.
As annual mean NO2 concentrations are predicted to be ‘well below’ the UK objective for this
pollutant at all receptor locations and the number of receptors experiencing a beneficial impact
would be higher than the number experiencing an adverse impact, based on professional
judgement the overall impact on NO2 concentrations is deemed to be not significant.
Impacts on PM10 and PM2.5 are predicted to be not significant at all locations.
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The impact of the Proposed Development at Trenninick Hill and Quintrell Downs, identified by
CC as ‘Areas of Concern’ locations with regards to air quality, would be not significant.
The assessment has predicted NO2, PM10 and PM2.5 concentrations ‘well below’ the relevant
objective limits at all proposed receptors. The impact of the Proposed Development in relation
to new exposure would be not significant.
The Proposed Development safeguards an area of land within the Hendra parcel for a P&R.
Operational traffic impacts associated with the P&R have been assessed as not significant. A
more detailed assessment of emissions from the P&R will be carried out when this scheme is
brought forward.
The HWRC currently on Trevenson Road will be relocated to the Hendra parcel. As the
location of the HWRC has yet to be finalised, prior to selection of the final location of the
facility a full detailed review of the Hendra plot will be undertaken which will consider air
quality effects. Furthermore, the facility would likely be the subject of an environmental permit
and an emissions and odour mitigation plan will be developed as part of the permit to ensure
emissions are minimised and significant effects avoided.

6.7

Noise and Vibration
The noise chapter has been prepared by Clarke Saunders Acoustics. The noise climate at the
Site is semi-rural in nature, with some existing recent development, and predominantly
determined by road traffic noise from local roads and agricultural activities. The noise
environment local to the western area of the Site is impacted from commercial activities
associated with an existing HWRC.
Receptors that may be affected by noise and vibration due to the Proposed Development
have been identified, as well the effects that may be experienced at these receptors.
Noise measurements were made of the prevailing noise climate at the Site, including road
noise levels and ambient noise levels at surround noise sensitive receptors. The measured
levels have been assessed against the National Planning Policy Framework and currently
available standards and guidance documents to consider whether the Site is suitable for its
proposed use.
Assessment has been made of the potential noise impact from changes in road traffic flows on
the local road network and noise from proposed commercial operations, including relocating
the HWRC to the Hendra parcel. The assessment has highlighted the requirements for
mitigation measures where necessary to reduce the potential noise impact on future residents
of the development.
Construction noise and vibration impacts have been assessed and indicate that with mitigation
in place in the form of a construction noise and vibration management plan (within the CEMP)
residual effects of the Proposed Development are assessed to be not significant.
Changes in traffic flows on the local road network have been assessed with regards to noise
and vibration and due to the NSR which would reduce road noise on the surrounding local
roads, with a varying level of beneficial effects ranging from negligible to substantial.

6.8

Water Resources and Flood Risk
This assessment has been undertaken by Awcock Ward Partnership to determine the
potential impacts of the Proposed Development on water resources and flood risk.
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The potential impacts that were assessed included the potential risk of contamination of
surface and groundwater; the effect of increased surface water run-off; reduced groundwater
recharge; increased water usage demand and increased foul water discharge.
The Site has the following characteristics:


Underlain by Meadfoot Bed deposits, this is classified as a Secondary (A) Aquifer, of
variable permeability;



Not located within a designated Source Protection Zone;



The extents of built development are limited to areas of Flood Zone 1 (Low Risk); and



Completed phases of development have been delivered in line with an agreed surface
water strategy, based on the use of Sustainable Drainage Systems with priority towards
infiltration soakaways.

Mitigation during the construction phase is included in the CEMP, which outlines standard best
practice techniques to mitigate the potential impacts of physical (e.g. sediments) and chemical
(e.g. hydrocarbons) contamination on surface and groundwater receptors.
The implementation of the agreed surface water strategy prioritises the use of Sustainable
Drainage Systems (SuDS) in the form of strategically located private and communal
soakaways, aboveground swales, basins and ponds. The use of SuDS will cumulatively
mitigate the potential impacts associated with increased surface water run-off, water quality
and groundwater recharge during the construction and operational phases.
In terms of surface water runoff, the cumulative effect of this development and other
committed developments providing mitigation for the future effects of climate change will offer
betterment compared to undeveloped conditions whereby the existing rates of runoff would
continue to increase as climate change occurs.
Water efficiency measures will be implemented to reduce the volume of water required during
the occupation of the Proposed Development and therefore minimise the amount of
wastewater that is produced.
South West water is committed to ensuring the rate of any off-site reinforcement matches the
rate of delivery for the Proposed Development and therefore mitigates any potential impacts
associated with water efficiency or foul drainage capacity during the construction and
operational phases.
In conclusion, the assessment demonstrates that, following mitigation, the residual adverse
impacts are negligible, or at worst, minor adverse, but all impacts remain not significant in light
of existing site conditions.

6.9

Archaeology and Cultural Heritage
This chapter was prepared by Orion Heritage and assessed the potential effects that the
Proposed Development would have on the Archaeological and Cultural Heritage resources.
The assessment was undertaken in accordance with best practice set out in Historic England
guidance on the assessment of significance and setting of heritage assets, as well as relevant
standards and guidance from the Chartered Institute for Archaeologists. The chapter was also
prepared in the context of the protections afforded to listed buildings by the 1990 Planning
(Listed Buildings and Conservation Areas) Act, the heritage policy provided in section 16 of
the NPPF, as well as policy 24 of the Cornwall Local Plan 2018.
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The potential for the presence of buried archaeological remains within the Site has been
assessed by a Historic Environment Baseline Assessment and the results of recent
geophysical surveys which have covered the whole of the development area within the Site.
The information in these investigations has also been informed by extensive archaeological
field investigations which have taken place within the Site, as part of earlier development
phases within Nansledan.
A review of this evidence has highlighted 9 areas of known archaeological potential, which
have been called Areas of Archaeological Interest (AAIs). The significance of these remains
has been found to be of local interest with some potential for some areas of regional interest.
The impact of the Proposed Development has also been assessed and it has been found that
the construction of the Proposed Development would result in damage to the identified buried
archaeological remains to the point where their archaeological interest would be lost. This
would result in a minor adverse to moderate adverse effect, depending on the significance of
the remains affected.
To mitigate this effect, a staged programme of archaeological works is proposed, which would
comprise an initial stage of trial trenching, followed by a stage of archaeological excavation
and recording of key areas.
This programme of works would realise the research potential of the AAIs, and would secure
the ability for future research of the evidence to be undertaken via an examination of the
archives generated. This would ensure that the evidence and context of the AAIs is not
entirely lost. This is a considerable benefit and would preserve much of the evidence that
would otherwise be lost. A minor adverse residual significance of effect would remain.
The chapter also assessed the effects that the Proposed Development would have on built
heritage assets in the surrounding area, via changes that would result to their settings as a
result of the Proposed Development.
These assets and the potential effects to their significance have been assessed and it was
found that only the historic buildings at Gusti Vean would potentially be subject to moderate
adverse significant effects, due to the loss of a significant portion of their rural setting, and also
the proximity of construction activity during construction and of the development generally
once the Proposed Development is completed. The remaining buildings would only be subject
to negligible effects once the Proposed Development is completed and planting established.
In response to the potential effects to the historic buildings at Gusti Vean, additional mitigation
measures will be implemented, to retain and preserve elements of the significance of the
buildings that would be affected. These measures would comprise three elements. Firstly, the
land to the south of the farmstead would be retained as open space, either as a field or an
orchard. Secondly, the land to the west of the farmstead would become community allotments.
These two measures would maintain the rural character of the setting of the farmstead to the
south and west.
Thirdly, in order to ensure that the landscape setting of these listed agricultural buildings are
properly preserved, a further buffer of shrubby landscape planting is proposed on the North
side of the existing boundary and this will be supplemented by a further area of grass and
trees on the Northern side of the new road to minimise the impact of any new buildings upon
the setting of the farm. Development to the north of the farmstead will be set back behind a
tertiary street, as well as planting, and will not include houses facing southwards towards the
northern boundary of the farmstead.
These measures are set out in, and secured by the Design Manual for the Proposed
Development. With the implementation of these measures, the impact to the immediate setting
of the buildings would be reduced, and the degree of loss to the rural setting would also be
reduced. On this basis, with the implementation of the above measures the residual effects of
the Proposed Development could be reduced to a permanent minor adverse effect.

\\pba.int\bri\Projects\47813 Nansledan LDO
EIA\Technical\Environment\EIA\Environmental
Statement\Legal Review\Nansledan LDO ES Non-

26

Environmental Statement Non-Technical Summary
Nansledan Local Development Order
Potential cumulative effects resulting from the combined effect of the Proposed Development
with other consented developments in the wider area have also been considered. There will
be a minor adverse residual effect from the cumulative effects of the Proposed Development
and consented development at Chapel Gover once mitigation has been provided in the form of
screening.

6.10

Ground Conditions and Contamination
The Site has remained largely undeveloped as multiple fields and streams, with the exception
of local farms, mining, landfill, quarries and HWRC.
The geology of the Site comprises Devonian Bovisand Formation (mudstone and siltstone with
beds of sandstone and limestone), with Elvan dyke (microgranite) intrusions and mineral
lodes, particularly in the east of the Site. The bedrock geology is locally overlain by made
ground (e.g. areas of former landfill and sports pitches), Quaternary Alluvium, adjacent to the
western part of Chapel Stream, and Head (across most of the centre and far northeast of the
Site, following Chapel Stream and its tributaries).
Several old mine shafts, adits and chimneys are recorded in the east of the Site (surrounding
Trewollack, to the east of William Hosking Road) and western end of the centre (east of
Trevenson Road), associated with mineral lodes, which are present in these areas of the Site.
The following general risks are associated with past mining:


Collapse of unsecured mine entries (shafts/ adits);



Settlement of the ground surface due to the collapse of near surface workings;



Settlement of the ground surface due to the loose backfill of surface/ crop/ exploratory
workings; and



Settlement due to made ground (mine waste).

The results of the preliminary contamination risk assessment indicate that any anticipated
levels of contamination across the majority of the Site are unlikely to be harmful to human
health given the end use of the Propose Development and are also unlikely to be harmful to
the water environment. However, some areas of the Site have the potential to be sources of
contamination and for a source-pathway-receptor linkage to exist, including:


areas of potential made ground, including landfills;



electricity substations;



mining waste and workings;



mineralised lodes/ veins;



possible contaminative land uses within farmsteads; and



the HWRC.

Within areas identified within the Phase 1 Preliminary Geotechnical and Contamination
Assessment Report where a source-pathway-receptor-linkage might exist, ground
investigation is required to determine whether contamination remediation measures (e.g.
localised contaminated soil removal or capping of gardens) are required to protect human
health and/ or the water environment.
Contamination remedial measures are likely to follow those that have been successfully
implemented in areas of contamination that have already been identified, e.g. Gusti Veor
Quarry landfill, where following ground investigation, a capping layer of clean soil was placed
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in garden/ soft landscaped areas and gas protection measures were installed into the ground
floor construction of buildings. Alternatively, localised contaminated soil removal may provide
a more suitable remedial measure.
Ground investigation is required to assess the ground stability risks associated with past
mining so that appropriate mitigation measures can be designed and constructed.
Structural remedial measures could include capping of mine shafts, drilling and grouting of
subsurface voids and/ or reinforced foundations.
Following the implementation of mitigation as described above, the residual impacts to the
geology and ground conditions during the construction and operational phases of the
Proposed Development have been found to be not significant

6.11

Impact Interactions
Significant environmental effects can result from incremental changes caused by the
interactions between effects resulting from a project. This section summarises the principal
findings of each ES topic to enable assessment of the potential for impact interactions.

Construction Effects
Impact interactions for Natural Resources during construction are predominantly related to the
period of time between removal of arable fields and the maturing of the SANG and GI corridor.
This will result in temporary moderate adverse impacts for habitats and temporary moderate
adverse effects on the Site landscape character. Together this may result in an adverse
impact on dominant land cover of the Site. These will be mitigated through sensitive
construction methods and retention and protection of existing vegetation where possible.
The pimrary interactive effects on Human Beings and Society are likely to be impacts on the
amenity of residents in adjacent areas and construction workers. Residents and construction
works may experience some noise and air quality effects, although it is noted that no
significant adverse residual construction impacts have been identified. Best practice
techniques will be in place to mitigate this. This disruption will, at least in part, be offset by
employment opportunities and the boost to the local economy during the construction period.

Operation
Impact interactions for Natural Resources during operation mainly are as a result of the loss of
habitat during the construction phase. The Proposed Development has also been designed to
include a range of measures to benefit wildlife and biodiversity, including the SANG, Green
Infrastructure Corridor and Chapel Wetlands. The delivery of the SANG and GI Corridor will
result in beneficial effects for a variety of ecological receptors, for Landscape in terms of
contextual landscape character and site landscape character, drainage, and heritage for the
preservation of heritage asset settings.
Impact interactions for Human Beings and Society are beneficial for local residents and users
of roads surrounding the Site. Provisions for reduced private car dependency and increased
pedestrian and cycle infrastructure will result in minor beneficial effects on driver delay,
moderate beneficial effects upon air quality for residential receptors adjacent to the Site and
substantial beneficial effects on decreases in noise levels for surrounding roads. This
combined with higher access to green space (a major beneficial effect on community facilities)
and a major beneficial effect on provision of jobs has the potential to result in beneficial impact
interactions for the health of residents surrounding the Proposed Development, and future
residents of the Site itself.
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Site Location Plan
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Parameter Plans
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Illustrative Masterplan
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