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Introduction: 

1 Influence Planning are instructed b

to make representations in relation to the letter sent to 

them by Mr William Rogers (Hon. Sec for Perranzabuloe Neighbourhood 

Plan) dated 10th October 2022. 

 

2 The crux of the letter is that the NDP Steering Group are suggesting 

designating land at ‘Ramoth Way, Perranporth’ as a ‘Local Green Space’. 

This has changed the proposed designation at the Article 14 Consultation 

stage from a ‘settlement gap/green buffer’ (a designation we objected to). 

 

 

Map attached to letter dated 10th October 2022 showing proposed LGS Designation. 

 

3  The NDP letter makes the assertion in the final paragraph of Page 1 that: 

 
“we believe that support given during the recent consultation for designation 

of the parcel as a Settlement Gap/Green Buffer also indicates public support 



for this Local Green Space (LGS) designation. This aligns with historic 

surveys of the majority of the parishioners views”.   

 

4 Prior to the issuing of the Regulation 14 Consultation The Perranzabuloe NDP 

Group had produced a Background Paper Report called a ‘Local Green Spaces 

Assessment’ as part of their evidence base. 

https://www.perranplan.co.uk/wp-content/uploads/2022/04/Perranzabuloe-

NDP_Background-Local_Green_Spaces_Assessment-2022-04-13.pdf 

 

5 This report considered all potential Local Green Space (LGS) Designations and 

ruled out the land at Ramoth Way as not meeting the nationally established 

criteria for LGS designations. 

 

 

 

6 Regulation 14 (Pre‐submission) Version of NDP at Page 63 extract below 

stated: 

 

 

https://www.perranplan.co.uk/wp-content/uploads/2022/04/Perranzabuloe-NDP_Background-Local_Green_Spaces_Assessment-2022-04-13.pdf
https://www.perranplan.co.uk/wp-content/uploads/2022/04/Perranzabuloe-NDP_Background-Local_Green_Spaces_Assessment-2022-04-13.pdf


 

7 And on Page 66 extract below: 

 

8 The Perranzabuloe NDP has previously assessed the land as potentially being 

Local Green Space against the established criteria. The assessment agreed 

that the land did not meet the requisite criteria for such a designation. 

 

9 Indeed, the background paper highlights that to designate land as LGS it is 

important that consultation is required with any landowners at an ‘early stage’ 

of the process.  

 

10 Given that the first my client has heard about the potential U-turn in relation to 

the status of their land was by a hardcopy letter dated 10th October 2022, no 

such ‘early stage’ consultation has occurred.  

 

11 The letter suggests that supportive feedback at the NDP Regulation 14 stage, 

in relation to the earlier proposed designation of the land as a ‘green 

buffer/settlement gap’ is sufficient evidence to pursue the new designation of 

‘Local Green Space’.  

 

12 No information is provided as to what level of support was received. Given the 

alleged support was directed at a totally different issue/land designation, it has 

absolutely no relevance to the current proposal which has not been consulted 

on in any published document. 

 

 



 

 

 

 

13 The National Planning Policy Framework 2021(NPPF) 

 

14 The NPPF sets out the criteria for designating land as Local Green Space with 

Para 102) b) being very important. This paragraph states land must be 

‘demonstrably special to a local community’.  

 

15 No evidence is provided to show that the land is ‘demonstrably special’ to the 

local community has been submitted. The only assessment undertaken by the 

NDP Group concluded that the land was not suitable for the LGS designation 

and hence the original Regulation 14 submission showing it as a ‘green buffer’. 

 



16 The claim that the land is demonstrably special has not been subject to any 

known public consultation or scrutiny and seems to be simply an opinion of the 

NDP Group who when formally going through the criteria for designation prior 

to the regulation 14 consultation did not deem the land worthy of designation. 

 

17 To meet the criteria of for LGS the criteria to be met are: 

a) Beauty – the LGS criteria relates to its visual attractiveness of the site, and it’s 

contribution to landscape and character. Given the land is surrounded by 

residential development combined with the extant four plots for residential 

dwellings below, it does not make any significant contribution in terms of 

‘beauty’.  

 

18  The large swathes of Perranporth Golf Course beyond is a much stronger visual 

feature that contributes to the character of the area, not this small parcel of land 

within a residential area (now included in the settlement boundary according to 

the Perranzabuloe NDP letter of 10th October 2022). 

 

b) Historic Significance – the land has no historical significance and does not 

impact upon the setting of any heritage assets. 

 
 

c) Recreational value – the land does not have any significance from a 

recreational perspective. It is private land, not used by any associations or 

groups in the community.  

 

d) Tranquillity – the land is not shown on any tranquillity mapping and it is 

surrounded by residential development with the B3285 to the south. The nearby 

coastline is far more tranquil than this land at Ramoth Way. 

 
 

e) Richness of Wildlife – whilst forming part of and the south western edge of a 

much larger non statutory designated County Wildlife Site (Perranporth Dunes) 

an Ecological Assessment by Spalding Associates (Environmental) Ltd (August 



2022) has been undertaken to respond to this matter. A full assessment of the 

site confirms that in terms of habitat it consists of mix of sand dune grassland 

and scattered scrub. The report states: 

 

  ‘It is (the land) currently in an unfavourable condition due to the abundance of 

the non-native invasive species Wall Cotoneaster’. Wall Cotoneaster - 

Cotoneaster horizontal is listed under the Wildlife and Countryside Act 1981 (as 

amended) and is prevalent across the site and should be removed. Montbretia 

is growing on site and is also listed under the Wildlife and Countryside Act and 

should be removed. 

 

  Wall Cotoneaster and Montbretia are present on site and are listed in Schedule 

9 of the Wildlife and Countryside Act 1981 (as amended). Under the Act it is an 

offence to ‘plant or otherwise cause to grow in the wild’ any plant species which 

are listed.  

 

19 The abundance of non-native invasive species undermine and refutes any 

claims that the site should be designated LGS due to a perceived  ‘richness in 

wildlife’.  

 

20  The ecological survey, supported by a further reptile survey, confirms that the 

land is not a key reptile site. The site is relatively isolated within the landscape 

with poor connectivity to other habitats suitable for reptiles. 

 

21  The ecological assessment undertaken also confirms that bats do not roost on 

the site and that whilst it is likely that nesting birds will use the land this does 

not lead to any particular ‘richness in wildlife’ criteria necessary for a LGS 

designation. 

 

22  It is clear that whilst the NDP group may have considered it a good idea to 

designate the land at Ramoth Way as LGS, assessment does not stand up to 



scrutiny against the national established criteria for designation as set out in the 

NPPF.  

23 The proposed designation as LGS should fail for three reasons: 

 

1 – the NDP Group when assessing sites as LGS in their own background 

papers to the Regulation 14 NDP Consultation had already discounted the site 

as LGS as it did not fulfil the criteria for designation. 

 

2 – no formal consultation identifying the land as Local Green Space has been 

undertaken, no early discussion with the landowners took place. Following an 

objection to the Regulation 14 consultation, where the land was shown as 

‘settlement gap/green buffer’, it has been switched to a new designation with 

the claim that the perceived public support for the earlier alternative designation 

enables the new designation to proceed.  

 

24 The process does not work like this, the fact is that no identification or 

assessment against the criteria set out in the NPPF has been undertaken that 

shows the land meets the specific LGS criteria. The only assessment 

undertaken against the criteria as part of the NDP Reg 14 process stated that 

the land did not warrant the designation of LGS. 

 

3 -  The NPPF sets out that for a piece of land to be designated LGS it must be 

‘demonstrably special’ to a local community. No evidence has been provided to 

show that the land meets any of the criteria required as set out in the NPPF. 

The land has not been designated because of its ‘beauty, historic significance, 

recreational value, tranquillity or richness of its wildlife’. It falls short against the 

established criteria as the NDP groups own LGS Background Paper concluded. 

 

21  This is a flawed LGS land designation, on behalf of my Client it is requested 

that the proposed designation of ‘Land at Ramoth Way, Perranporth’ as Local 

Green Space (as shown on the plan dated 21/09/2022 attached to the letter of 

10th October 2022) is omitted from the NDP Local Green Space designation. 

 



22 If the designation remains in the NDP document my Client will not hesitate to 

consider a Judicial Review against the Perranzabuloe NDP as the process of 

designation has not followed the correct process or meet the criteria of the 

NPPF as set out in this submission. 

 

---------------------------------------------------------------------------------------------------------------- 




