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In this issue, we cover two highly controversial planning applications. We examine Cornwall Council's
shocking decision to approve a 58-dwelling development near Pandarosa Farm, Bodmin, despite
breaches of local and national planning policy and Jenny Cruse writes on certain very disturbing
aspects of the proposed wind farm on high ground at Helland Farm on the very edge of Bodmin
Moor. She pulls no punches in her account of how it has been dealt with.

Our Centenary year is halfway through now and the first part of our programme of special
celebratory events is over. Stephen Horscroft reports on the guided walk at Phoenix Mine, led by
lain Rowe. In the second half of the year we look forward to special guided farm visits, a cream tea
in one of Cornwall’s most beautiful gardens, and a special fundraising concert: details will follow
soon.

Our AGM was held on 1 June at Wheal Martyn China Clay museum near St Austell. Many members
attended, those members of the Committee who had agreed to stand again were duly elected and a
new member stepped forward to fill one of the two vacancies; Rowena Swallow continues as Chair —
she reports that:

‘It was especially pleasing to enjoy the visit to Wheal Martyn, one of the most important and
fascinating museums in Cornwall, and to see their fine new galleries and education centre. 2026 is
certainly a very special year for CPRE — a celebration of 100 years of its history and of its inspiration
and achievements during that time. As we consider the future, the next 100 years, we know that the
next chapter for the countryside and coast will be written by all of us — the communities of Cornwall
value them immensely and want to see them better protected for future generations. (see our
‘More in Common’ Survey 2026). The fact that the great majority of young people want land
protected clearly isn’t just “nostalgia” — it’s about creating a sustainable future for us all. “At a time
where politics is increasingly divided, countryside and coast are cross-generational, cross-party
priorities” Sophie Stowers, ‘More in Common’ Research Manager.’

We were honoured to have Professor Malcolm Williams of the Cornish Studies Institute at Exeter
University as our Guest Speaker. He gave an extremely interesting talk on the research he has been
leading on Cornwall’s very serious housing problems. He presented symptoms, causes and possible
solutions. Symptoms included a point our own research has shown: that we are building a lot of
houses but not addressing the need for homes for local people. He looked at the gap between
mortgage affordability or rental costs on Cornish wages, population changes including inward and
outward migration, and at the state of the economy of Cornwall. One of the highly pertinent
solutions included recognising that ‘just building houses’ doesn’t work. The final report will be out
later this summer and we shall be featuring it in the next issue of this newsletter.

AND THANK YOU FOR YOUR SUPPORT



Proposed Wind Farm at Helland Barton
Jenny Cruse

The proposed location of this application is at Helland Barton Farm, close to Bodmin and on the edge
of the Bodmin Moor buffer zone. The scale being discussed is around seven onshore wind turbines,
at up to approximately 100 metres tip height, across roughly 175 hectares. Early commentary
suggests wide landscape visibility and obvious impact on the National Landscape.

A full planning application has not yet been submitted to Cornwall Council; an initial scoping request
has occurred, enabling online comments to be made. Parish Councils were consulted at the scoping

stage, where the applicant and his planning advisor led a meeting to introduce the

project. Subsequently, there have been two large community meetings. At the last meeting, a show
of hands by the large audience indicated that all were against the proposal, with one abstention.

At this point, it is interesting to reflect upon the earlier planning application, which approved the
very large and controversial barns that already sit on the site. This application, although it was very
large and positioned on a high and prominent place, was decided by Officer Delegation. It must be
noted that the design and access statement of the application included the notion that there would
be NO detrimental impact on the landscape value of this area, which is within a designated Area of
Great Landscape Value. This is patently untrue since the structure can be seen from all the
surrounding villages, including the Planning Department office in Bodmin! This did cause
considerable furore among the surrounding villages at the time it was built because it clearly had an
impact on the landscape. Included in the application was a plan to provide a screening ‘bund’, but
the disruption to Helland village was deemed to be too great to pursue that idea. Of course, this is a
rural community, and it is expected that agricultural barns will exist and be part of the countryside
scene, as one Senior Planning Officer said...and | quote: ‘this was not our finest decision’. One hopes



they hold that thought when considering the Wind Farm application, which will undoubtedly have a
considerable visual impact on the area.

Moving on to the proposed site, the first thing that comes to mind is its close proximity to Helland
village and the incredible impact the construction will have upon the residents. Once established,
there are certain properties that will be greatly affected by the noise and flicker. There is no clear
benefit to residents who will have suffered an enormous impact on their lives, as energy cannot be
stored, community financial grants are not a given and the upgrades to enable this energy to leave
Cornwall and enter the national grid will not be in place until at least 2036. Additionally, there are
concerns regarding migrating birds that follow a path across Bodmin Moor, and the impact on the
Bodmin Moor International Dark Skies designation is also a concern.

The most significant reason why this application site is unsuitable is Section 245 of the Levelling Up
and Regeneration Act 2023. Section 245 of the LURA Act requires:

‘In exercising or performing any functions in relation to, or so as to affect, land in an area of
outstanding natural beauty in England, a relevant authority other than a devolved Welsh authority
must seek to further the purpose of conserving and enhancing the natural beauty of the area of
outstanding natural beauty.

And in practice, this is the change that the LURA Act made to Planning Policy and Planning Decisions
within the Cornwall National Landscape (CNL, previously the AONB), in which Bodmin Moor is one of
the twelve designated CNL areas. LURA did not change the purpose itself, which remains ‘to conserve
and enhance natural beauty’, but it did change the DUTY placed on public bodies to significantly
STRENGTHEN how other organisations must act in relation to that purpose. The LURA Act placed a
new and stronger legal expectation, under which relevant authorities must now seek to further the
statutory purposes of the Protected Landscape. This applies to planning authorities, utilities,
government bodies and anyone exercising functions that affect National Landscapes. Given that this
application is itself in an Area of Great Landscape Value, abuts Bodmin Moor National Landscape and
will in all certainty have a significant impact upon both these two significant valuable areas —in
which, by law, Cornwall Council has a duty to further the purpose of conserving and enhancing the
natural beauty of the area - it is hard to see how this application can be lawfully approved.

Local meeting: Some of the attendees listening to the applicant and planning agent in Helland Village Hall



Celebrating CPRE’s Centenary
Stephen Horscroft

Following the first event at Golitha Falls on 10" April, our second centenary event took place on May
8" at Phoenix Mine, at Minions, which may be Cornwall's highest village. We had a bumper turnout
of 16 people, and we were engaged by the great lain Rowe of Cornwall Landscapes (formerly the
AONBSs), who once again shared how the industrial landscape has shaped the natural environment of
Bodmin Moor.

Phoenix mine was one of Cornwall's most important copper mines and its residue has provided the
source of life for liverwort and mosses tolerant to mineral residue. Although the mine had been
operational since the 1830s, it was only by the 1850s that a rich source of copper was struck, which
enabled a small counterbalance to the 'great emigration' of Cornish miners, which began in earnest
with the collapse of copper prices in 1866 (although other factors played a part during the
nineteenth century, including better opportunities in the 'new world'). Although the copper market
declined, there was a shift to tin, which enabled the workforce to grow into the 1870s.

Canals and pits scar the landscape of the moor immediately around Phoenix, as lain was again able
to show and share with people. We also visited the count house (now a private residence, but the
owner graciously gave us permission to enter the grounds), where miners would have to bid for
pitches and even pay for the tools and materials needed to mine, with these costs knocked off any
'profit' that they made. Sometimes they ended up in debt: such a life was far from the relative
glamour portrayed in some TV dramas.

The Cornish landscapes we enjoy today have been shaped by hundreds, if not thousands, of years of
industrial activity. Minerals, maritime and 'munching' (i.e. food production - | could not come up with



a better alliteration) continue to require the landscape and seascape to support jobs and the wider
economy of Cornwall. 'How' that is done, possibly through critical mineral exploration or the
opportunity of renewable energy, for example, will be critical to the future of the Cornish landscape
that we know and love. CPRE knows that economy and environment are not incompatible but
require the right approaches to maximise the first and protect the second.

This was one of the key messages of the event. AlImost £60 was raised through the kind donations of
those present and it was rounded off with more 'economic input' of jam first at the local cafe. | took
a photo of the family of sheep who know they get treats - and freely enter the cafe to do so!

We have more events bubbling away to celebrate the rest of our Centenary year in 2026, including a
couple of special farm visits on the theme of ‘Plough to Plate’ later on in the autumn, so please look
out for the details in our September issue.

Sheep visiting the café
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A Hundred Year Perspective?
Elizabeth Knowles

CPRE Kernow owns an original copy of the weighty book published by the emergent Council for the
Protection of Rural England’s Cornwall Branch in 1930, just four years after its inception. It was a
comprehensive Survey of Cornwall, well illustrated with photographs and maps. It was supported by
the great and the good, headed by the Lord Lieutenant John Charles Williams, who were proud to list
their names at the front. They employed an eminent Planning expert W. Harding Thompson to
produce the book and it included a full report on the state of the countryside and the threats posed
by ‘modern life’: | wish we could undertake such a thing again. To see a copy, visit Kresen Kernow’s
archive.

Our campaigning on planning and environmental issues goes on and we are proud to be part of the
broad coalition of other specialist organisations who advocate for nature conservation, clean energy,
the mitigation of climate change and support for rural communities. People like Cornwall Wildlife
Trust, the Woodland Trust, the Soil Association and many others all work to protect nature and
biodiversity, sustainable farming and food production, and clean water in our rivers and coastal
waters.

Nowadays, besides actively campaigning we support and enable the important work of our planning
experts, led by our Administrator Paula Johnston. They provide the exemplary, carefully researched
and highly respected submissions we make in the case of any planning application that breaks the
rules or transgresses the statutory protections. Paula and her team act with heads, not hearts, but all
of us feel heartfelt sorrow and often a great deal of anger when we see how much ‘development’



degrades our precious countryside.

This newsletter and our website www.cprecornwall.org carry articles that address some of the most
pressing current issues like new-build housing (the wrong houses in the wrong places), pollution in
the Camel and the estuary of the Fal, the desperate need for social and genuinely affordable housing
for local people and the question of Cornwall’s governance as an independent Authority. We look to
our members to contribute their views — we love feedback, so please tell us what you think.

CPRE national office’s quarterly magazine ‘Countryside Voices’ celebrates the centenary with a
round-up of the organisation’s achievements as well as the battles still to be fought. In conversation,
our CEO Roger Mortlock and President Mary-Ann Ochota discuss the broad landscape of ideas and
issues we face in the years ahead. As Roger says, “...we need to stop thinking in silos - we can farm in
a way that supports nature to thrive, manage water naturally to manage flooding, build new homes
that also support nature — there are so many examples of smarter land use. How we use land is in
our DNA as an organisation and | am hopeful that CPRE has an important role to play in a new
approach to land.” Referring to the all-too-prevalent public perception that the countryside is merely
a blank space to be squandered on ‘growth’ and ‘development’, Mary Ann asserts that these have to
be sustainable: “...and that requires a mindset shift. We can’t afford to waste our resources — whether
that’s water, food, raw materials [or] land - [nor to] build badly. And we have to remember that the
economy is entirely reliant on healthy nature. We’ve lived for the past 100 years drawing down from
the planet’s bank and now we’re in the red. We need to start paying in, and fast.

Current politics prioritise house-building over protecting our land but some progress is being made
on environmental protections, renewable energy and biodiversity. Politicians and the media label us
‘blockers’, but in fact, we play a leading role in a coalition of dedicated specialist organisations that
propose good solutions and good, sustainable practice so that precious green land and clean water
can live on for future generations. So let’s keep working hard for the next hundred years.

MET]e]

Land East Of Pandarosa Farm, Bodmin. (Picture: Wainhomes)


http://www.cprecornwall.org/

Pandarosa Farm, Bodmin

One of the most shocking planning decisions made by Cornwall Council so far this year was to
approve PA23/07573, the proposed erection of 58 residential dwellings and associated infrastructure
on land east of Pandarosa Farm, Bodmin.

In this instance, not only did Cornwall Council fail to follow its own policies and procedures, but in
our opinion, it also failed to apply local and national planning policies correctly in its evaluation of
this application.

The planning application was determined by delegation, which is contrary to the Cornwall Council
planning procedure: sites allocated in the Site Allocations Development Plan and developments of 50
houses or more are to be decided by the Strategic Planning Committee (SPC). Significantly, 8 out of 9
members of the Bodmin Town Council Planning Committee requested that the application be taken
to the SPC for sound and important material planning reasons.

However, the Ward Member ignored the request from Bodmin Town Council and the potential
impact on the integrity of the Camel Special Area for Conservation (SAC). In the event, this
application was approved by the delegated Planning Officer despite not complying with the
requirements of the St Lawrence, Bodmin Concept Master Plan - Site Allocation Bd- UE3, and despite
insufficient evidence that mitigation measures are in place to protect this important site.

The Master Plan states that: "Planning permission for the development of only part of the site will
not be granted unless it is in accordance with a masterplan/concept plan for the whole site."

We believe that the proposed development does not meet the policy requirements below, as laid
down in Bd - UE3, it does not reflect local needs, and the appropriate infrastructure has not been put
in place first.

A. Twenty-five % of the dwellings should be "accessible homes."

B. Multi-Vehicle connections into the existing highway network with the primary link onto West
Heath Avenue.

C. The development should also make contributions towards the wider Bodmin Transportation
strategy.

D. Development of the site should accommodate 2 Hectares of land to deliver a new primary school.
E. Confirmation of capacity within the local sewage treatment facility or provision of alternative
facilities is required prior to the commencement of the scheme to ensure there is no detrimental
impact on the River Camel.

Particularly concerning in this case is the lack of affordable housing and the precedent it sets for
future developments throughout Cornwall. The Section 106 Agreement transferring land to the
Council to facilitate the provision of the primary school as an alternative to providing affordable
housing, is unacceptable, especially as it has reduced the land available for the school and for
external sports areas. The developer apparently successfully argued that if it were to both contribute
the land earmarked for a primary school and provide affordable housing, the proposed development
would become unviable for them.

However, it appears that the proposed Primary School may never be built. Astonishingly, the deal
between Cornwall Council and the developer contained a clause which stated that if the school was



not built within ten years, the developer would be able to purchase the land back for £1.
Aaron Greenaway reported in the Cornish Times on Saturday, 23rd May 2026:

Clir Coppin contacted Hilary Frank, Cornwall Council’s portfolio holder for children, families and
schools and discovered that there were presently no plans to build a new school in Bodmin during
the next decade due to a ‘falling birth rate’.

So, no affordable housing, probably no primary school and definitely no protection for the River
Camel SAC.

All development should be nutrient neutral and should not increase phosphorus loadings entering
the hydrological catchment. Cornwall Council is convinced that although Likely Significant Effects are
identified on the interest features of the River Camel SAC as a result of nutrient enrichment,
mitigation is sufficient to offset such impact. CPRE Cornwall disagrees with this evaluation and
believes that the development should be considered to adversely affect the integrity of the River
Camel SAC.

NPPF Paragraph 195 states that the presumption in favour of sustainable development does not
apply where the plan or project is likely to have a significant effect on a habitats site (either alone or
in combination with other plans or projects), unless an appropriate assessment has concluded that
the plan or project will not adversely affect the integrity of the habitats site. The above demonstrates
that the HRA test has undermined the integrity of the habitat site and has therefore breached NPPF
paragraph 195.

CPRE Cornwall submitted an objection to this planning application and also wrote to Cornwall
Council Planning Department, Kate Kennally, CEO, and Louise Wood, Service Director Planning &
Housing, after the determination to ask for a reversal of the approval of this application, which we
believe puts the Council in breach of local and national planning policy.

We did receive a response from Cornwall Council, but unsurprisingly, not a single issue was
addressed. This is what they wrote:

‘Cornwall Council has very carefully considered the matters which you raise and assess that the
determination of this full planning application and planning decision issued on 20th March 2026 is
both robust and thorough’. - Planning and Housing Service.

So, despite breaches in national and local planning policy, despite Nanstallon waste treatment works
discharging raw sewage into the River Camel for 1,625 hours in 2024, despite the destruction of a
very important unimproved land full of protected species, and ancient oak, and despite Natural
England stating building should not commence until upgrades from SWW are in place, this planning
application was approved by the delegated officer. Furthermore, Natural England has not provided
the evidence to Cornwall Council to support the reduction in the River Camel embargo area, which
common sense would dictate that Cornwall Council should require before approving any application
likely to increase the load on the Nanstallon waste treatment works. June 2026

"This cannot be right and is a prime example of profit taking precedence over the public health and
the welfare of our community and ecology." — Jenny Cruse, CPRE Cornwall Committee Member.


https://www.cornish-times.co.uk/author/aaron-greenaway
https://www.holsworthy-today.co.uk/topic/cornwall-council

Recent Decisions

Pandarosa Farm, Bodmin
Development of 58 Dwellings
Planning application PA23/07573
APPROVED

Cold Northcott Wind Farm
Repowering & extension of wind farm
Planning application PA23/02727
APPROVED

Objections Awaiting Decision

White Cross, Cury
Outline permission for 12 dwellings
Planning application PA25/06135

St Ewe
Egg Laying Shed
Planning application PA26/00787

Mawgan
Outline permission for 33 houses
Planning application PA25/07215

Lost Gardens of Heligan
Car park and crossing
Planning application PA/25/02624

Rezare
Reserved Matters, one dwelling
Planning application PA26/01211

Tyringham Place, Lelant
Development of 50 dwellings
Planning application PA25/01847

Scarcewater, Grampound Road
Solar Farm
Planning application PA24/05312

Halgavor Moor
Development of up to 540 dwellings.
Planning application PA20/10618

Appeals to the Planning Inspectorate

APP/3373503 (PA24/00042)
Pendower Beach House Hotel
20 unit aparthotel complex

APP/6000863 (PA25/00680)
Boat Cove Lane Perranuthnoe
Replacement chalet




