Isles of Scilly Draft Local Plan

Foreword

The Isles of Scilly are special. Residents and visitors agree.

For over a century our Council has had a responsibility to plan for our future.
Residents always foremost. Continuing to rise to this challenge we have
produced a draft new Local Plan, for public consultation.

With limited land, a population of just over 2,000 and an internationally
acknowledged environment of outstanding quality, we have a unique
combination of responsibilities, challenges and pressures.

Our aims are simple: with this Plan, and other related strategies, we want to
meet our communities' needs and aspirations to ensure a realistic and viable
future.

Once finalised, this Plan will be a framework for important issues that
include affordable housing, the viability of tourism and farming, and social
and physical infrastructure. All in the context of the sensitive management
and preservation of the superb environment in which everything on the
islands happens.

This is your chance to comment on the draft Plan. It is important and |
strongly urge you to let us know what you think of the following policies and
proposals.

Clir Dudley Mumford
Chairman of the Council of the Isles of Scilly.
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Introduction

1

The role of the planning process is to bring about the most efficient and
effective use of land, in the public interest. This is achieved through the
framework of policies and proposals in the Local Plan (the Plan).

We will apply these policies when deciding whether or not to give
planning permission'. The Plan also identifies locations for housing,
employment and other development for community needs, over the next
ten years.

The Plan's policies have to be broadly in line with the Government's
national and regional planning guidance. The Plan can, however, only
deal with the use of land. It must also take account of other strategies
and programmes in order to achieve wider goals for the Isles’.

You have the opportunity to comment, formally, on our Draft Plan
between 1st March and 13th April 2004. Any objections that cannot be
resolved have the right to be heard at a subsequent inquiry. This will
be held by an independent Inspector appointed by the Secretary of
State.

The Plan may be amended in the light of the Inspector's report. It will
then proceed to adoption and replace the existing Plan of 1991.

Planning Reform

6

New planning legislation® is expected to be in place in the summer
2004. The proposals set out in the Planning and Compulsory Purchase
Bill will alter the way that plans are prepared.

The new system is intended to provide greater flexibility and speed in
the planning system. In response to these proposed changes we have
prepared the Plan for easy conversion to the new system.

Sustainability

8

The Government's sustainability agenda has four themes:
* Social progress that recognises the needs of everyone.

¢ Protection of the environment.

Section 54A Town and Country Planning Act 1990 etc.

*Sustainable Economic Development Strategy 1998, "On the Edge" Development Plan 2000, Isles of Scilly Integrated Area Plan

2001, AONB Landscape Assessment 2002, "Moving On" Transport Strategy 2003, Draft AONB Management Plan 2003, Housing

Needs Survey 1999, Hugh Town Urban Survey Report 2003. Heritage & Cultural Strategy 2003
3Green Paper Planning; delivering a fundamental change, ODPM, Dec 2001
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* Prudent use of natural resources.

* Higher and stable levels of economic growth and employment.

The Government's sustainability agenda gives us useful headings but it
is important to look at their relevance to the Isles of Scilly more
critically.

Community - the Islands' population is fairly constant at about 2,000
people but this is ageing, with a disproportionately large number of
older people, and achieving suitable infrastructure for a viable and
demographically balanced population is an ongoing challenge. This
covers a wide range of infrastructure including transport between the
islands and to the mainland, water resources, sewerage and other waste
treatment, electricity and telecommunications as well as community and
recreational facilities. Providing new homes, where needed, for islanders
with a specific local need or for key workers is a major challenge that is
central to the Plan.

Environment - the islands environment is special and designated with a
unique coverage of national and international environmental policies.
We have an obligation of custodianship on behalf of the wider world
community.

Natural resources - the water resource on the islands is limited and
requires careful management to prevent over extraction, pollution and
saline intrusion. Any mineral extraction would conflict with the
environmental qualities.

Economy - the economy relies on the islands' unique character and
environment. The future of tourism, the islands' primary sector, is
dependent on responding to niche markets with a view to raising the
value and quality of the tourism product. The number of visitors in the
peak season is currently considered to be close to its optimum level.
Agriculture (which maintains much of the landscape) and fishing need
support and the prime objective is to create better quality employment
and raise incomes by diversifying farming as well as maximising added
value to the islands' produce.

Planning has an important role in achieving these aims. The Council's
forthcoming Community Strategy* will address this and set the following
vision for sustainable development for the islands and key objectives
that underpin our Plan.

*Local Government Act 2000 requires local authorities to prepare strategies that will focus, shape and coordinate existing and
future activity in the area so that they effectively meet community needs and aspirations. This will be based on a partnership
approach.
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Vision

Viable resident communities on the inhabited islands with sufficient
housing, employment, transport and social infrastructure to meet their
aspirations and needs whilst maintaining and enhancing the islands'
outstanding environment.

15 During the drafting of the Plan the policies have been subject to a
strategic appraisal® helping formulate and test policies against
environmental, social and economic objectives.

Layout of the Plan

16 The Plan is in three sections. The overarching core policies in Section
One will be applied to all proposals while Section Two identifies site
specific policies and proposals, these too must be in line with the core
policies.

Section One: Objectives based core policies for the Isles.
Section Two: Detailed Policies and Proposals.
Section Three: Proposals Map.

17 Importantly, the Plan, its policies and proposals should be read as a
whole. Key elements of policies are not duplicated but still apply to
issues that may be relevant.

Implementing the Plan

18 This Plan's policies and proposals aim to deliver the land use
component of the Council's wider vision for the Isles of Scilly. Whilst
making detailed provision for the next 10 years, the Plan aims to
provide a framework beyond that period, hence the title "A 2020
Vision". It supports and underpins many of the objectives of the
Council's other core documents such as the Economic and Transport
Strategies and the draft AONB Management Plan. Importantly, it draws
on the community involvement in these documents.

19 The success of the Plan is not only dependent on its compatibility with
other strategies. It is important that the community and other groups
and organisations are involved throughout the planning process.
Consultation should not end with this Plan.

°The findings of the Strategic Appraisal are available as a background paper to the Plan.
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* That provides quality tourist accommodation, a maximum of two
units, as part of a commercial farm holding and where it is
necessary for its viability and will be linked to continued land
management.

* For retail (A1 use) and/or restaurant (A3 use) developments that do
not harm the viability and vitality of the islands' economy.

The opportunity to make a living on the Isles and the existence of a
range of services are vital components of viable and demographically
balanced communities. The intention of this Plan is therefore to
support business development that will benefit the overall community
and facilitate employment opportunities for those who wish to live
within it. This includes supporting businesses based in the traditional
sectors, those that make the most of the potential offered by the islands'
distinctiveness, and diversification into, for example, small scale ICT
activity that overcomes some of the issues relating to peripherality
whilst being compatible with our environment.

Tourism dominates, earning over 85% of our income. The historically
dominant flower farming is finding the global market increasingly
competitive and this sector requires particular support for diversification
activity. The Isles' economic development strategy® highlights the vital
link between the exceptional environment, tourism and flower farming.
It also emphasises the need for a high quality and distinctive response
to changing markets in tourism and agriculture; both these are
important to the ongoing and sympathetic management of the islands.
A Tourism Strategy will be published in early 2004 outlining specific
measures for the future of the industry.

The Cornwall and Scilly Urban Survey 2003 report on Hugh Town
identifies an area on Porthcressa Bank extending from Silver Street to
the foot of Buzza Hill as offering a significant opportunity for a new
regeneration development. The area contains a mix of housing,
employment and leisure uses, and the potential exists for mixed
development reflecting this character to meet future needs whilst
achieving environmental improvements. The Council has significant
property interests in the area and it is hoped that this can form the
catalyst for a feasibility study in the first instance leading to the
eventual planned development of the area. There will be full
community consultation as part of this process. Preliminary work has
yet to be carried out so it is not possible to include this opportunity
within the plan as a policy or proposal, but it is considered appropriate
to highlight the intention.

°On The Edge, EKOS, 2000
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POLICY 4 - TRANSPORT

Achieve an effective and affordable, year round, transport system on and
between islands and to the mainland.

B Y Development proposals will be supported:
; ’-“m‘g X o If It?cated to minirrlise demand on transport and will not harm the

"‘-'-\. k ! /’*{,L maintenance and improvement of the transport system.

ﬁ\: * That will increase choice and use of alternatives to the private car.
— * That, where appropriate, demonstrate how potential traffic impact is

x assessed and mitigated.

* For transport infrastructure that enhances and increases the choice
and use of alternatives to the private car.

39 This policy deals with the implications of development for the transport
network. Our transport strategy makes recommendations for the future
of movement on and between the islands and to the mainland.

40 Transport is central to the continued viability of the islands. Islanders
and visitors rely on the air and sea services for travel to and from the
mainland for business, holidays, access to specialist services and
supplies.

41 The Isles' Transport Strategy' identified several key issues; travel is
expensive with only freight transport between the islands benefiting
from subsidy; quays on the off islands need upgrading or renewing; car
use on St Mary's can cause congestion and conflict with other users;
and, critically, the infrastructure for the mainland sea link needs
modernising to maintain a viable year round service.

®Moving On - Isles of Scilly Transport Strategy 2003
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POLICY 5 - INFRASTRUCTURE FOR

SUSTAINABLE COMMUNITIES

Maintain viable communities on the inhabited islands through the
maintenance and provision of essential physical infrastructure and
resources (water supply, sewerage disposal, electricity, telecommunications
and waste facilities) and access to a range of services and community
facilities.

Proposals must:
* Improve essential infrastructure or place no additional burden on it.

* Demonstrate that adequate water supplies in terms of quality and
quantity can be provided and that the islands' water resource
remains viable and is unharmed by resulting sewerage and sewage
disposal.

* In areas not served by a sewerage system, connect to a treatment
plant, and share arrangements with other properties where possible.

Proposals, in keeping with the scale and character of the islands, will be
supported:

* For renewable energy projects.

* For improvements to the electricity supply network and
undergrounding of all cables.

* For telecommunications infrastructure with community benefits.
* For recycling and composting waste closer to its source.

* For new or enhanced community, health, education, childcare,
sport, recreational, arts and culture facilities.

Development should ensure reasonable access, by any islanders or
visitors, to homes, workplace, services and facilities.

42 |In seeking to ensure the provision of the level of infrastructure and
services needed for the continued viability of the islands' communities
there is a presumption that existing sites/facilities will be safeguarded
and sufficient land will be made available to accommodate the
necessary works, plant or buildings.
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43

44

45

46

Improvements are necessary to the already limited capacity of the water
supply and sewerage infrastructure on the islands. Waste disposal is
another issue that has to be accommodated within the Islands and
waste minimisation is the key message.

The continued supply of power and telecommunications, with the
introduction of broadband, is vital for viable communities and the
economy on the Isles. The mainland electricity link is coming to the end
of its predicted fixed lifespan and provision must be made for its
retention or renewal or alternatives to be found.

Because of our island location we accept some restrictions in the
availability of services and facilities. A minimum level of provision,
however, is needed to help support viable and demographically
balanced communities.

The Plan's policies address access issues experienced as islands'
communities. It is also important to recognise and include the needs of
different groups within the community.
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Section Two - Detailed Policies and Proposals

47 The detailed policies and proposals support and underpin the delivery of
the vision for the community plan and the core policies and must
conform to these. All applications will be considered in the context of
the overarching core policies as well as the detailed policies.

48 The detailed policies give guidance to a number of the island's existing
assets.

Detailed Policies

POLICY 6 - FISH AND LIVESTOCK PROCESSING

Favourable consideration will be given to proposals for an abattoir and for
shore based storage, packing and processing facilities for the fishing
industry.

Facilities must be located to minimise the transportation of produce.

49 These additional facilities are required for the islands' fishermen and
livestock farmers to provide added value to their produce without
resorting to facilities on the mainland. The provision of an abattoir will
enhance the viability of the widespread re-introduction of livestock
farming on the islands as a valuable land management tool.

POLICY 7 - SAFEGUARD POWER STATION,

ST MARYS

The power station on St. Mary's will be safeguarded as a standby facility.

50 The relatively recent supply of electricity from the national grid to the
islands remains vulnerable and the power station plays an important
role in the event of a failure in supply.

51 Until reliable mainland links or alternative supplies of power are assured
for the long term, it is essential to retain this backup facility.
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POLICY 8 - WASTE DISPOSAL

The processing and recycling of waste at the Council's existing waste
management site at Porthmellon will continue.

Favourable consideration will be given to proposals that improve its
capacity and efficiency.

Proposals for the development of landfill sites for the disposal of waste will
not be permitted other than when justified on a small scale for on site
disposal of material arising from a specific development.

52 This is a significant issue for the islands and the community needs to
continue to be able to dispose of waste, including scrap cars, while also
reducing the amount produced. Landfill would compromise the integrity
of the landscape and risk water pollution. The only possible exception
to this policy will be for the legal disposal on site of small quantities of
material arising from a development where this is the most practical
and environmentally sound solution.

POLICY 9 - AIR TRAVEL INFRASTRUCTURE,

ST MARYS & TRESCO

Development should not harm the continued operation of, or future
improvements to, St Mary's Airport or Tresco Heliport.

53 Air links are a vital component of the year round lifeline links between
the islands and the mainland. We need to safeguard their operation and
keep the scope for their future improvement.

POLICY 10 - UNINHABITED ISLANDS

Development on the uninhabited islands will not be permitted.

54 Development would irrevocably compromise the environmental qualities
of these islands and, with the focus of the Plan on ensuring the viability
of communities on the inhabited islands, there are no circumstances in
which development could be justified on any of the uninhabited islands.
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Proposals

55 The proposals are for new development, or potential development, on
the islands.

PROPOSAL A- HOUSING SITES, ST MARYS

The following land on St. Mary's is allocated for local need and key worker
housing:

1. 0.34ha adjoining Coastguard Bungalows, Telegraph capable of
accommodating a minimum of 15 houses and a social facility such as
a shop or pub.

2. 0.36ha on the eastern side of McFarland's Down north of the
junction with Pungies Lane capable of accommodating a minimum of
8 houses.

3. 0.06ha of derelict farm buildings adjoining and to the south east of
Normandy Farmhouse capable of accommodating a terrace of 6 units
of social housing for rent.

A development brief for the each site must be agreed with the Local = i Al =3
Planning Authority before any planning applications for individual plots are T
approved. bobd E .

Infrastructure must be in place for the entire site before work commences
on any individual plot.

56 The proposals provide for about 30 new homes to make a substantial
contribution towards meeting the needs of St. Mary's over the next ten
years.

57 The allocations provide a longer term approach to meeting housing
need. They are well located to accommodate development and have !
good transport accessibility. The site at Normandy Farm aims to make g
best use of land occupied by redundant buildings and build on an ;

existing nucleus of housing. fifteen

58 It is considered that sites can be accommodated in character and within
the established settlements on the off-islands to provide 3 homes on St.
Agnes, 5 on Bryher, 7 on Tresco and 5 on St. Martin's over the same
period.
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PROPOSAL B - EMPLOYMENT LAND, ST MARYS

Land, accessed through and adjoining Porthmellon business area, is
allocated for employment uses (Classes B1, B2 and B8).

A development brief for the whole site will be agreed with the Local
Planning Authority before any planning applications for individual plots are
approved.

Infrastructure must be in place for the entire site before work commences
on any individual plot.

59 This allocation is an important component in providing a framework
where established businesses can thrive and new initiatives are actively
encouraged. ldentifying specific land at this established business area
will optimise infrastructure and improvements.

60 Improvements to the standard of the environment of the business area
in the wider context of the AONB, Heritage Coast and Conservation
Area would be welcome.

PROPOSAL C - NEW HOTEL, ST MARYS

The Council will look at the case for and against a new hotel on St. Mary's
taking full account of the economic, environmental, social and
infrastructure implications all within the context of whether there would be
an overall community benefit from any development. This process will
involve extensive consultation with the community before a final view is
taken.

61 Some suggest that a new hotel on St. Mary's would be desirable with
spin off benefits for other businesses. Others, however, argue that it
would undermine the attractiveness of St Mary's and would not bring
economic benefits. Any such development would have significant
impacts on the environment and infrastructure. The extent of
community benefit would depend on whether a developer/operator is
island or mainland based, the level of imported labour and the
quality/pay of any employment opportunities.

62 It is imperative, therefore, that a full and satisfactory assessment is
made of all these aspects before we can make a decision.

63 Overall the island's visitor numbers are considered to be at about an
appropriate level in the peak months. The emphasis within the industry
is therefore on improving the availability of high quality accommodation
and raising the value of the tourism product. The demand for a new
hotel and a variety of constraints on existing hotels on St Mary's may or
may not justify a new facility to contribute to this objective, but a
decision can only be taken following the full and detailed investigation
and community consultation outlined above.
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PROPOSAL D - SPORTS & RECREATION

FACILITIES, ST MARYS

Land in the vicinity of the Five Islands' School Carn Gwaval Base at Old
Town is allocated for sport and recreation including the development of a
sports hall, multiple use games area, playing field, skate park and
children's play area.

Proposals must be supported by an environmental management plan
identifying and protecting important environmental features.

64 It is important that educational, recreational and cultural infrastructure
is in place for a wide age range in the community. The limited level of
facilities and vagaries of the weather currently restrict this. This
proposal is the most suitable site in terms of access to the majority of
St. Mary's population and proximity to the schools. Careful
environmental management can ensure the protection of the
neighbouring SSSI.

65 This crucial proposal will provide the islands with a comprehensive
range of facilities that is currently lacking.

PROPOSAL E -QUAYS

Proposals for quay facilities will be supported for;

Upgrade existing or additional quay on St Mary's subject to;
* Full environmental impact assessment.
* Public consultation.
* Operational compatibility with Penzance.

Upgrades to quays at Porth Conger on St Agnes, New Grimsby, Carn Near
and Old Grimsby on Tresco, Higher Town on St Martin's.

A new quay at Dunstan's Rock on Bryher.

66 As part of the Route Partnership Project with West Cornwall it is
intended to facilitate a combined freight/passenger service between St.
Mary's and Penzance on an all year round basis. The environmental and
cost implications need to be fully assessed and funding secured for this
project and the Stage 1 Feasibility work is currently underway.
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67 This is a major proposal for St Mary’s that needs to be in balance with
the environment and the ongoing involvement of the community in the
process is crucial to finding the right solution.

68 On the other islands the gap between the condition of their quays and
the operational requirements is growing. This needs to be resolved for
the long term viability of the communities on these islands.

PROPOSAL F - MIXED USE DEVELOPMENT,

TRESCO

The existing estate service area and other land at Abbey Farm, is allocated
for an, appropriately balanced, mixed use development of holiday
accommodation, local needs housing, service area and other facilities for
residents and visitors.

A development brief for the whole site will be agreed with the Local
Planning Authority before any planning applications for individual plots are
approved

69 This will facilitate the final significant phase of the Estate's development
programme that also gives an opportunity for environmental
enhancement to the area.
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