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Background

Lostwithiel is a small Cornish town with a long history and a current population of just under 3000. It consists
of a central urban area (the town) surrounded by mainly agricultural land. The parish is surrounded by rural
areas of neighbouring parishes and as such shares no boundaries with other urban areas. The vast majority of
residents live within the town area. In some respects the town can be regarded as an isolated community,
made the more so by limited public transport. Although it includes a main line railway station only a small
proportion of trains stop in the town. Currently, scheduled bus services are almost non-existent. It is easier to
get to London (National Express) than it is to get to the nearest neighbouring towns of Fowey and Bodmin (No
service).

The town meets many local needs with local shops, schools, some employment and other services, including
doctors and dentists. It has found a small niche as the “Antiques capital of Cornwall”. Situated in the beautiful
Fowey valley it is located at the lowest crossing point of the river.

Lostwithiel as a town has a very strong sense of community. In 2014 the Town Council published the results of
a “town questionnaire “ which 30% of households had responded to.

In answer to the question “What do you like most about the town?” first was, ”Friendly people”, next
“Close community” and then ”General amenities”.

In answer to the question ”What is your feeling about the community spirit in Lostwithiel?” some 84% of
respondents described it as good or excellent. When asked about local organisations people belonged to, over
120 groups were identified

It is difficult to measure or quantify a sense of community. But most people within Lostwithiel would recognise
that it exists. There are many bits of circumstantial evidence, numerous local festivals and events, a
“Dickensian“ evening before Christmas, “LostFest”, a week long carnival, a beer festival, a jazz café and many
others too numerous to mention. Even more difficult to quantify is the mutual support and friendship that exists
between people in the town. This is the “Big Society” in action, it existed before the phrase became politically
correct and as long as we don’t do anything to destroy it, it will continue long after the political term has gone.

In attempting to protect this “community” we should try to ensure that new development is mixed and achieves
a good balance of old and new, prosperous and less well-off.

There is no evidence that this is a closed society unwilling to encompass new development or new people.

In the Town Council’s 2014 survey report the answer to the question
How long have you lived in the town? was:-

0 – 3 years 47 13.5%
4 – 9 Years 70 20%
10 – 15 years 65 19%
16 – 49 years 120 34.5%
50+ years 45 13%

A similar question,
How long have you lived at your present address?, was asked in the more recent online Cornwall Council
Housing Needs Survey. This showed:-

0 to 3 years 22.27%
3 -5 years 18.05%
5 – 10 years 13.58%
More than 10 years 48.15%

The figures demonstrate that this “community” has coped well with a steady population change over the years.
Perhaps as many as one third have lived in the town for less than ten years. Given a controlled rate of
development there is no reason to suppose it can’t cope successfully with further changes into the future.
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The present housing situation

Cornwall Council’s figures from the 2011 census show a total of 1355 dwellings in the parish, 8.3% of which have
no permanent residents.

Cornwall Local Plan
The Cornwall Local Plan ihas now been adopted. From 2010 to 2030 Cornwall will need to provide 52,500 addi-
tional dwellings. This figure will allow for projected population growth, demographic change, economic develop-
ment and other factors. The Lostwithiel Neighbourhood Plan must provide for such part of this total as required
for Cornwall as a whole to achieve this target figure.

Lostwithiel’s Contribution to the Housing Total

The Cornwall Local Plan breaks down the 52,500 total into the requirement for smaller areas. Lostwithiel is includ-
ed in the St Blazey, Fowey and Lostwithiel Community Network Area. This has a requirement for 900 dwellings in
the Plan period. Cornwall Council have not broken this figure down any further. In April 2016 Cornwall Council
published a Briefing Note saying that they were “developing a tool to help you calculate your parish’s share”.
When we checked last this had still not been published.

In the absence of any other guidance, the indications from Cornwall Council’s Planning Officers is that we should

assume that our share of the Network Area total will be pro rata to existing population. In which case:-

WŽƉƵůĂƟŽŶ�ŽĨ�E Ğƚǁ ŽƌŬ��ƌĞĂ� 19,270 (Source Cornwall Council Website - St Blazey, Fowey & Lostwithiel CNA 2014)

WŽƉƵůĂƟŽŶ�ŽĨ�>ŽƐƚǁ ŝƚŚŝĞů 2,814 (Source ONS 2011 Census)

Pro-ƌĂƚĂ�, ŽƵƐŝŶŐ��ůůŽĐĂƟŽŶ��с��Ϯϴϭϰͬ ϭϵ͕ Ϯϳ Ϭ�ǆ�ϵϬϬ��с�ϭϯϮ�(Rounded up to the nearest whole number)

�ŽŵƉůĞƟŽŶ�ZĂƚĞ�Žǀ Ğƌ�WůĂŶ�ƉĞƌŝŽĚ�с�ϭϯϮͬ ϮϬ�с�ϲ ͘ ϲ��ǁ ĞůůŝŶŐƐ�ƉĞƌ�ǇĞĂƌ͘

This would be the minimum number to achieve Lostwithiel’s share of the Local Plan target, there is no maximum,
but unrestricted development would put an unacceptable increased pressure on schools, dental, medical practices
and all other community facilities.

In the Town Council’s survey there was a high response to the need for affordable housing. In response to the

questions

”Does Lostwithiel need more housing?”

YES 31%
NO 38%
Don’t Know 31%

“If YES, what type and where?”

Open Market Affordable Rented
1 Bed 13 38 29
2 Bed 31 82 40
3 Bed 36 57 28
4 Bed + 14 9 7

TOTAL 94 186 104
24% 48% 27%

While those who thought more housing was needed were barely a third of the total, three quarters of this group
believed the need was for “affordable” or “rented” dwellings. A word of caution in using these figures, individuals
may have supported more than one option.
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In early 2015 affordable housing need evidenced through Cornwall Council’s Homechoice, indicated 110
households registered;

57 for 1 bed,
33 for 2 bed,
17 for 3 bed
3 for 4+ beds.

In the Town Council’s survey 40 people responded “yes” to the question “Would you be interested in
purchasing an affordable home? Given that only 30% of households responded, extrapolating this figure
would give 110 to 120 interested in purchasing an affordable home; in line with the “Homechoice” figures.

In 2004 the Lostwithiel Area Forum in their “Lostwithiel Area Action Plan 2004 – 2024”, similarly identified the
need for “More ‘affordable’ house-building particularly to benefit local young people”.

More recently Cornwall Council conducted an online survey about housing needs. This identified 22.83% of
respondents saying that a member of their household required “Affordable Housing” and that 81.48% of those
people needing to move, already live in the Parish. Of those who didn’t currently live in the Parish, 64% had
previously done so.

By far the most frequent reason given for why a household needs to move was “Living with friends/family and
would like to live independently” at 47.83% of responses.

In answer to the question. When does the household need to move? 75% indicated within 3 years and the
remaining 25% in 3 to 5 years.

Overwhelmingly when asked where the household would like to live 87.5% responded “Lostwithiel”, rather than
elsewhere in or outside the parish.

The returns from this survey were lower, only 114 responses were received.

While all these figures may need some care in understanding accurately the need, it is clear that there is a demand
for affordable homes for local people and a substantial proportion of the new development should be devoted to
meeting this need.

Considering the demand today for affordable housing is however only part of the picture. By the end of the local
plan period in 2030 a completely new group of people seeking affordable accommodation will probably have
emerged. Many of them will still be in primary school today and most certainly won’t be included in today’s figures.

The Office of National Statistics show the age structure of Lostwithiel at the time of the 2011 Census as follows

Age Group No. of people % of people England Average Variance

0 – 9 years 247 8.7% 11.9% - 3.2%
10 – 19 years 341 12.1% 12.1% 0.0%
20 – 29 years 165 6.9% 13.7% - 6.8%
30 – 44 years 467 16.6% 20.6% - 4.0%
45 – 59 years 572 20.3% 19.4% + 0.9%
60 – 74 years 590 21.0% 14.6% + 6.4%
75 and over 402 14.3% 7.8% + 6.5%

These figures show a population dip for the 20 to 29 year old age group. While there is no direct evidence for
Lostwithiel it is probably not unreasonable to speculate that this is caused by people moving away to find work and
possibly accommodation as they enter the age where they become economically active for the first time. It does
indicate that as over one fifth of the population were under twenty in 2011, that by the end of the plan period it is
likely that there will still be a demand for affordable housing in the future.

At the other end of the age spectrum 55% of respondents to the Town Council’s survey believed that we need
more sheltered housing for the elderly. Only 1.25% of responses to the online Cornwall Council survey said that
they lived in sheltered or supported accommodation, but it also showed in answer to the question,

“Does anybody in the household have specific housing requirements?”

Adapted for a wheelchair 9.09% said Yes
Accommodation on the ground floor 18.18% said Yes
Older persons accommodation 4.55% said Yes
Other requirements 9.09% said Yes
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As 35.3% of the population in 2011 was 60 or over it would seem reasonable to assume that a suitable provision of
housing for this age group will be required during the plan period.

The demand for open market houses should also be considered. An online survey in June 2016 via Zoopla and
Purple Bricks showed 69 dwellings for sale or rent in the Lostwithiel area. (66 for sale, 3 for rent) While the area
covered is slightly larger than the Lostwithiel Parish only a very small number of dwellings listed were outside the
area. Equally there will probably be a number of other dwellings on the market not listed on either of these sites,
particularly in the rented sector because these tend to be advertised very locally. This would suggest that there are
somewhere between 60 and 70 dwellings available in the Neighbourhood Plan area in mid-June 2016. These
figures are in line with previous surveys of this type.

The Zoopla site also records 46 dwellings sold in the previous 12 months with an average price increase of 5.02%.

If only the proposed minimum local plan numbers were built, this existing stock would represent as much as half of
the total. This would suggest that there is no immediate pressure for the 2010 to 2030 developments to be “front
loaded”.

Cornwall Council’s web site also shows that the population growth in the St Blazey, Fowey and Lostwithiel
Community Network area between 2001 and 2011 to be 2.5%, this compares with the Cornwall average of 6.6%.
In the same period Lostwithiel’s population went from 2,733 in 2001 to 2814 in 2011 (Source ONS census figures)
an increase of 2.96% since 2001. An annual rate of 0.296% (Note:- The “Lostwithiel” of the Neighbourhood Plan is
the “Lostwithiel Parish”, the “Lostwithiel” of the network Area is the Lostwithiel Electoral Division, an area
approximately twice the size)

While it is based on number of dwellings rather than population, the minimum pro rate figure suggested by the
Cornwall Local Plan of 132 new dwelling would be an increase of 132/1355 x 100 = 9.74% over the 20 years of the
plan. This would give an annual rate of increase of 0.485%, a 63.8% increase over the historic rate

Current situation in Lostwithiel

The real situation is of course very different and is set out in Table ONE

This shows completions and consents from 2010 to mid 2016 have well exceeded the minimum Local Plan
requirement in less than six years.

Table ONE

Status Site
Number

of dwellings
Total

Complete & occupied Kolar Meadow 9

Gilbury Hill ONE 32

Cott Road 3

Windfalls 3 47

Under construction Royal Talbot 4

Lowena House 10

The Monmouth 4

Brunel Quays TWO 44

Golf Course 24 88

Planning Approval Grenville Road (St Bart’s M’dow) 50

Gilbury Hill TWO 26

Windfalls 6 80

Overall total 215
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Future Housing needs 2017 to 2030

The Cornwall Local Plan identifies the need for Cornwall as a whole to maintain a minimum buffer of five years
housing development land at all times. While the Local Plan doesn’t require each area to specifically identify a five
year development land stock it is a factor that Neighbourhood Plans will have to consider.

In Lostwithiel, after six years at a Local Plan development rate of 6.6 dwellings a year we would have required 6.6 x
6 = 40 dwellings to be completed. The actual number is 47. In addition if we provide a 5 year buffer we would
require an additional 6.6. x 5 = 33 planning consents. This would make a total of 73 completions and consents by
2016. In fact we have 215 as set out in Table ONE.

If we carry this forward to the end of the Plan period in 2030 we would require 132 completions, and again 35
consents to meet the 5 year stock requirement. This would give a total of 167. Again we are already far in excess
of this number.

Should there now be a moratorium on any further planning approvals until the end of the Local Plan in 2030? Even
if that was our view it would be difficult to enforce. Developers would almost certainly seek to establish a need for
new building and challenge, probably successfully, the Neighbourhood Plan via the Courts. There will be a steady
flow of “exceptional” cases that would be difficult to justify refusing on an individual basis. People will require
special accommodation for sick or elderly relatives. There will be existing buildings where the original use is not
viable and unless consent is given, they will fall into a state of disrepair, e.g. The Monmouth. There will be
exceptional sites where truly “affordable” housing will be provided via special schemes.

Perhaps more importantly, there will be a local need for new housing, especially in the “affordable” sector of the
market. If many of today’s school children are to remain living in the town, they will be seeking affordable housing
by 2030. To provide for this need there will almost certainly have to be related open market development. The
Cornwall Local Plan expects 35% of new development in Lostwithiel to be “affordable”, whatever that may mean.

In 2011 12.1% of Lostwithiel’s population was in the 10 to 19 age group. This is exactly the national average
(Source ONS 2011 Census) This group will be aged 29 to 38 by 2030.

Equally we will be faced with an aging population during the plan period and development may be required to meet
the need for sheltered and supported accommodation.

The difficulty is to quantify how much more development is needed. There is no evidence to suggest that
Lostwithiel’s requirements are any different from that of Cornwall as a whole. If therefore we assume that further
development over the Plan period should be at the minimum rate originally required by the Cornwall Local Plan
then we will require 6.6 x 14 = 93 new dwellings in the period 2017 to 2030

This would give a total of 215 + 93 = 308 new dwellings
in the period 2010 to 2030 for Lostwithiel

This figure is far in excess of the minimum Local Plan allocation, even with a five year buffer stock added, so there
is no need to make an additional provision towards Cornwall’s 5 year stock.

This would represent a growth rate of 22.73% over the plan period,, an annual rate of
growth of 1.135%, far in excess of the historic rate either for the town

or for Cornwall as a whole.

It is also 2.33 times the minimum development required in Lostwithiel for the town to contribute its share of the
Local Plan.
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Future Development

Lostwithiel Town Council has already expressed the view that there is no need for the town to become a high
growth area. There is no evidence that the housing need in the area is any different than the average. In late 2015
the Town Council carried out a consultation exercise (The 2015 Housing Consultation) to assess support or
otherwise for a series of potential policies regarding housing development. The first of these potential policies was:

Provisional Lostwithiel Housing Policy ONE (PLHP 1)

Housing development in Lostwithiel in the period 2010 to 2030 should be no greater than
that set out in the adopted Cornwall Local Plan.

The response to this was:-

Agree 74.36%
Disagree 17.95%
Don’t Know 7.69%

This result clearly shows a desire to minimise future development to no more than that required. The objective is
to limit new development to meeting the need of the Local Plan; meeting any other needs that can be identified
locally and recognising the reality of where development has already been approved prior to the Local Plan being
adopted. Thus provisional Lostwithiel Housing Policy ONE should be amended to:-

Provisional Lostwithiel Housing Policy ONE (PLHP 1.2)

Housing development in Lostwithiel in the period 2010 to 2030 should be a minimum of 132, but
no more than 308 new dwellings.

Phased release

There remains the issue of the phased release of land so that this additional allocation is not all completed in the
next few years and we are faced with the same problem again.

If new development damaged the existing community spirit in the town it would be a high price to pay. While it is
very difficult to value in pure accountancy terms, many residents argue that it has a value beyond money.
Lostwithiel has shown that it can cope with controlled steady growth in the past and in the future this will put less
stress on the town than rapid phases of development.

The 2015 Housing Consultation sought views on

Provisional Lostwithiel Housing Policy TWO (PLHP 2)

Housing development should be phased equally throughout each year of the plan period. The
policy recognises that in order to sustain this rate of development a stock of housing approvals
must be maintained. This should be 5 years supply of deliverable sites plus an additional 5% buffer
stock. In addition there may be approvals for other sites that are unlikely to be developed within
the five year window. If and when they become available these sites will be included in the numbers
to achieve the phased release rate.

The response to this was:-

Agree 58.62%
Disagree 19.83%
Don’t Know 21.55%

While this approach may have popular support it has clearly been overtaken by events because of the number of
planning approvals already granted. The figures are already way in advance of the minimum requirement that would
be allocated to Lostwithiel by the Cornwall Local Plan.
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Permission should also be possible for exceptional developments outside this settlement boundary for the
conversion and adaption of redundant existing buildings. The details for these are included in provisional housing
policy PLHP 9.2

Permission should also be possible for100% affordable housing on sites of up to 10 dwellings with a maximum of
40 dwellings outside the settlement boundary in the plan period. These dwellings should be available for sale at no
more than 60% of the open market value, or an equivalent rent, and are likely to be developed by Charitable Land
Trusts, similar housing charities or by self-build individuals or groups.

The objective is to contain almost all future development within or adjacent to the existing urban area. Exceptions
to this should only be to provide needed affordable housing or to make use of redundant existing buildings.

Thus provisional Lostwithiel Housing Policy SIX should be amended to:-

Provisional Lostwithiel Housing Policy SIX (PLHP 6.2)

The planned new housing developments should be contained within or immediately adjoining the existing
town area and within the defined settlement boundary set out in Fig 1. Exceptions to this would only be
redundant existing buildings as set out in PLHP 9.2 or for for100% affordable housing, predominantly two
bedroom, on sites of up to 10 units with a maximum of 40 dwellings outside the settlement boundary in the
plan period. These dwellings must be available for sale at no more than 60% of the open market value, or an
equivalent rent.

Proposed Settlement
Boundary

&ŝŐ�ϭ��WƌŽƉŽƐĞĚ�̂ ĞƩ ůĞŵĞŶƚ��ŽƵŶĚĂƌǇ












