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This is the ‘Referendum Draft’ of the St Cleer Parish Neighbourhood Development Plan, following
Independent Examination in February to July 2020. It incorporates the policy Modifications required by the
Examiner.
The St Cleer Neighbourhood Development Plan has been prepared in accordance with the Neighbourhood
Planning Regulations 2012, the Localism Act 2011, the Planning & Compulsory Purchase Act 2004, the
European Directive 2001/42 on Strategic Environmental Assessment and the EU Directive 92/43 on
Habitats Regulations Assessment. It is required to take into account the National Planning Policy
Framework (NPPF) 2019 and the adopted Cornwall Local Plan 2016. It must also take into account the
advice given in the National Planning Policy Guidance (NPPG).
Abbreviations Used in this Neighbourhood Development Plan
NPPF —National Planning Policy Framework
NPPG - National Planning Policy Guidance
CLP —Cornwall Local Plan
CC—Cornwall Council
DPD —Cornwall Local Plan Allocations Development Plan Document
NDP —Neighbourhood Development Plan
All maps © Crown copyright and database rights 2020 OS No1000 56953. Use of this data is subject to the following
terms and conditions: You are granted a non-exclusive, royalty free, revocable licence solely to view the Licensed Data for
non-commercial purposes for the period during which St Cleer Parish Council makes it available. You are not permitted to
copy, sub-license, distribute, sell or otherwise make available the Licensed Data to third parties in any form. Third party rights
to enforce the terms of this licence shall be reserved to OS.
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It is with great pleasure that I write this piece.
It has been a long road to reach this point and I would like to thank all the people involved, starting with
the original group, formed in 2013. We did so much hard work in those first 18 months and were able to
shape the Neighbourhood Development Plan and its aspirations. Thanks are due also to the people who
then took up the baton and worked to get us to this point.
Thanks are due to Steve Besford Foster, our consultant who has worked with us since 2016, and done so
much to help make the plan ready for submission.
We should also like to thank Locality for their help and funding for the process without which the Parish
would have found it difficult to progress.
We hope that the Plan that we have written will progress through the next stages of it’s journey and will
become the policies to inform decisions on development for the next 10 years.
I am proud to have been part of this.
Steering Group Members during the process: John Bailey, Mick Chorlton, Jenny Foster, Jill Hager, Suzanne
Horsfield, Claire Keeley, Steve Keeley, Karen Partington Ward, Alan Silverstone, Geoff Simon, Simon Soady,
Nicola Turner, Julia Walsh. Mike Max, Bob Anslow, Susan Harbord, Jo Bakesef-Duncan and Andy Webb.

Derris Watson,
Chair of St Cleer NDP Steering Group and St Cleer Parish Councillor.
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1.1 The countryside and settlements of St Cleer Parish are attractive and distinctive. We who live here
cherish our landscape and our quiet, characterful hamlets and villages, and do not wish to see them lose
their special quality through excessive and unsympathetic development. That does not mean we must
resist the changes needed to tackle the challenges that face us, such as the affordability of housing, low
wages, unemployment, reducing community services, competing land uses, traffic and pedestrian conflict,
the changing balance within our community, and global environmental change.
1.2 We need to tackle these challenges in a careful, fair and sustainable way, without harming the ability of
future generations to meet their needs. That is the essence of sustainable development:
•

•
•
•

Living within the planet’s environmental limits – by protecting and enhancing our natural, and
man-made environment and responding to climate change, so that future generations can meet
their own needs
Ensuring a strong, healthy and just society - by meeting present and future needs for the housing,
work and services that support the wellbeing of all our community.
Achieving a sustainable economy - by supporting actions that build prosperity for all and use
resources wisely.
Promoting good governance – by ensuring that all our community’s creativity, energy and diversity
is involved in creating the St Cleer Neighbourhood Development Plan.

1.3 The St Cleer Parish Neighbourhood Development Plan is the opportunity for everyone in the Parish to
have a real say as to how sustainable development is done.
2.1 This document is the St Cleer Parish Neighbourhood Development Plan (NDP). It presents the Vision
and Objectives for the Parish over the NDP period to 2030 and presents planning policies which seek to
enable delivery of this Vision and these Objectives.
2.2 Neighbourhood Planning builds on the National Planning Policy Framework (NPPF) and the Cornwall
Local Plan: Strategic Policies Development Plan Document (CLP), to give an extra level of detail at the local
level. The St Cleer Parish NDP has been developed to ensure that future growth and development
throughout the Parish is guided by the local community.
2.2 The St Cleer Parish NDP runs in tandem with the CLP, which runs to 2030. It is appropriate that it
should have the same end period and therefore it will be reviewed and updated in 2030. The Parish
Council may however deem it necessary to update the NDP at an earlier date if circumstances warrant any
earlier review.
2.3 This document is supported by a number of other documents and background information which are
referred to throughout. These supporting documents can be accessed at www.stcleerplan.org.uk
2.4 A glossary and abbreviations section is included at the back of this document for reference.
2.5 The St Cleer Parish NDP applies to the area is that covered by the Parish Council and as shown in Map 1
below
2.6 St Cleer Parish is situated in the south east of Cornwall and is part of the Liskeard Looe Community
Network Area (CNA).
2.7 The community of St Cleer Parish have decided to develop a Neighbourhood Development Plan in
order:
•

To enable controlled growth of the village of St Cleer and neighbouring settlements.
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•

•
•
•
•

To preserve and enhance the rich heritage of St Cleer Parish, including:
o The UNESCO World Heritage Site for Cornish Mining
o Scheduled Monuments
o Crows Nest (also designated a Special Area of Conservation and Site of Special Scientific
Interest)
To enable sustainable housing growth whilst ensuring the siting and scale of new development is
appropriate.
To protect the valued green spaces and special landscape designations of St Cleer Parish whilst
supporting future expansion.
To deliver local economic development, employment opportunities and community facilities by
supporting acceptable projects that enhance St Cleer Parish as a sustainable community.
To promote the acceptable development of renewable energy sources

Map 2: The St Cleer NDP Designated Area
St Cleer Parish Neighbourhood Development Plan
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3.1 The preparation of the NDP has been led by the St Cleer Parish NDP Steering Group on behalf of the
Parish Council. This group comprises Parish Council representatives and members of our community who
have been working since 2013 to draw up this NDP. The Draft NDP was originally drawn up in 2014 and
submitted to Cornwall Council in 2015 but was then recalled by the Parish Council for review and
amendment due to concern about its housing and sustainable development strategies. In 2017 a
substantial rewrite of the NDP commenced.
3.2 The preparation of this NDP has been informed throughout by a comprehensive programme of
engagement to ensure it voices the aspirations of all the community that lives in the designated area and
has local credibility. In St Cleer Parish, with its 8 small settlements, and scatter of rural dwellings, this has
been a challenge, and as noted above has occurred in two distinct phases. Throughout the work on both
phases the community have been actively involved in shaping the Plan through their membership of the
Steering Group, attendance at ‘drop-in’ exhibitions, and response to survey work.
3.3 The surveys carried out were conducted in December 2013 in association with the first phase of plan
making activity, and in August 2017 during the second phase. Both surveys identified similar community
priorities. The revised NDP has been prepared with these priorities in mind.
3.4 In view of the changes involved, it was decided to conduct a further round of community consultation
under Regulation 14 of the NDP Regulations, before it was re-submitted to Cornwall Council. The Draft St
Cleer Neighbourhood Development Plan was published on 31st March 2019 for a 7-week period ending
19th May 2019 to seek the views of the community, local organisations, stakeholders, service and
environmental bodies on the detailed proposals the NDP put forward in response to the feedback from the
community engagement. A record of the comments received, and how the Steering group has responded,
is available on the NDP website: www.stcleerplan.org.uk
3.5 The NDP was adjusted in the light of comments received and formally submitted to Cornwall Council,
the local planning authority, on 1st November 2019. Cornwall Council signed off the Plan as being legally
compliant and then consulted residents and other interested stakeholders on the Plan, from Thursday 5th
December 2019 to 30th January 2020 for eight week’s due to the Christmas period.
3.6 Cornwall Council then arranged for the Plan to be examined by an Independent Examiner. The NDP was
examined from February to July 2020. The Examiner’s Report has now been issued. The Report concluded
that:
•
•
•

subject to recommended Modifications, the NDP meets the Basic Conditions,
the consultation process was robust and that the Neighbourhood Plan and its policies reflects the
outcome of the consultation process,
subject to the recommended modifications the NDP can proceed to Referendum.

4.1. At the Referendum, all registered electors in St Cleer Parish will be entitled to vote for or against the
NDP.
4.2 If the NDP is supported in the referendum, Cornwall Council will formally ‘make the Plan’. This will give
it legal recognition as part of the statutory local development plan for the area. This means it must be
considered when planning decision are made by Cornwall Council, Planning Inspectors, and the Secretary
of State.
St Cleer Parish Neighbourhood Development Plan
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4.4 Figure 1 below illustrates the sequence of events and shows how community engagement is an integral
part of the entire process.
Creating the Plan

Community Engagement

Designation of St Cleer
Neighbourhood Area

Initial Community
Consultation

Form Steering Group

Community Membership
of Steering Group

Approving the Plan
St Cleer NDP becomes part
of statutory Development
Plan

Plan is ‘Made’ in law
Initial scoping of themes
Initial Community
Engagement

We Are Here!
Referendum

Identify issues and aims

Modifications

Develop evidence base
Develop vision, objectives
policies & proposals

Workshops & continuing
Community Engagement
Independent Examination

Publish Neighbourhood
Plan

Statutory Consultation
(6 weeks)

Submit to Cornwall Council

Revise Neighbourhood
Plan in light of
consultation response

1

Figure 1: The NDP Process

5.1 In order to ensure that the plan considers environmental, social and economic issues, the St Cleer
Parish NDP Steering Group carried out a light touch ‘NDP Sustainability Check’. The NDP Sustainability
Check considered the St Cleer NDP Vision, Objectives and Policies against a SA Framework, in order to
consider how these aspects perform against 19 key sustainability objectives, these being:
1. Climatic Factors

11. Design

2. Waste

12. Social Inclusion

3. Minerals and Geo-diversity

13. Crime and Anti-social behaviour

4. Soil

14. Housing

5. Air

15. Health, Sport and Recreation

6. Water

16. Economic Development

7. Biodiversity

17. Education and Skills

8. Landscape

18. Transport and Accessibility

9. Maritime

19. Energy

10. Historic Environment
5.2 The Sustainability Appraisal Check presented a valuable opportunity to identify chances to mitigate
against any potential negative impacts and to enhance positive outcomes for St Cleer Parish NDP. The
Sustainability Appraisal Checklist document can be found alongside other supporting information at
St Cleer Parish Neighbourhood Development Plan
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www.stcleerplan.org.uk. Subsequently Cornwall Council screened the NDP to see if a formal Strategic
Environmental Assessment (SEA) was required. On 6th August 2019 it was confirmed that an SEA was not
required.
6.1 The St Cleer Parish NDP is supported by an evidence base which justifies the proposals and policies
within the Plan. The evidence base comprises;
•
•
•
•

the National Planning Policy Framework and other national or regional documents related to it,
the Cornwall Local Plan,
the physical, factual and statistical data about the area and its community, and
the aspirations expressed by the community through engagement in the preparation of the
Neighbourhood Development Plan.

This evidence has been analysed carefully and drawn upon behind the policies in the draft neighbourhood
plan.
6.2 The ‘Summary of Evidence’ Document which accompanies the NDP presents summary outcomes from
analysis of the evidence, and is detailed within 8 themed sections:
•

Our Community

•

Housing

•

Economic Development and Employment

•

Infrastructure and Community Facilities

•

Green Infrastructure and Biodiversity

•

Landscape, Heritage and Design

•

Accessibility and transport

•

Renewable Energy

It also refers the reader to the actual evidence documents.
6.3 All supporting documents and evidence base are made available at www.stcleerplan.org.uk.
Alternatively, hard copies can be made available by request to the Parish Clerk.
6.4 The following paragraphs draw out the key issues, implications and conclusions arising from the
evidence base, upon which the NDP is based.
6.5 National Planning Policy Framework 2019: At the heart of the NPPF is the ‘presumption in favour of
sustainable development’ identifying three interdependent roles – economic, social and environmental –
‘which should be a golden thread running through both plan-making and decision-taking’. This means that
planning strategies such as our Neighbourhood Development Plan must help to deliver sustainable
development. This is often misunderstood as solely a green light’ for development, but in fact it means
taking a very careful approach so that we can meet our present day needs while not compromising the
needs of future generations. The NPPF sets out sustainable development objectives to which all planning
must respond (see Figure 2 below).
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FIGURE 2: SUSTAINABILITY PRINCIPLES SET OUT IN THE NPPF (2019)
Economic objective: to help build a strong, responsive and competitive economy
Social objective: to support strong, vibrant and healthy communities
Environmental objective: to contribute to protecting and enhancing our natural, built and historic
environment
Delivering a sufficient supply of homes
Building a strong competitive economy
Ensuring the vitality of town centres
Promoting healthy and safe communities
Promoting sustainable transport
Supporting high quality communications
Making effective use of land
Achieving well-designed places
Meeting the challenge of climate change, flooding and coastal change
Conserving and enhancing the natural environment
Conserving and enhancing the historic environment

6.6 Cornwall Local Plan 2016: Enabling sustainable development is also the main purpose of Cornwall
Council’s Local Plan which aims to ‘Achieve a leading position in sustainable living’…. through ‘a balance of
decisions around economic, social and environmental issues’. The Cornwall Local Plan Strategic Policies
document interprets the NPPF at a county-wide strategic level, and so is the most important part of the
town and country planning context for the St Cleer Neighbourhood Development Plan. As well as a range
of general strategic policies it includes specific objectives relating to the Liskeard & Looe Community
Network Area (see Figure 3 below).
FIGURE 3: OBJECTIVES OF THE CORNWALL LOCAL PLAN APPLYING TO THE LISKEARD & LOOE
COMMUNITY NETWORK AREA
Objective 1 – Economy and Jobs - Deliver economic growth / employment, providing much
needed jobs to counterbalance current and future housing development in and on the edge of
Liskeard.
Objective 2 – Sustainable Development - Improve connectivity within and on the edge of
Liskeard to ensure the town functions effectively as a major hub and service centre for the
network area; including enhanced public transport provision.
Objective 3 – Liskeard as a Service Centre - Strengthen Liskeard’s role as a service centre and
improve town centre viability through regeneration schemes.
Objective 4 – Housing - Balance the housing stock to provide a range of accommodation,
particularly for open market family homes and intermediate affordable housing in Liskeard.
Objective 5 – Leisure Facilities- Improve and maintain the provision of recreational, cultural and
leisure services and facilities in Liskeard with particular focus on delivering sports pitches.
6.7 The Local Plan goes on to say that ‘as the main settlement in the CNA, Liskeard will be a focus for
growth’ and as it can ‘support more growth than other smaller settlements in the remainder of the CNA’ it
will be ‘required to accommodate the majority of those (new) dwellings’. Co-ordination will be needed
amongst the remaining parishes within the CNA to ensure that housing needs are met. The implication of
this is that less growth will occur in St Cleer Parish in the future than has been experienced in the past
St Cleer Parish Neighbourhood Development Plan
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6.8 Physical, Factual and Statistical Background: St Cleer lies in the southern half of Bodmin Moor
between the town of Liskeard and the A30 which bisects the Moor. Although it is only 3 miles from the
town it retains a very rural character. The main village, after which the Parish is named, lies relatively close
to the border with Liskeard. It is part of the Liskeard and Looe Community Network Area as designated by
Cornwall Council.
6.9 The main village, after which the Parish is named, lies relatively close to the border with Liskeard. It has
a number of other villages each set at a short distance separated from each other by open green spaces
and small tracts of countryside. This distribution of villages is inherited from the mainly 19th century mining
settlement pattern of small mining villages clustered where plots were available close to water. The green
spaces between the villages are historically significant and highly valued and were treated as ‘rural gaps’ by
the previous Caradon Local Plans (including the last adopted in 2007) Most of the Parish’s population lives
in the southern area, containing the settlements of St Cleer, Crows Nest, Darite, Lower Tremar,
Tremarcoombe and Higher Tremar. Much of this area is rich in history and archaeology and is part of the
World Heritage Site for Cornish Mining which also includes the trackbed route of the dismantled Liskeard
and Caradon Railway.
6.10 The more thinly populated northern part is all in the Bodmin Moor Area of Outstanding Natural
Beauty, including the village of Commonmoor, and almost all of this is open moorland comprising
registered common land. There are further areas of registered commons close to the villages which are of
particular value.
6.11 The rivers Tiddy and Fowey are boundaries to the parish with the Seaton and East Looe Rivers also
rising and flowing southwards through the area. There is some sporadic settlement along the river valleys.
County Wildlife Sites abound on the commons and in the river valleys. Part of the World Heritage Site is
also a site of Special Scientific Interest and is internationally designated as a Special Area of Conservation
(Crows Nest). The north west boundary of the Parish with St Neot forms part of the Upper Fowey Site of
Scientific Interest
6.12 The population of the area in the mid 1800s peaked at 3900 at the height of the mining boom but
when mining declined so did the population, reducing to 1500 by 1961. After the opening of the Tamar
road bridge in that year, the population grew consistently year on year, reaching 3297 by 2011. This rapid
expansion took place through the building of estates around the historic core of the villages in the 1970s
and 1980s and there are now currently around 1,480 households.
6.13 The mining heritage is clear in the rows of small cottages built by the miners during the boom years,
although many have been extended and altered over recent years. The agricultural heritage is evident in
the narrow winding lanes with high hedge banks/walls, which serve the village and hamlets and host a rich
biodiversity.
6.14 There is evidence of human occupation dating back to Neolithic times and the Bronze Age with many
scheduled monuments within its landscape, Trethevy Quoit being an example of this.
6.15 Facilities in the Parish are limited with health provision, shops and Post Office available in the
neighbouring town of Liskeard.
6.16 Community Engagement. The information gathered from the two in-depth surveys carried out, and
from the drop-in sessions held, highlights the key community priorities of:
•
•
•

The countryside and landscape
The peace and tranquillity of the area
Wildlife and Environment

St Cleer Parish Neighbourhood Development Plan
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•
•
•
•
•
•
•

Historic Buildings and Landscape
Heritage features
Local community facilities and activities
Roads and Public Transport
Employment
Affordable homes
The dark night skies

6.17 The key message distilled from the engagement process is that local people want the NDP to focus on
meeting local needs whilst preserving the essential tranquillity of the area and its distinctive heritage,
character and countryside.
6.18 Key Issues and Implications. Drawing from the evidence base, Figure 4 describes the most important
issue and the implications of them for the NDP.
FIGURE 4: KEY ISSUES AND IMPLICATIONS FROM THE EVIDENCE BASE
Theme
Our Community

Key Issues and what they mean for our Neighbourhood Development Plan
•

National and local policy is that Planning should:
o
o
o
o

•

Population growth in the parish has been significantly below Cornwall, regional and
national averages.

•

The population of the parish is ageing, with a significantly higher increase in the
proportion of the population within the 60+ age range between 2001-2011 than
Cornwall, regional and national comparators.

•

The proportion of younger people aged 16 to 24 has grown slowly, but the 25-44
age group has decreased, suggesting that the 25+ cohort may leave the area for
houses and jobs elsewhere.

•

The proportion of people with degree level or above qualifications has significantly
increased since 2001, suggesting that the Parish is attractive to commuters with
higher qualifications and better paid jobs in Truro and Plymouth.

•

Deprivation is proportionately lower than in the rest of Cornwall and England.
Nevertheless, more than 57% of local households have at least one dimension of
deprivation, and 4% suffer in all dimensions.

•

Taken with the other data above there is possibility of there being a small core of
less well educated, poorly housed younger people being at risk of increasing
deprivation.
Implication for the Neighbourhood Development Plan
o

Housing Needs

ensure adequate provision of housing, social and community facilities, for all
residents
ensure there are no harmful impacts on health and well-being
maintain and enhance opportunities for activity and inclusiveness
encourage local food production in gardens and allotments.

The St Cleer NDP should support the provision of services, facilities and
amenities to meet the needs of an ageing population, whilst ensuring that
the housing, service and employment needs of families and young people
continue to be supported.

•

To be in conformity the NDP must plan for at least the level of housing that is
required in the Cornwall Local Plan, address market demand, and to provide for the
identified affordable housing need of the area.

•

National and local policy is that:

St Cleer Parish Neighbourhood Development Plan
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o
o

Housing should be located where it will enhance or maintain the vitality of
rural communities.
New isolated homes in the countryside should be avoided unless there are
special circumstances

•

House prices in St Cleer Parish have increased by around 320% since 1995. The
affordability ratio for Cornwall in 2016 was 9.02, an increase from 8.86 in 2008

•

The current housing tenure mix in St Cleer Parish is heavily biased in favour of
owner/occupation compared to Cornwall generally, and much less on the private
and public rented sectors

•

Levels of overcrowding are lower in St Cleer than in comparison to Cornwall,
regional and national averages

•

The proportion of second homes in St Cleer is lower than Cornwall and Community
Network Area averages.

•

St Cleer Parish has a significantly lower disproportion of younger (under 35 yrs old)
households than Cornwall, the South West and England, but a higher proportion of
older (55 yrs or more) households then these areas.

•

The proportion of smaller, lower band dwellings (A) in St Cleer Parish has reduced,
whilst the mid-range (B & C) has increased.

•

Some 10 further dwellings are needed to meet the CLP remaining target for St Cleer
Parish.

•

The current level of housing need in St Cleer Parish is for 20 dwellings, in a range of
sizes.

•

The need for households identified in the 2017 St Cleer NDP survey was 113.

•

The rate of completions in the parish from 2010 to 2017 was 6.7 per year (a total of
47) including 16 dwellings at the Glebe, St Cleer

•

Property websites suggest that St Cleer Parish is more strongly favoured by inmigrants and commuters from Plymouth due to the greater choice of better quality
property and perceived quality of life available.

•

An ageing population in the Parish will require appropriate housing provision which
is suitable for older people.

•

To address the decline in the proportion of younger people, smaller affordable
dwellings may be appropriate.

•

People quite strongly felt that the number of new homes should balance housing
needs against the impacts on environment, traffic and community facilities – but
there was a similar preference that the minimum number should be built in order to
protect these interests. Maximizing development to meet affordable housing needs
was strongly opposed

•

Strong views were held that the majority of homes should be from infill and smaller
sites. People were moderately in favour of balancing infill, small sites and larger
sites, whilst sites of 11 to 25 units were moderately unsupported and sites 25+
much less popular

•

Very large site allocations would be needed to leverage out all the required
affordable housing: these are likely to be unacceptable to the community.
Implication for the Neighbourhood Development Plan
o The St Cleer NDP should allocate land for about 100 new homes to meet CLP
requirement, address market demand and the need for more affordable
homes.
o

St Cleer Parish Neighbourhood Development Plan
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o

o
o
Economic
Development and
Employment

•

•
•
•
•
•
•
•
•
•

Additional affordable housing should be planned for through ‘exceptional
permissions’ granted under CLP Policy 9, subject to criteria about location,
scale, density and layout.
A site for an ‘Extra Care’ development of around 50 units should be
identified.
Continuing infill on small sites should be encouraged, subject to criteria for
design.

National and local policy is that Planning should:
o focus on sustaining existing and new businesses and the traditional
industries of fishing, farming and minerals, and also supporting ability to
work from home.
o long-term protection of sites allocated for employment use should be
avoided where there is no reasonable prospect of a site being used for that
purpose.
o Provide for new employment development that is located either within or
well-integrated to … villages well served by public transport and
communications infrastructure.
o Also recognise that sites to meet local business and community needs in
rural areas may have to be found adjacent to or beyond existing
settlements, and in locations that are not well served by public transport. In
this case they should be sensitive to surroundings, not have an unacceptable
impact on local roads, and exploit opportunities to make a location more
sustainable.
o Encourage the use of previously developed land, and sites that are
physically well-related to existing settlements, where suitable opportunities
exist.
The CNA requirement is not a limit but a minimum target.
Traditional rural industries are declining, with most jobs now in ‘white collar’ and
personal services activity. However, the agricultural sector continues to be an
important economic activity in the parish supporting a number of jobs.
Tourism is an important economic activity in the parish, with the potential for
further growth and diversification focusing on local heritage and culture.
Whilst economic activity is growing, the number of retired people living locally has
increased considerably.
A small core of youth unemployment has persisted for many years.
There is a higher proportion of self-employed people working in St Cleer compared
to Cornwall averages.
The number of people working from home in the Parish is unusually high.
There are between 80 and 100 jobs in the Parish, in activity mainly related to
support for the local community and businesses in the wider area of SE Cornwall.
Many of our community work outside the Parish, mainly in Liskeard, nearby towns
and Plymouth, and there are few local jobs available. Encouraging local business
development might provide local jobs, reduce the need to travel, and increase
prosperity.
Implication for the Neighbourhood Development Plan
o The St Cleer NDP should support sites for new small-scale rural workshops
and retail, possibly including space to support home businesses and/or start
up business, which must be sensitive to their surroundings and local road
conditions.
o The use of previously developed land, and sites that are physically wellrelated to existing settlements, should be encouraged where suitable
opportunities exist.

St Cleer Parish Neighbourhood Development Plan
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o

Infrastructure and
Community
Facilities

•

Forms of tourism which are suitable for location within sensitive heritage
and landscape areas, or where their impacts on such areas would be
acceptable, should be encouraged subject to criteria to ensure that any
adverse impacts are mitigated.

National and local policy is that Planning should:
o

support ‘strong vibrant and healthy communities’ with ‘accessible services
and open spaces that reflect the community’s present and future needs and
support its health, social and cultural well-being.

o

promote social interaction including opportunities for meetings between
people who might not otherwise come into contact with each other.

o

ensure that places are safe and accessible environments where crime and
disorder, and the fear of crime, do not undermine quality of life or
community cohesion.

guard against the unnecessary loss of valued facilities and services,
particularly where this would reduce the community’s ability to meet its
day-to-day needs.
o ensure that established shops, facilities and services are able to develop and
modernise in a way that is sustainable and retained for the benefit of the
community.
o plan positively for the provision and use of shared space, community
facilities (such as local shops, meeting places, sports venues, cultural
buildings, public houses and places of worship) and other local services to
enhance the sustainability of communities and residential environments.
o designate and protect green areas of particular importance to local
communities.
Support for a grocers or farm shop in St Cleer Parish could reduce the need to travel
to Liskeard or elsewhere outside the Parish for main and ‘top up’ food shopping, and
provide a source of basic employment, community focus, and informal meeting.
St Cleer Parish’s community is well supported with community organisatiions, village
halls and meeting places. However, ongoing maintenance and improvement will be
an issue.
Rather than providing additional pitches distributed around the villages, which
would require the establishment of management arrangements and costs, it may be
more appropriate for new development to contribute to the improvement and
upkeep of existing facilities at St Cleer.
However, to meet local play needs, opportunities to provide and effectively
maintain small scale equipped play spaces for children should be considered for all
the settlements.
Other provision, such as a petanque court, or outdoor gym, might advantageously
be located away from St Cleer in order to balance the provision of leisure facilities.
Implication for the Neighbourhood Development Plan
o The St Cleer NDP should include a policy to build on CLP Policy 4 for the
safeguarding of existing facilities
o Opportunities to build on the viability and sustainability of existing facilities
should be enabled.
o Development must be appropriate for the ability of infrastructure to
support it.
o Sports pitches are protected by national policy so an NDP policy isn’t
required.
o The provision of additional/alternative forms of provision of leisure facilities,
for young people should be supported.
o

•
•
•

•
•
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Green
Infrastructure and
Biodiversity

•

National and local policy is that Planning should:
o aim to achieve healthy, inclusive and safe places and should contribute to
and enhance the natural and local environment
o designate green areas of particular importance to local communities to rule
out new development other than in very special circumstances
o allow only the most exceptional developments to be permitted in, and that
the highest levels of protection should apply, to SSSI, SPA and SAC.
o Protect locally designated sites, unless the need and benefits of the
development clearly outweigh the loss
o protect and where possible improve biodiversity
o Avoid unacceptable levels of soil, air, water or noise pollution or land
instability, and encourage remediation and mitigation of despoiled,
degraded, derelict, contaminated and unstable land

•

The Parish has a high-quality green infrastructure network, with plenty of footpaths
and lanes linking to the huge amount of green ‘access land’, and to local open space
and leisure facilities.
There is a good supply of woodlands, some ancient, but the distribution of trees in
the landscape is limited and there may be further need for protection orders within
or near to development.
Internationally, nationally and locally designated nature conservation sites are
present in the Parish, and a number of areas of BAP Priority Habitat. Protected
species are also likely to be present at many locations in the parish.
As part of the principle water catchment for several rivers, and a major reservoir,
there are many springs, streams and the valleys, which provide habitat but also
impact on development.

•
•
•

Implication for the Neighbourhood Development Plan
The St Cleer NDP should include policies to build locally on CLP green
infrastructure and biodiversity policies.
o Given the plentiful supply of green ‘access land’ no provision of additional
‘parkland’ is justified, although developer contributions to improve and
maintain well used key access points may be desirable.
o designate green areas of particular importance to local communities to rule
out new development other than in very special circumstances
National and local policy is that Planning should:
o contribute to and enhance the natural and historic environment
o seek to create better places in which to live and work and help make
development acceptable to communities.
o protect areas of tranquillity which have remained relatively undisturbed by
noise and are prized for their recreational and amenity value
o limit the impact of light pollution from artificial light on local amenity,
intrinsically dark landscapes and nature conservation
o ensure that development conserves and enhances the landscape character
and scenic beauty of the AONB and not permit major developments in
AONBs, where great weight should be given to conserving landscape and
scenic beauty
o

Landscape,
Heritage and
Design

•

o

o

o
St Cleer Parish Neighbourhood Development Plan

be grounded in an understanding and evaluation of each area’s defining
characteristics, identifying the special qualities of each area and explaining
how this should be reflected in development
ensure that developments function well, are visually attractive, are
sympathetic to local character and history, allow an appropriate amount
and mix, and create places that are safe, inclusive and healthy
not permit development of poor design
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give great weight to outstanding or innovative designs which promote
sustainability or help raise the standard of design more generally in the area
o give great weight to the conservation of designated heritage assets (which
include Listed Buildings and Conservation Areas),
o take a balanced judgement on the scale of harm to the significance of nondesignated heritage assets
o seek opportunities for new development in WHS and the settings of
heritage assets to enhance or better reveal their significance
o Treat loss of a WHS asset which makes a positive contribution to its
significance as substantial or less than substantial harm
o

•

Numerous features and areas of historic environment interest and archaeological
heritage are present in the parish, including many listed buildings and scheduled
monuments, and a large tract of the Cornish Mining World Heritage Site.

•

Whilst much of this is well managed, a number of structures are at risk, with
insufficient management or unsympathetic treatment.

•

The setting of the many listed building and the general character of the old mining
villages is attractive but has been unsympathetically affected by much modern
development and that which remains is worthy of protection and enhancement.

•

There are a number of significant buildings in each of the historic settlements that
are worthy of local listing to protect their contribution to the historic character of
the villages

•

The distribution of villages is inherited from the mainly 19th century mining
settlement pattern of small mining villages clustered where plots were available
close to water. The green spaces between the villages are historically significant and
highly valued.

•

Modern estate development and individual larger dwellings which have occurred in
the period since the opening of the Tamar road bridge exposed SE Cornwall to
commuter pressure has had a prominence and scale locally which has harmed
village character. Little regard to vernacular design was paid initially, and these
estates have a distinctly suburban character and feel.

•

Community feedback from the 2017 survey strongly emphasises the importance of
preserving heritage and the countryside and landscape between villages.

•

The rich heritage is a significant resource for ‘green’ tourism.

•

The landscape of the Parish is also notable, much of it north of the
Doublebois/Darite road is AONB, and that to the south is AGLV. This helps to protect
the area from inappropriate development

•

Most of the land in the Parish is at the lower end of the agricultural land
classification.

•

The mostly un-used Horizon Farm site presents a significant intrusion into the
landscape setting of the AONB and WHS, and if reused for intensive agriculture
could have a very harmful impact on the environment of nearby villages.
Implication for the Neighbourhood Development Plan
o
o

o
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National and local planning policies are sufficient to protect listed heritage
assets and no local policy is needed in the St Cleer NDP.
However, policy guidance on development that has potential impacts on the
World Heritage Site and relating to heritage assets at risk should be
included.
Guidance on design within the historic cores of the mining villages may help
preserve and enhance their character and distinctive sense of place.
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o
o
o
o

o

Accessibility and
transport

•

Potential alternative uses of the Horizon Farm site, to mitigate its visual
impact and help to avoid a return to intensive agricultural use, should be
investigated.

National and local policy is that Planning should:
o Prioritises safe access by walking, cycling and public transport and providing
new facilities and services to minimise car travel
o
o

incorporates facilities for charging plug-in and other ultra-low emission
vehicles
prevent development which will cause increased risk to human health from
air pollution or exceeding EU standards

•

Accessibility to services and facilities is a key issue in the parish.

•

The road and footpath network links settlements reasonably well, but the roads are
constrained by vertical and horizontal alignment restrictions, ands road safety is
perceived as an issue due to the lack of pavements on the narrow roads, so there is
a demand for more pedestrian links.

•

The route north out of St Cleer is a particular constraint issue, although the
narrowness of the road does force speeds down.

•

Within the villages the unclassified roads are often congested from parked vehicles,
and speeding is seen as an issue.

•

Public transport links are minimal in the parish, with a high car dependency and
reliance on community transport.

•

Car ownership is much higher than Cornwall averages. This reflects the parish’s rural
nature and poor access to public transport networks.

•

There is ‘Superfast Broadband’ throughout the parish but speeds can vary. This
affects the ability of residents to access information and the performance of
businesses that rely on broadband as a means of communication in a rural area
Implication for the Neighbourhood Development Plan
o
o

Sustainable Energy

Opportunities to enable the repair and subsequently maintenance of
heritage assets should be supported.
Local listing of significant buildings will support the historic character of the
villages.
A policy to protect the rural gaps between the villages should be considered.
The St Cleer NDP should include a local design guide to support policies
relating to design, with the aim of raising standards and establishing an
appropriate local format.

•

The St Cleer NDP should include policy that encourages a sustainable
transport hierarchy in new developments
Steps to encourage take up of Broadband connectivity though new
development should be taken.

National and local policy is that Planning should:
o support the transition to a low carbon future in a changing
climate…contribute to radical reductions in greenhouse gas
emissions…minimise vulnerability and improve resilience… support
renewable and low carbon energy and associated infrastructure
o
o

St Cleer Parish Neighbourhood Development Plan

take account of landform, layout, building orientation, massing and
landscaping to minimise energy consumption.
support community-led initiatives for renewable and low carbon energy,
being taken forward through neighbourhood planning
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•

The opportunities for renewable energy schemes of anything greater than a small
domestic or farmyard setting are very restricted because of the large tracts of AONB
and WHS site present in the Parish.

•

Outside the AONB but within the Bodmin Moor Character area there may be some
opportunity to site very small-scale turbines adjacent to farm buildings on the more
settled edge of the moor.

•

To the south of the AONB and Bodmin Moor Character Area, Turbines and PVs in the
upper reaches of the river valleys running to the sea should be avoided as they may
be particularly visible and dominate the skyline from below, whilst disrupting their
remote and tranquil character.

•

Housing design could do a lot more to ensure that the causes and impacts of climate
change are addressed
Implication for the Neighbourhood Development Plan
o Any Planning policy in the NDP on renewable energy generation should
refer to the ‘Landscape strategy and siting guidance’ given in Cornwall
Council’s Landscape Sensitivity and Strategy Matrices for each Landscape
Character Area. March 2016
o

o

o

Policies may be included in the NDP to encourage developments to
incorporate on-site provision of renewable energy or heat and/or low
carbon technologies, and to take account of landform, layout, building
orientation, massing and landscaping to minimise energy consumption.
A small-scale community initiative for renewable and low carbon energy
could be supported to meet local needs and provide local benefits,
providing it is in accordance with other environmental policies of the
Neighbourhood Plan, including the Neighbourhood Plan Design Guidance.
The NDP should include statements that generally support the transition to
a low carbon future and specifically encouraging the use of renewable
energy and sustainable ‘small carbon footprint’ design

7.1 Taking into account the evidence referred to above, and the community prioritisation of the
countryside and landscape, peace and tranquillity, wildlife and environment, heritage and Landscape etc
(See Para 6.16), our draft ‘vision’ is that….

“St Cleer Parish will be a place where sustainable development has met community
needs, preserved and enhanced our rural moorland landscape, character and heritage,
and ensured a healthy future.”
7.2 The strategy to achieve this vision is for gradual and limited growth of the Parish’s villages over the
next decade which would help to retain a vibrant and mixed community without the essential character of
the area being eroded, combined with the creation of a new sustainable rural settlement at Horizon Farm.
This would absorb the bulk of new homes whilst providing opportunities for local employment and services
to meet local needs, thereby reducing the need to travel whilst bringing socially and environmentally more
acceptable uses to the site. The sustainability and viability of existing business would be improved, and
other businesses may be encouraged to set up or expand.
7.3 To achieve this Vision a number of ‘Objectives’ are set which are supported by policies that will have to
be taken into consideration when Planning Officers determine future Planning Applications, thereby
helping to turn community aspirations into reality (see figure 5)
St Cleer Parish Neighbourhood Development Plan
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8.1 The Objectives of the St Cleer Parish NDP are as follows:
A. Scale and Pace of Growth - To enable appropriately scaled and paced growth of the villages of St
Cleer Parish that meets the needs of the community and responds to market demand whilst
protecting the heritage, character and countryside.
B. Housing Needs - To enable sustainable housing growth in a format and mix which meets local
needs and demands
C. Economic Development and Employment - To support and encourage local businesses particularly
in agriculture, tourism, and light manufacturing sectors, seeking to ensure that people have good
opportunities for, and access to, local employment.
D. Infrastructure and Community Facilities - To provide a high quality of life in our villages with
improved community facilities and leisure opportunities to meet changing circumstances
E. Green Infrastructure and Biodiversity - To conserve and enhance the green infrastructure and
biodiversity of St Cleer Parish.
F. Landscape, Heritage and Design - To conserve and enhance the special landscape and rich heritage
of St Cleer Parish and ensure that new development reflects the special ‘sense of place’ associated
with Cornish moorland mining villages
G. Accessibility and transport - To ensure that new development respects the limitations of local
infrastructure and incorporates sustainable travel measures and enhancing other forms of
connectivity
H. Sustainable Energy Production and Use - To promote the acceptable development of renewable
energy sources and the use of sustainable energy design
8.2 In working to achieve all these objectives, the St Cleer Parish NDP will also help to deal with the causes
and impacts of climate change.

Photo: 1 Exhibition Banner on St Cleer Road Cattle Grid gate
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FIGURE 5: THE LINK BETWEEN OBJECTIVES AND POLICIES
ST CLEER
NDP
POLICIES

TOPIC

Policy 1

Settlement Development
Boundaries

Policy 2

Preventing Coalescence

Policy 3

WHS Heritage Assets
Landscape Views and
Vistas
Non-Designated Heritage
Assets and Heritage Assets
at Risk
Local Listing of NonDesignated Heritage
Assets
Design in Historic Core of
Settlements
Design in New
Development

Policy 4
Policy 5
Policy 6
Policy 7
Policy 8
Policy 9
Policy 10

Facilities for Young People

Policy 12

Local Green Spaces
Trees, Cornish Hedges &
Hedgerows

Policy 14
Policy 15
Policy 16

Objective B

Objective C

ST CLEER NDP OBJECTIVES
Objective D
Objective E

Scale and
Pace of
Growth

Housing
Needs

Economic
Development
and
Employment

Infrastructure
and
Community
Facilities

•

•

•

•

Habitat and Biodiversity
Sustainable Residential
Infill Development
New Housing
Development Sites
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Policy 13

Objective A
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•

•

•
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•

•

•
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•

•

•

•
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FIGURE 5: THE LINK BETWEEN OBJECTIVES AND POLICIES
ST CLEER
NDP
POLICIES

Policy 17
Policy 18
Policy 19
Policy 20
Policy 21
Policy 22
Policy 23
Policy 24
Policy 25

Project 1
Project 2

Objective A

Objective B

Objective C

ST CLEER NDP OBJECTIVES
Objective D
Objective E

TOPIC

Scale and
Pace of
Growth

Housing
Needs

Economic
Development
and
Employment

Infrastructure
and
Community
Facilities

Exception Sites for
Affordable Housing
Green Tourism
Development
Employment in Residential
Areas

•

•

Rural Workshops
Horizon Farm Mixed Use
Development
Sustainable Energy
Production
Design for Sustainable
Energy Use
Transport and
Communication
Footpaths, Pedestrian
Links, Public Rights of Way
Bridle-Ways, Cycle Paths
and Quiet Lanes
Community Infrastructure
Levy and Community
Priorities
Community Sustainable
Energy
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Photo: 2: St Cleer Parish from Minions Moor

Photo: 3: Ancient Cross in St Cleer Churchyard

Photo 4: The view from St Cleer, looking west.
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9.1. Development Boundaries and Preventing Coalescence
9.1.1 Policy 1 Development Boundaries - The Issues/Justification. The Caradon Local Plan (1999 and 2007)
drew ‘village development limits’ around the villages in the Parish, with the intention of delineating where
various policies applied, meeting local growth needs whilst preserving the valued green spaces between
the settlements and preventing ribbon development and coalescence. These worked effectively and were
well supported locally and in most planning decisions. However, they ceased to apply with the adoption of
the Cornwall Local Plan in 2016. On the basis of the community feedback calling for slow but steady
growth, the need to facilitate the application of CLP Policy 9 (Rural Exception Sites), protect the valuable
rural gaps that contribute significantly to local character, and preserve the individual identity and historic
settlement pattern of the villages, there is a strong case to reintroduce the village development limits in
the form of ‘Development Boundaries’. Para 2.32 of the Cornwall Local Plan states that ‘The focus for rural
settlements is to meet local need while reflecting and respecting the character of settlements.
Neighbourhood Plans may, if they feel it appropriate, look to identify specific settlement boundaries
consistent with this approach’.
9.1.2 Policy 1 – Intention. The intention of this policy is:
o To enable controlled growth
o To facilitate the operation of CLP Policy 9
o To preserve village life and the character of the parish
o To protect the special landscapes of St Cleer Parish.
9.1.3 To ensure that the precise placing of the boundary is still relevant, in the light of developments which
have occurred since their definition, and the requirements of CLP Policy 3 and Para 2.32, they have been
reviewed in the Land Cell Assessment Study carried out during the spring of 2017 and summer 2018 and
adjusted to accommodate new development proposals given in NDP Policy 17 and 22 that emerged from
that study. Land beyond any development boundary is thus defined as ‘open countryside’. In the open
countryside, development will be strictly controlled by CLP Policy 7 and will be limited to dwellings for rural
workers, employment development in rural areas, rural exception site under CLP Policy 9, buildings for
agriculture and forestry, replacement dwellings, house extensions, replacement buildings and renewable
energy projects and development specifically permitted by other St Cleer NDP policies.
POLICY 1 – DEVELOPMENT BOUNDARIES
1. Settlement development boundaries shown on map 2 are set for the following villages:
a.

Commonmoor

b. St Cleer
c.

Hockings House

d. Darite
e.

Tremar

f.

Tremar Coombe

g.

Higher Tremarcoombe

h. Crows Nest

St Cleer Parish Neighbourhood Development Plan
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Within each Development Boundary, there is a presumption in favour of sustainable development
that will apply to proposals for small scale infill and the development of previously developed land
that respect the setting, scale, form and character of the settlement and the criteria set out in NDP
Policy 16.
Outside the Development Boundary development will not be supported unless it is in accordance with
CLP policies 7, 9 and St Cleer NDP policies 2, 15 and 17.
9.1.4. Policy 2 - Preventing Coalescence - The Issues/Justification. The land between settlements
contributes to the openness and character of the setting around existing settlements and new land
allocations. It helps to maintain a separate identity and sense of place for both residents of, and visitors to,
the individual settlements It can also provide access and recreational benefits to local people and
contribute to the perceived as well as real benefits of having open countryside near to where people live. It
can also provide wildlife corridors between settlements, support the setting of heritage assets and may
feature historic routes such as the Liskeard & Caradon Railway. Owing to the very limited extent of the
land between the settlements in St Cleer Parish they are not regarded as being appropriate locations for
major development as this would seriously impinge upon their functions.
9.1.5 Policy 2 - Intention
o To ensure that any development preserves the openness and landscape character of the green
spaces between settlements that provide distinction between the settlements
o To maintain an individual sense of place for both residents of, and visitors to, the settlements on
either side of the gaps
o To maintain their function as wildlife corridors, setting for heritage assets, and historic routes.
Policy 4 on landscape and heritage views and vistas will also apply to all development proposals in rural
gaps.
POLICY 2 - PREVENTING COALESCENCE
The distinctive identities of existing individual settlements within the St Cleer Neighbourhood Plan
Area should be retained and protected from development which would erode the visual separation
between the settlements illustrated on map 2:
a.
b.
c.
d.
e.
f.
g.

St Cleer
Hockings House
Higher Tremar
Tremar Coombe
Lower Tremar
Darite
Crows Nest

Areas outside the development boundaries established for these settlements in policy 1 are subject to
CLP Policy 7 as they are ‘open countryside’. Any development proposals coming forward under Policy
7 within the Rural Gaps will be supported where they are located and designed to maintain the visual
separation, openness and landscape character of the gaps, through:
a.
b.
c.
d.

Locating structures where they will be viewed against existing built form;
Retaining the proportion and scale of built structures and the space between them;
Referencing the built vernacular of the neighbourhood area;
Conserving and restoring traditional boundary treatments;

St Cleer Parish Neighbourhood Development Plan
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e. Comprehensive landscaping with appropriate plant species in boundary treatments which
integrate with, and wherever possible, deliver enhancements to the rural landscape character;
f. Avoiding interference with obvious wildlife corridors and incorporating additional links;
g. Respecting the character or setting of heritage assets and historic routes located between
settlements.

Photo 5: St Cleer – Tremar

Photo 6: St Cleer – Tremar Coombe

Photo 7: St Cleer – Tremar
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Policy 1 Development Boundary
Policy 21 Horizon Farm Mixed
Use Development
Housing Sites

Detailed maps of the Development
Boundaries are available below:
Commonmoor
St Cleer & Hockings
House Darite
Tremar
Tremar Coombe

Map 2: St Cleer NDP Development Boundaries

Higher Tremarcoombe
Crows Nest

© Contains Ordnance Survey Data : Crown copyright and database right 2020,© Crown copyright and database right. All rights reserved (100059629) 2020
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Map 3: AONB, AGLV and WHS

Policy 21 Horizon Farm
Mixed Use Development
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9.2. Heritage and Landscape
9.2.1 St Cleer Parish has 93 Scheduled Monuments dating back in some cases to the Neolithic age, and
these encompass Bronze Age, Mediaeval and Post Mediaeval history and archaeology. There are also 70
Listed Buildings. An extensive area of the Parish is within the Cornwall Area of Outstanding Natural Beauty
[AONB] and the Caradon Hill and Mid Fowey Areas of Great Landscape Value [AGLV] (See Map 3).
Scheduled Ancient Monuments and Statutorily listed Buildings are strongly protected by law, Section
16 of the NPPF and Policy 24 of the Cornwall Local Plan. The AONB an AGLV are covered by section 15
of NPPF and Policy 23 of the Cornwall Local Plan. Therefore, protective policies for them are not
needed in this NDP
9.2.2 Policy 3 – World Heritage Site - The Issues/Justification. St Cleer Parish is also an important part of
the UNESCO World Heritage Site for Cornish Mining (The Caradon Mining District - Area A9). The
Outstanding Universal Value, or international importance, of the World Heritage Site must be protected
along with its landscape setting. Material damage to, or loss of, Outstanding Universal Value (OUV) or
statutorily protected Scheduled Monuments would significantly reduce the means to engage with these
important records of our past. There are seven key attributes (set out within the WHS Management Plan)
that express the OUV of the Site. Not all of them are protected through listing or being a Scheduled
Ancient Monument, but the landscape attributes express the OUV of the WHS and the whole WHS, and
therefore all the landscape attributes are designated assets of the highest significance. The visibility of the
line of the Liskeard and Caradon Railway, shown by hedges and engineering works in the view from the
wider landscape, spoil heaps and mineworker’s smallholding fields are examples that are considered to be
important to the interpretation of the Cornish mining landscape.
9.2.3. A large part of the WHS within St Cleer Parish is protected by section 16 of NPPF 2018, Policy 24 of
the CLP, and the policies applicable to the Minions Conservation Area. Scheduled and listed buildings of
the area have their own statutory protection. The unlisted assets which make up the World Heritage Site
are less well protected.
9.2.4 Policy 3 Intention - Policy 3 extends the principle of protection and positive enhancement across the
whole of the WHS in the NDPs designated area.
POLICY 3 – WORLD HERITAGE SITE
Development proposals within the World Heritage Site shown on map 3, will be supported where they
are in conformity with National Policy and Guidance and the Development Plan including adopted
WHS Supplementary Planning Document (2017) and the adopted WHS Management Plan.
9.2.5 Policy 4 – Landscape Views and Vistas – The Issues/Justification. Familiar local landscape views can
add to people’s enjoyment of places, our sense of a place and its local distinctiveness, and even the sense
of belonging to a village and community. In this sense, familiar views are locally cherished. They are the
setting for people’s everyday existence within their community and family life, valued as the place where
their life experiences occur. This is a ‘sense of place’ or an ‘attachment to the ordinary landscape’. These
can affect psychological and social well-being and are part of the sustainable development concept.
9.2.7 The landscape is also integral to the setting and significance of heritage assets as they are affected by
people’s views towards and away from them, and to their legibility in the landscape. Similarly, the
landscape itself provides important context for heritage assets.
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Photo: 8: St Cleer from Donierts Stone

9.2.8 Policy 4 – Intention. To ensure that new development does not have a significant detrimental effect
on views and vistas in the parish.
POLICY 4 - LANDSCAPE VIEWS AND VISTAS
Development proposals should avoid any significant detrimental effect on views or vistas from and
within the Parish’s settlements.
Proposals for major development should be accompanied by a Landscape and Visual Impact
Assessment which:
a. identifies the views and vistas crossing and into the site and describe the nature of the impact
or harm to the view from the proposals, considering the cumulative impact on the view from
any existing unimplemented development proposals; and
b. include any mitigating measures to be incorporated into the development as necessary.
Nb. The definition of major development is given in NPPF 2019 Glossary. The preferred approach to
Landscape and Visual Impact Assessment is described in the 3rd edition of "Guidelines for Landscape and
Visual Impact Assessment”, Landscape Institute, 2011.
9.2.8 Policy 5 - Non-Designated Heritage Assets and Heritage Assets at Risk – The Issues/Justification.
NPPF 2019 defines Heritage Assets as ‘A building, monument, site, place, area or landscape identified as
having a degree of significance meriting consideration in planning decisions, because of its heritage interest. It
includes designated heritage assets and assets identified by the local planning authority (including local listing)’.
The numerous undesignated heritage assets which are not Listed Buildings or Scheduled Ancient Monuments,
but which are identified in the Historic Environment Record and have a role to play in the distinctive character
of the area and its historic landscape are also protected by national and Local Plan policy according to their
historic significance.
9.2.9 Since 2008, Historic England has released an annual Heritage at Risk Register. The Heritage at Risk
Register highlights the Grade I and Grade II* listed buildings, and scheduled monuments, conservation
areas, wreck sites and registered parks and gardens in England deemed to be ‘at risk’. The current register
identifies 30 sites ‘at risk’ in St Cleer Parish. These are mostly prehistoric enclosures, cairns, hut circles,
medieval tin and copper mining features and cists etc in a state of slow decline. Maintenance of heritage
assets is essential if they are not to become ‘at risk’, and to prevent those that are already at risk from
decaying further and thereby escalating the cost of their repair and consolidation. Initiatives to tackle
these risks support environmental improvement protect Cornwall’s environmental reputation (a key factor
in tourism and inward investment), and reduce Impacts of development on AONB, WHS and AGLV.
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9.2.10 Policy 5 – Intention. This policy aims to be clear that the presence of undesignated heritage assets is
taken into account in planning decisions and support owners of sites with decaying heritage assets.
POLICY 5 – DESIGNATED AND NON-DESIGNATED HERITAGE ASSETS AND HERITAGE ASSETS AT RISK
1.Development proposals affecting Designated and Non-designated Heritage Assets must comply with
National Policy and Guidance, and the Development Plan.
2. Development or changes of land-use requiring planning permission that involve, or are located close
to, or may increase recreational pressures on heritage assets on the Heritage at Risk Register, will be
supported where they include measures to repair and subsequently maintain the asset to a standard
to be agreed with Cornwall Council’s Historic Environment Service.
9.2.11 Policy 6 – Local Listings of Buildings and structures of historic or architectural interest – The
Issues/Justification. As part of the process of developing the St Cleer Neighbourhood Development Plan it
was noted that several notable local buildings and structures (‘heritage assets’), which contribute to local
distinctiveness and the local community’s ‘sense of place’, were not protected by a formal ‘listing’ as
Buildings of Special Architectural or Historic Interest. The Steering Group assessed these buildings and
others to see if they merited ‘local listing’ and protection under a policy to be included in the
Neighbourhood Plan, in line with guidance set by Historic England. (Advice note 7: Local Heritage Listing
May 2016 p6): ‘work in preparing a Neighbourhood Plan may indicate buildings and sites which merit
inclusion on the local list’. Each of the candidates identified was assessed using the following criteria:
•
•
•
•
•
•
•
•
•

Age
Rarity
Aesthetic Interest
Group Value
Archaeological Interest
Archival Interest
Historical Association
Landmark Status
Social and Communal Value

9.2.12 Policy 6 - Intention. To identify the local heritage assets that should be protected through the
application of Cornwall Local Plan Policy 24.
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Photo 9: Liskeard-Caradon Railway WHS
feature. Bridge over road at Tremar.

Photo 11: Hockings House Bible Christian Chapel, a Listed
Building on the Heritage at Risk Register.

Photo 10: Liskeard-Caradon Railway WHS feature. Granite block railway
sleepers at Tokenbury Corner.

Photo 12: St Cleer Churchtown, several important buildings
clustering around centrally placed Church and yard, include
pub, police house, former shops and Chapel.

Photo 13: King Doniert’s Stone
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POLICY 6 - LOCAL LISTING OF NON-DESIGNATED HERITAGE ASSETS
1. The following buildings and grounds are locally listed as being of architectural significance, local
distinctiveness, character and historic importance:
St Cleer
a. Cemetery Chapel
b. Goods Shed
c. The Shop, The Cottage, Travellers Joy
d. Clarence House
e. Homecroft
f. Market Hotel
g. Police House
h. Teachers House
i. Primary School]
Crows Nest
j. Tinners Gate
k. The Farm
l. Boundary stone
m. Cottages abutting Crow’s Nest Inn
Darite
n. Darite Methodist Chapel
o. School House
Tremar Coombe
p. The Pottery aka Brook House
q. Wincot
2. Proposals impacting on these buildings and grounds will be considered under CLP Policy 24
‘Historic environment’.
9.2.13. Policy 7 – Design in the Historic Core of Settlements. The setting of the many listed building and
the general character of the old mining villages is attractive but has been unsympathetically affected by
much modern development and that which remains is worthy of protection and enhancement as it makes
a significant contribution to the distinctive ‘sense of place’ associated with Cornish mining villages.
Protection of them from development that could harm their characteristics is justified. Carefully designed
development proposals can respond positively to local identity and distinctiveness, reinforcing the existing
sense of place and reflecting existing historic street patterns. In so doing it can help reverse previous losses
to local character. In applying this policy users should be aware of and carefully take into account the
needs of groups with special characteristics as set out in the Equalities Act 2010.
Note: the 2004 Cornwall Industrial Settlements Initiative Report recommended that the historic cores of St
Cleer, Darite, Tremar and Crows Nest should be designated as Conservation Areas.
9.2.14 Policy 7 - Intention. To ensure that the impact of development on the heritage and archaeological
assets of St Cleer Parish, is effectively mitigated and encourage opportunities to reverse previous harm to
local character.
POLICY 7 – DESIGN IN THE HISTORIC CORE OF SETTLEMENTS
1. Development proposals within the historic core areas of St Cleer Parish, as defined on the Map 3,
will be supported where it is appropriately demonstrated that the design:
a. is locally distinctive, informed by and consistent with context of the site and its surrounding in
terms of the historic topography, height, scale, massing, orientation and location within the
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site, avoiding any overwhelming impact on buildings nearby and the streetscape, the historic
streetlines and established/traditional building line practice;
b. demonstrates a positive relationship with the public realm, maintaining and where relevant
improving the permeability of pedestrian routes;
c. uses locally sourced materials where possible;
2. Is sensitive to their potential impact upon the setting of the village and inward or outward public
views of the settlement.
3. Where appropriate and feasible, proposals should help to address any negative features and take
up enhancement opportunities.
4. Any application affecting a designated or non-designated heritage asset should be accompanied by
an appropriate heritage impact assessment.
9.2.15 The Cornwall Design Guide, Section 5, indicates how proposals can contribute to the local
distinctiveness of any area and is a useful tool to follow.
9.2.16 Evidence and records of the special characteristics of the villages are also included in the
following documents and should be referred to for any relevant applications:
o Cornwall Industrial Settlements Initiative Reports for Crow’s Nest, Darite, Tremar Coombe, and St
Cleer.
o Listed Building and Scheduled Ancient Monument Descriptions
o The Buildings of England – Cornwall - Beacham & Pevsner 2014.
9.2.17 Policy 8 – General Design - The Issues/Justification. The community feedback has shown how much
the natural and historic environment in and around St Cleer Parish is valued, and there is a need to ensure
that, when residential development proposals come forward, they respect their setting. Although Local
Plan Policy 13: ‘Design’ and Policy 14: ‘Development Standards’ provide policy requirements on designrelated matters, there are specific design aspects of any development proposals in the Parish, both within
villages and the countryside, that should be taken fully into account in development. These include density,
the type and size of dwellings, sustainability, external wall finishes and roof styles, and layout.
9.2.18 Good design is also a factor in improving the local acceptability of new housing schemes, which is
essential if local housing needs are to be met without creating social divisions and controversy.
9.2.19 Policy 8 – Intention. This policy links through to the St Cleer Design Guide, which is included as an
appendix to this NDP, with the objective of it being adopted as a Supplementary Planning Document.
POLICY 8 – DESIGN IN NEW DEVELOPMENT
New development will be supported where it:
1. is designed to reinforce the distinctive character of St Cleer Parish by making reference to and
incorporating the guidance, where appropriate, outlined in the ‘St Cleer Parish Design Guidelines’ (see
Appendix 1). Where a Design & Access statement is required, it should demonstrate how this
guidance has been incorporated into the proposed design.
2. Responds to and if possible, provides remediation of existing environmental or design issues that
are detrimental to the character of the area or the amenity of local residents.
3. Incorporates design features that enhance prevention of crime, anti-social behaviour, and disorder
and provide a secure environment by application of ‘Secure by Design’ standards to ensure ongoing
community safety and cohesion.
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Photos 13 & 14: The Historic Core of St Cleer village.

Photo 15: Historic Core of Crows Nest – excessive public realm clutter in unsympathetic designs.

Photo 16: Historic Core of Tremar Coombe
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Map 4: St Cleer Neighbourhood Development Plan Historic Village Cores
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Map 5: St Cleer Neighbourhood Plan WHS
Sites, Listed Buildings, Local Listing etc
© Contains Ordnance Survey Data : Crown copyright and database right 2020,© Historic England 2020. Contains Ordnance Survey data © Crown copyright and database right 2020,© Historic England 2020.
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9.2.20 Policy 9 – Dark Skies – The Issues/Justification. The dark night-time sky above Bodmin Moor is in
itself a natural asset which is enjoyed by the community of St Cleer Parish as part of the experience of
living in the area. It also brings several other benefits:
•

Scientific advantages – enabling enhanced conditions for astronomy;

•

Educational outreach – facilitating formal education and green tourism opportunities;

•

Enjoyment and appreciation – improving quality of life and provide creative inspiration;

•

Health – promoting improved sleep patterns and reducing stress;

•

Wildlife – providing a more natural environment for both nocturnal and diurnal animals; and

•

Energy efficiency – reducing wastage from unnecessary or excessive lighting.

9.2.21 Following an application by Cornwall Council with the Caradon Observatory, the International DarkSky Association have designated Bodmin Moor as an International Dark Sky Landscape. The Core Area is
the extent of Bodmin Moor which is designated as an Area of Outstanding Natural Beauty (AONB). There is
also a 2-mile Buffer Zone around this in which good lighting practice will also be encouraged and where
communities are also expected to reap some of the benefits.
03/07/2020

Map 6: Bodmin Moor Dark Sky Park and Buffer Zone

Dark Sky Park

Buffer Zone

© Crown copyright and database right. All rights reserved (100059629) 2020

9.2.22 This status brings no compulsory requirements. However, lighting is often installed which is overly
bright, needlessly spills upwards, is poorly aimed and creates shadows – making it harder to see as well as
being wasteful and harmful to the night sky. The St Cleer Neighbourhood Plan therefore encourages design
which will help to preserve the quality of the ‘dark sky’ above its area.
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9.2.23 Policy 8 – Intention. To preserve the tranquility and dark skies quality of the landscape for current
and future generations. Further advice can be found at: http://darksky.org/lighting/lighting-basics/
POLICY 9 - DARK SKIES
Proposals for development in the Dark Sky Park and its buffer zone (see Map 6) will be supported
where it is demonstrated that, if external lighting is required, it protects the quality of the night sky as
far as possible through:
a. Using low level lighting rather than street lamps;
b. The use of full shielding (at the horizontal and above) of any fixture exceeding 500 initial
lumens;
c. Limiting the impact of unshielded lighting through use of adaptive controls in security, rural
edge highway and public space lighting;
d. Restricted number, and position of lamps and careful use of flood and security lighting
including effective baffling and motion sensors
e. Low colour temperature lighting with a limit of 3000 Kelvins or less.
f.

Landscaping to reduce glare and light throw off site.

Photo 17: Crows Nest Pub – a much valued community asset.
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Photo 18: Open Doors Community Centre.

Photo 19: Open Doors Community Centre.

Photo 11:

Photo 20: Commonmoor Village Hall.

Photo 21: St Cleer Memorial Hall.

9.3. Infrastructure and Community Facilities
9.3.1 Development Infrastructure Any development requires ‘infrastructure’ to support it. Development
infrastructure includes such things as approach roads, internal roads, sewage treatment arrangements
(drains and capacity at the treatment works), water supply, surface water drainage, open space, education,
etc, which must be adequate to meet the needs of the incoming population without harming the ability of
infrastructure suppliers to meet the requirements of existing development and customers. Development
infrastructure is usually paid for by the developer, either directly by provision on site, or through
contributions to the infrastructure supplier/operator if the additional provision required is off-site. This is
usually arranged under S106 of the 1990 Planning Act, or s253 of the 1980 Highways Act.
9.3.2 By law, such contributions cannot be required to pay for improvements to overcome existing
infrastructure inadequacy beyond the requirements of the new development concerned, although by
careful timing and co-ordination of other matching funds, this may be achievable.
9.3.3 A perceived issue within communities is that infrastructure provision is often delayed, sometimes
well beyond the time at which it was agreed to be delivered. The community wants infrastructure and
facilities to be developed alongside development.
9.3.4 In St Cleer Parish, infrastructure contributions will be necessary to cover:
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o Affordable housing
o Local junction/highways improvements and access into the site
o The provision of additional capacity at St Cleer Primary school, which in 2016 was at 101% of places
(266 spaces, 269 pupils)
o

Open space, including an open space delivery plan outlining phasing, detailed design specifications,
maintenance requirements & estimated costs and how this will be sustained in the long term

o

Sewage treatment

o

Water supply

o

On-site drainage and flooding solutions

Development proposals within the St Cleer Parish NDP area will usually need to be consistent with the
requirements of Policy 28 of the Cornwall Local Plan, in that contributions will be required to:
a.

Ensure that the necessary physical, social, economic and green infrastructure is in place to deliver
development

b.

Provide or enhance local infrastructure that is adversely affected by the development of a site,
but which will not be delivered on that site.

c.

Provide the appropriate infrastructure in a timely manner;

d.

Provide on-site mitigation measures or make financial contributions for site specific
infrastructure provision including maintenance and management contributions, to be negotiated
on a site-by-site basis.

Where it can be demonstrated that it is not feasible to do this, Cornwall Council will seek to ensure that
‘off setting’ payments are invested in projects within Cornwall with priority given to projects which
achieve multiple benefits.

Project 1 - Community Infrastructure Levy and Community Priorities Although the ‘Neighbourhood
Portion’ of CIL is not planned to be available in St Cleer Parish in the immediate future, it may become
available during the life of this NDP. Furthermore, an element of the ‘Strategic Share’ may become
available in the near future. This will be directed towards support for the Projects set out in Figure 7. The
use of Community Infrastructure Levy receipts by Cornwall Council (the ‘Strategic Share’) that are
directed to the St Cleer Neighbourhood Development Plan area should be prioritised to support local
aspects of strategic projects including the re-provisioning of community services and facilities.
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Figure 6: Community Infrastructure Levy
The Community Infrastructure Levy (CIL) allows local authorities to raise funds from new building
projects undertaken in their area, and is governed by the CIL Regulations 2010 (as amended). CIL is
charged as a fixed rate per square metre of new floor space created, and the money raised can be used
to help fund a wide range of infrastructure that is needed to support development. A development is
liable for CIL if it:
o creates a new dwelling of any size; or
o creates over 100sqm of gross internal floorspace (new build, and before making deductions for
existing floorspace that is to be demolished); and
o involves new buildings or floorspace into which people normally go.
The CIL Charging Schedule sets out the rates that will be charged on new development in Cornwall, and
also details the types of development that will not be charged and those that can apply for exemption
from paying CIL. The CIL Discretionary Relief Policy sets out additional relief available in Cornwall.
What can CIL be used on?
Community Infrastructure Levy can be used to fund:
o Local speed management and safety projects
o Community buildings & social facilities
o Economic regeneration
o Local flood risk management
How does it Work?
Parishes will receive 15% of the CIL income raised from development within it’s area (the
Neighbourhood Portion), and this will increase to 25% for parishes with an adopted Neighbourhood
Development Plan. The remaining amount (the Strategic Share) will be retained by Cornwall Council and
distributed to strategic investments. However, St Cleer Parish is within CIL Charging zone 5 ’designated
rural area’. This means that presently, new developments are not liable to pay CIL. This position may
change during the life of this NDP. Nor does it necessarily mean that CIL money will not be spent in the
St Cleer Parish. Work is currently underway to determine how money retained by Cornwall Council, in
the 'Strategic Share', will be redistributed.

FIGURE 7: Possible CIL Projects
If CIL becomes available, the following projects will be considered for support:
1. Traffic management and calming measures on the approach roads to Horizon Farm (see Policy 22), St
Cleer Fore Street/Well Lane, and through Middle Tremar.
2. Community facilities for young people in accordance with Policy 12, including support for initiatives at
St Cleer Playing Field.
3. Initiatives to support infrastructure provision in support of the management of Common Land that is
also Access Land.
4. Initiatives designed to improve the energy efficiency of community buildings.
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9.3.7 Policy 10 - Community Facilities and ‘Social Infrastructure’ – The Issues/Justification. The
populated areas of St Cleer Parish are within ten to twenty minutes’ drive of the various facilities available
in Liskeard. However, they are beyond walking distance and the local bus service is insufficiently frequent
to attract people away from car usage. Therefore, for future development to be sustainable, it must also
contribute to the provision and maintenance of appropriate infrastructure and facilities, and these must be
protected from alternative uses. St Cleer Parish’s community is well supported with community
organisations, village halls and meeting places. However, ongoing maintenance and improvement will be
an issue.
9.3.8 NPPF Para 83 says that planning policies should enable the retention and development of accessible
local services and community facilities, such as local shops, meeting places, sports venues, open space,
cultural buildings, public houses and places of worship. Continuing and enhanced access to community and
cultural activity and events supports greater community cohesion and well-being. Developer contributions
to off-set the impact of additional users on these facilities resulting from new residential development will
be welcomed.
9.3.9 Policy 10 – Intention. To identify and protect the community facilities within the parish.
POLICY 10 - COMMUNITY FACILITIES AND ‘SOCIAL INFRASTRUCTURE’
1. The following community facilities have been identified as being especially important to the
community and to which CLP Policy 4.4 is particularly relevant.
a. St Cleer Sports Grounds and Pavilion
b. Skateboard, MUGA and Outdoor Gym sites
c. Open Doors Project
d. Market Inn
e. St Cleer Village Memorial Hall
f. Horizon Playspace
g. Darite Village Hall
h. Commonmoor Village Hall
i.

St Cleer Common Car Park

j.

St Cleer Village Car Park

2. Development will be supported which includes provision to diversify and enhance the range of
services and community facilities to meet current and future needs.
9.3.10 Policy 11 – Facilities for Young People – The Issues/Justification. The NPPF stresses the need to
plan positively for the provision and use of community space and facilities. This includes the provision of
facilities that are of the appropriate quality and scale to serve the needs of our young people and
encourage them towards pursuing a full and fulfilling life. The evidence base shows that St Cleer Parish has
a smaller proportion of young people than is average for Cornwall, the SW and England. It is important
therefore that the needs of these young people are not hidden amongst the demands for services for the
rest of the community.
9.3.11 Policy 11 – Intention. To ensure that the needs of the Parish’s young people are not neglected.
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POLICY 11 – FACILITIES FOR YOUNG PEOPLE
1. Proposals for development that provide facilities for the benefit of young people will be supported
where it is demonstrated that:
a. the proposal is based on an up-to-date understanding of needs and demand for the proposed
facility; and,
b. there would be no adverse impact on the amenity of nearby residential areas.
2. To meet local play needs, opportunities to provide and effectively maintain small scale equipped

play spaces for children should be considered for all the settlements.

9.4. Green Infrastructure and Biodiversity
9.4.1 Policy 12 – Local Green Spaces - The Issues/Policy Justification. The registered Common Land within the
Parish is protected by law from any development, (and the community would not support the further deregistration of any of these areas). However, whilst the AONB and AGLV are also protected it is possible for
various forms of development to take place. Within these areas are some smaller open areas of local
significance which are of particular importance to the local community and fulfil the requirements of the NPPF
2018 (paras 99 & 100) for Local Green Space designation in that each green space:
a) Is in reasonably close proximity to the community it serves;
b) Is demonstrably special to a local community and holds a particular local significance, for example

because of its beauty, historic significance, recreational value (including as a playing field),
tranquillity or richness of its wildlife;
c) and the land involved is local in character and is not an extensive tract of land.

Much of the Common Land close to the settlements are no longer grazed and in places there is pressure to
use the smaller areas as extensions of the houses adjacent to them. The designation of these commons as
local green spaces will add to the protection and help resist actions that would harm the openness and
special character of the area. Under-grazing or the complete lack of grazing on these areas of Common
Land is also an issue. Therefore, the provision of infrastructure such as water troughs and fencing which
are required to a bring about active grazing and facilitate management of these commons is
recommended.
9.4.2. Policy 12 Intention. Is to identify and protect the key green spaces that are of local significance in
the Parish.
POLICY 12 – LOCAL GREEN SPACES
1. The neighbourhood plan designates the following locations as local green spaces (as shown on
the proposals Map 7
a. Land r/o White Cottage, Commonmoor
b. Land r/o Tor Cottage, Commonmoor
c. Land fronting Tremar Stream, Tremar Coombe
d. Land at Higher Tremar
e. Tremarcoombe Common
f. Hendra Close, Darite
g. Allotment Gardens
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2. Development that would harm the openness or special character of a Local Green Space or its
significance and value to the local community will not be permitted unless there are very special
circumstances which outweigh the harm to the Local Green Space.
3. The provision of infrastructure such as water troughs and fencing which are required to bring
about active grazing and facilitate the management of Common Land areas identified as Local
Green Spaces will be supported.
9.4.3 Policy 13 – Trees, Cornish Hedges and Hedgerows – The Issues/Justification. Trees are an important
character forming aspect of the southern area of the local landscape with some significant hedgerow trees
and tracts of substantial woodlands, whilst the local pattern of fields and settlements is defined in many
places by the pattern of Cornish hedges and hedgerows. Together they give this part of the Parish the
character that is valued so much by local people. Trees, hedges and hedgerows also help to enclose and
define settlements, serve as screening, and help create well-defined spaces and help support biodiversity.
A diverse species palette is likely to be paramount in ensuring climate change and pest and disease
resilience. Para 175c of NPPF 2019 and the NE/FC Standing Advice on ancient woodlands and veteran
trees says that planning permission should be refused if development will result in the loss or
deterioration of ancient woodland, ancient trees and veteran trees unless there are wholly exceptional
reasons and there’s a suitable compensation strategy in place.
9.4.5 Policy 13 – Intention. This policy seeks to protect existing trees and supports the approach set out in
the Cornwall Design Guide, which stresses the importance of retaining trees as part of good design and
suggests that existing trees need to be carefully designed into the development.
POLICY 13 - TREES, CORNISH HEDGES AND HEDGEROWS
Trees, Cornish Hedges and hedgerows contribute significantly to the landscape character of the
Neighbourhood Plan Area and should be retained wherever possible. Development proposals should:
a. Sympathetically incorporate and retaining trees and Cornish Hedges or hedgerows of good
arboricultural and amenity value into the overall design of the scheme and include measures to
ensure their protection during the course of development and their continued survival in the
long term;
b. be accompanied by a survey that establishes the health and longevity of any affected trees or
hedgerows and a management plan in accordance with the latest version of British Standard BS
5837 ‘Trees in relation to demolition, design and development’ to demonstrate how they will
be so maintained
c. be accompanied by a detailed landscaping scheme which:
I.

includes the replacement of trees lost as a result of the development at a ratio of 3:1
where achievable.

II.

Where achievable Incorporates the planting of additional trees at a minimum of 3 trees
for each dwelling or 1 tree for each 50sqm of gross business floorspace.

III.

Any replacement planting should be of a proven Cornish provenance or other
provenance which is appropriate to the site, its character and surrounding habitat. [See
Cornwall Council Guidance].

IV.

a scheme depicting the method by which retained trees and hedges will be protected
for the duration of development.
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d. ensure the protection and retention of ancient woodland, ancient and veteran trees in
accordance with National Policy and Guidance and by including a buffer of a minimum of 15
metres for ancient woodland, and for ancient or veteran tree the buffer should be at least 15
times larger than the diameter of the tree from development. The inclusion of garden areas in
buffer zones should be avoided.
e. Where proposed development abuts existing woodland, providing adequate buffer between
residential or commercial development and edge of canopy in accordance with the appropriate
tree survey recommendations, to mimimise any long-term impact on the woodland.
No loss of deciduous woodland identified in the Cornwall Biodiversity Action Plan will be supported.

Photo 22: Deciduous broadleaved woodland at Commonmoor.
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Map 7: St Cleer Neighbourhood Development Plan
Community Facilities, Green Spaces

Scale: 1:13500
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© Contains Ordnance Survey Data : Crown copyright and database right 2020,© Crown copyright and database right. All rights reserved (100059629) 2020
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9.4.6 Policy 14 – Habitat and Biodiversity -The Issues/Justification. The protection and enhancement,
where possible, of biodiversity opportunities is a key principle of the NPPF. St Cleer Parish has many areas
of special significance, including the Phoenix United Mine & Crow's Nest Special Area of Conservation, the
Crow's Nest, Draynes Wood, and Upper Fowey Valley Sites of Special Scientific Interest, Golitha Falls
National Nature Reserve, and many County Wildlife Sites. The Cornwall Biodiversity Action Plan (BAP)
identifies a number of ‘priority habitats’ that are characteristic of Cornwall and in the Parish these include
mainly the deciduous and ancient woodlands clustered on the sides of the river valleys that run from the
moorland on their way to the sea, several miles to the south.
9.4.7 Policy 14 – Intention. To protect existing habitat and biodiversity by ensuring that new development
is located on sites where it will have the least impact on biodiversity, safeguard Cornwall Biodiversity
Action Plan Priority Habitats, and encourage biodiversity gain wherever possible.
POLICY 14 – HABITAT AND BIODIVERSITY
1. Development proposals will be supported where they demonstrate that they are in conformity with
National Policy and Guidance and the Development Plan particularly:
i. Policy 23 Natural Environment of the Cornwall Local Plan
ii. The Cornwall Biodiversity SPD, and
a. are consistent with the British Standard for Biodiversity, BS42020,
b. support Cornwall’s Environmental Growth Strategy;
c. minimise impact on and result in net gains to biodiversity through appropriate methods such
as provision for:
i. purpose designed boxes and bricks for bats, birds (including owls in remoter areas) and
invertebrates,
ii. hedgehog access points in fences,
iii. new native hedges and flower-rich habitats,
iv. the intentional use of SUDS, and drainage ponding, as habitat,
v. measures to protect the integrity of any affected wildlife corridors, mitigate any harmful
impact, and incorporate linkages to provide new connections between corridors
vi. and where appropriate, contributions to a ‘green reserve’ nearby.
2. Any developments of over 10 dwellings should be supported by Ecological Constraints and
Opportunities Plan incorporating a ‘balance sheet’ setting out quantitatively the habitats to be lost,
retained or enhanced, consistent with BS42020.

9.5. Housing
9.5.1 Policies 15 to 17 – Housing - The Issues/Policy Justification. Liskeard and Looe Community Network
Area (CNA) comprises 16 parishes and the towns of Liskeard and Looe. The housing numbers allocation for
the CNA states that outside of Liskeard 1500 are required up to 2030, of which, at April 2017, 200 remain
to be permitted. The St Cleer Parish share of the housing requirement is for some 10 further dwellings to
meet the CLP remaining target for St Cleer Parish (as at April 2017). However, the NDP must plan to
accommodate the minimum target given plus additional houses to help address local housing needs and
market demand. It should also take into account the need to support existing social and community
facilities.
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9.5.2 Housing need is dynamic and may alter quickly over time as local economic circumstances and
demographic change occurs. The housing need data available at the time of writing from the HomeChoice
Register cannot therefore be taken as an NDP target which reduces as permissions for affordable housing
come forward and it is necessary to base planning decisions for affordable housing provision on the most
recent data available at the time that decisions are made. However, the recent housing need data trend
taken with data from the NDP’s own survey work and on house prices can be used to give a broad
indication of the level of housing needs for the NDP to consider. In June 2017 the need identified for St
Cleer Parish was 81 homes, and in late 2017 the need for households identified in the St Cleer NDP survey
was 113. In October 2019 the figure had reduced to 20 (See Figure 9a). This housing needs evidence
indicates a moderate housing need for the St Cleer parish as detailed below. There are 6 households
registered with Help to Buy South West looking for an affordable home to own in the St Cleer parish See
Figure 9B). Houses prices continue to rise, by around 320% since 1995, with little sign of abating.
9.5.3 The rate of completions in the parish from 2015 to November 2019 was 7.8 per year (a total of 35).
This included 16 dwellings at the Glebe, St Cleer so might be assumed to be the normal rate of building
that the local market supports i.e. it reflects local housing demand and needs. Projecting this rate forward
to 2030 would add a further 82 dwellings. If only 10 dwellings are planned for, as suggested by the
conformity requirement (see Figure 8) then the established rate of activity will be denied. Furthermore,
assessment of the village development limits suggests the availability of infill opportunities and barn
conversions will decline (they are a finite resource).
9.5.4 Therefore, to meet affordable housing needs, support the established level of activity, and assist in
the support of community facilities, a level of allocation above 10 seems reasonable. An analysis of the
land around and within St Cleer Parish settlements suggest that a maximum of around 90 to 100 dwellings
could be accommodated.
9.5.5 Policy 15 to 17 Intention. To permit further development in suitable locations which meet the
aspirations of the community, market demand, and housing needs.
Figure 8 St Cleer Parish Minimum NDP housing target to be in conformity with Cornwall’s Local Plan.
Local Plan Baseline Housing
Target to 2030

CNA Commitments to March
2018

CNA Completions to March
2018

Remaining Local Plan Target
to 2030

1500

685

745

70

Adjusted Pro Rata rate*

Parish Commitments (March
2018)**

Parish Completions to March
2018

14%

70

50

St Cleer Parish’s baseline
share of the remaining Local
Plan Target
10

*ie St Cleer Parish ‘Fair Share’ proportion of houses in the CNA, taken from the 2011 Census is adjusted to take into account
the AONB. ** Current commitments(Nov 2019) are 73, of which 49 are for affordable homes.

Figure 9A: Cornwall HomeChoice register as at October 2019 for St Cleer parish council area
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Figure 9B: Help to Buy SW register as at October 2019 for St Cleer parish council area
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Figure 10: Delivering the St Cleer Parish Housing requirement
Policy
Estimated number of dwellings
Policy 16: Residential Infill Development
Under 10
Policy 17: New Housing Development Sites
Under 10
Policy 18: Exception Sites for Affordable
Unknown
Housing
Policy 19: Horizon sustainable rural
60 – 70 (plus older persons accommodation)
settlement master plan
Total number of houses planned for:
c. 90 plus older persons accommodation
POLICY 15. SUSTAINABLE RESIDENTIAL INFILL DEVELOPMENT
Within Settlement Development Boundaries, there is a presumption in favour of sustainable
development that will apply to proposals for small scale infill and the development of previously
developed land that respect the setting, scale, form and character of the settlement and the following
criteria:
a. Design should be locally distinctive respecting the scale, character and appearance of the
historic village cores, and the setting of any listed or unlisted heritage assets, including those
associated with the World Heritage Site within the parish. Where appropriate it should
demonstrate how it will protect and enhances the character of the AONB; and
b. Net densities should be consistent with but not substantially exceed the existing densities of
the settlement; and
c. Be of a similar plot sizes to adjacent existing properties; and
d. Incorporate adequate car parking to meet the requirements of the Development Plan as a
minimum and where possible incorporates a garage or provides adequate off-road parking for
at least two vehicles and additional amenity parking spaces in the form of unallocated laybys;
and
e. Roads designed to avoid footways, pavements, entrances and driveways get being blocked or
obstructed by parked vehicles and ensure that delivery and emergency vehicles may pass.
f. Not normally exceed two storeys;
g. The provision of outdoor space, appropriate to the size of the dwelling proposed, to encourage
recreation and physical activity for all ages.
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POLICY 16 - LAND REAR OF THE STAG, ST CLEER
Land r/o The Stag, St Cleer identified on map 8 is allocated for approximately 9 homes. The design
should be informed by and consistent with the height and scale of nearby properties and incorporate
design cues taken from local historic buildings, making use of appropriate materials and detailing to
reflect local building traditions, taking into account inward views of the settlement. If necessary, an
archaeological watching brief should be carried out and if required any features revealed retained and
incorporated in to the site layout and any landscaping scheme.
07/07/2020

Scale: 1:851

Policy 1 Development
Boundary

Map 8: Land Rear of The Stagg, St Cleer Village
© Crown copyright and database right. All rights reserved (100059629) 2020

POLICY 17 – EXCEPTION SITES FOR AFFORDABLE HOUSING
Outside village settlement boundaries affordable housing-led residential developments under CLP
Policy 9 will be supported:
a. where there is potential for harm to the landscape setting of a settlement, the submission of a
satisfactory landscape and visual impact assessment (LVIA) prepared under the Landscape
Institute guidelines
b. if market homes are included the overall scheme being ‘tenure blind’ such that market and
affordable homes are indistinguishable in design, materials and form.
c. The Inclusion of an appropriate element of 1.5 bedroom bungalow designs that allow a small
ancillary room suitable for a carer or family member to stay, but is not considered a bedroom
will be supported where appropriate.
9.5.5 With regard to ‘Rural Exception’ affordable housing sites under CLP Policy 9 and NDP Policy 18 above,
the distribution in St Cleer parish of several well-defined settlements with a lengthy edge of ‘built up area’,
in close proximity to each other, could cause a greater frequency and concentration of ‘exceptions’ than
the policy was intended to achieve, risking coalescence of the settlements. This would also have the
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potential to increase pressures on the local road network and community services and add unreasonably
to populations in settlements lacking basic services. Therefore, rural exception proposals should be
carefully scrutinised to ensure that they conform to CLP Policy 9 and NDP Policy 2, as well as NDP Policy 17.

9.6. Economic Development and Employment
9.6.1 Policy 18 - The Issues/Policy Justification. Tourism reaps many benefits for the community, such as
employment and additional spending in the local economy. It also helps to maintain the fabric of many
important buildings and provides facilities which can also be used by the local resident. However, excessive
levels of tourism can harm the environment through erosion, add to traffic congestion and pollution and
create competition for resources. NPPF Para 83 says that planning policies should enable sustainable rural
tourism and leisure developments which respect the character of the countryside.
9.6.2 Policy 18 - Intention. This policy has been produced to encourage and support provision of
employment in the parish and encourage the expansion of tourism that supports existing facilities;
maximises accessibility for visitors to those facilities and features in the Parish that attract visitors whilst
offering protection to the special landscape character of the area.
POLICY 18 - GREEN TOURISM DEVELOPMENT
1. New and extended tourism facilities attractions and accommodation will be supported where they
are for tourism that capitalises on local assets, (i.e. the parish’s landscape, river, heritage features,
food and attractive rural settlements), and encourages cycling, walking and heritage tourism, and:
a. are within or adjoining existing settlements, on a scale appropriate to the settlement; or
b. if in the open countryside and is associated with a farm diversification scheme or an existing
employment site of a scale proportionate to its surroundings;
c. Ii physically accessible to people with impaired mobility and other disabilities such as impaired
sight or hearing;
d. is socially inclusive, facilitating use by all sectors of the local community;
e. respects the historic interest of the surrounding buildings and areas and ensuring that
proposals protects or enhances the historic environment that people value;
f. it improves local biodiversity through the creation of new habitat;
g. it achieves small-scale improvements to sustainability, for example by recycling waste, using
renewable energy and sourcing produce and materials locally;
h. it protects and enhance the visual quality of the site and its surroundings.
2. New non-permanent camping, chalet and caravan sites facilities that require planning permission
will be supported if:
a. their impact on road safety is acceptable;
b. their scale and form respect the surrounding environment and topography, avoids skylines,
prominent hillsides or exposed sites;
c. they minimise formal hard surfacing and permanent buildings;
d. they do not result in an over-concentration of sites any one locality to the detriment of the
landscape or residential amenity
Sites which require extensive screening through new planting will not be appropriate;
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3. Proposals within the AONB will only be supported where they adequately demonstrate that they
conserve and enhance the landscape character and natural beauty of the AONB and are appropriately
located to address the AONB’s sensitivity and capacity (and be compliant with the most recent AONB
Management Plan).
9.6.3 Policy 19 – Employment in Residential Areas – The Issues/Justification. Whilst recognising the
continued importance of traditional industries and working practices, it is important to broaden the
economic base and support sustainable economic growth. Embracing flexible working practices is
appropriate. However, sometimes working from home or setting up new business on land within
residential areas can cause issues.
9.6.4 Policy 19 - Intention. To support new work opportunities whilst protecting residential amenity.
POLICY 19 – EMPLOYMENT OPPORTUNITIES IN RESIDENTIAL AREAS
Proposals for development to provide small-scale employment opportunities in residential areas,
including the creation of live-work units, will be supported provided that the proposals:
a. do not involve the loss of a dwelling;
b. are not likely to generate a significant level of additional traffic (staff, deliveries, collections) or
result in parking congestion around the site or on approach roads;
c. materially adverse impact on the residential environment of nearby properties in terms of,
noise, effluent or fumes.
9.6.5 Policy 20 – Rural Workshops – The Issues/Justification. NPPF Paragraph 83 says that planning
policies should enable the sustainable growth and expansion of all types of business in rural areas through
conversion of existing buildings and well-designed new buildings, and the development and diversification
of agricultural and other land-based rural businesses. Para 84 goes on to recognise that that sites to meet
local business and community needs in rural areas may have to be found adjacent to or beyond existing
settlements, and in locations that are not well served by public transport. In these circumstances they
should be sensitive to surroundings, not have an unacceptable impact on local roads and exploit
opportunities to make a location more sustainable. The use of previously developed land is also
encouraged.
9.6.6 Policy 20 – intention. This Neighbourhood Plan policy aims to aid diversification and encourage new
small firms, specializing in everything from traditional crafts to advanced ‘digital businesses’ in the rural
area outside the town boundary. However, in doing so it is important to ensure that development is
sensitive to the very sensitive features within the Parish, including heritage buildings and biodiversity
interests nearby and the amenity of residential properties, and that it does not create road hazards.
9.6.7 NB: Development of buildings for agricultural purposes up to 465 Sq.m is ‘permitted development’
subject to various criteria in Part 6 Class A ‘Agricultural and forestry’ of the Town and Country Planning
(General Permitted Development) (England) Order 2015. Change of use of existing agricultural buildings
established for 10 years to a flexible A1, A2, A3, B1, B8, C1 use, C3 and D2 or State Funded School/nursery
is also permitted subject to criteria in Part 3 of the same.
POLICY 20 – RURAL WORKSHOPS
1. Where planning permission is required, the conversion of an existing buildings to small
workshop use will be supported if:
a. a water supply, sewerage and sewage treatment and waste disposal can be provided;
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b. The proposed use will not have a materially adverse impact on the rural environment in
terms of, noise, effluent or fumes it would emit, and the traffic it would generate;
c. It will not conflict with the need to conserve the best and most versatile agricultural land
and minimise interference with farming;
d. It will not have a materially adverse impact on nature conservation or landscape interests;
e. It includes where possible measures to improve access on foot, cycling or public transport;
f. Reasonable measures have been taken to provide for any nature conservation interest.
g. The building is capable of change or conversion without the need for major extension or
rebuilding;
h. If extension is required the scale, design and use of materials retain the existing character
of the building and relate to its surroundings;
2. Where development involves conversion or change of use of a listed building, it must comply
with National Policy and guidance and CLP strategic policy 24.
3. Where the need cannot be met by the conversion of an existing building, proposals for new
build proposals will be supported where in addition to 1.a to 1.f above:
a. They are located within or adjacent to existing groups of buildings or use previously
developed land.
b. The scale, form, bulk and general design is appropriate to its location.
c. They do not create road hazards that are considered unacceptable by the Highway
Authority; and
d. Where appropriate and feasible, supports opportunities to make the location more
sustainable by improving the scope for access on foot, by cycling or by public transport.

Photo 23: Horizon Farm Office Block

9.7. Horizon Farm Mixed Use Development
9.7.1 Policy 21 - Horizon Farm Mixed Use Development – Issues/Justification. The former Horizon Farm
egg production and packing plant, comprising 4.7 ha [11.6 acres] and 19,585 Sq.M [210,800 Sq.Ft] of
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buildings in an industrial format, is a significant visual intrusion on the setting of the AONB and WHS, and
constitutes a massive potential problem for the area, for example if it were to revert to its former use or
similar activity or into a major industrial or storage activity. This could bring significant noise, traffic and
pollution that would very seriously harm the tranquillity, character and residential amenities of the nearby
villages.
9.7.2 Alternatively, it could be a significant opportunity to create a new sustainable community which
includes:
•

local needs and market housing sufficient to take pressure off less suitable land alongside existing
settlements;

•

employment opportunities, such as workshops and offices close to residential provision, with the
potential to reduce travel demand to jobs elsewhere;

•

an extra care housing development to meet the needs of the older members of the community;

•

retail provision that would reduce the need of St Cleer Parish residents to travel to Liskeard or
elsewhere outside the Parish for ‘top up’ food shopping and other services;

•

leisure and play-space of benefit to the wider community;

•

additional green infrastructure and biodiversity enhancement;

•

the mitigation of existing contamination on the site.

9.7.3 Clearly, alternative uses will need to provide the value to interest the owner and developers, without
involving levels and types of residential development that will make the development unsustainable (e.g.
as was the case with the previous application on the site). This is a difficult balance to strike.
9.7.4 Policy 21 – Intention. To realise this opportunity, a careful mix and balance of development will be
required, which provides the necessary value to interest the owner and developers, without involving
levels and types of residential development that will make the development unsustainable (e.g. as was the
case with the previous application on the site). To achieve this a masterplan is proposed that will deliver
Horizon Farm as a thoroughly sustainable settlement that complements and integrates with the other
settlements in the cluster of villages that form St Cleer Parish.
POLICY 21 - HORIZON FARM MIXED USE DEVELOPMENT
The Horizon Farm site identified on Map 9 is allocated for a mixed-use development which will
maximise the social, environmental, economic and cultural benefits to the community of St Cleer
Parish. Proposals for the site should be brought forward following the development of a detailed
Masterplan and include the following, subject to other policies within the Development Plan:
a. Residential development comprising about 60 to 70 dwellings, including affordable housing in
accordance with Policy 8 of the Cornwall Local Plan including a mix of smaller units suitable for
younger and older residents, and family homes.
b. Accommodation which can meet the locally identified need for older persons accommodation
appropriate to the location.
c. Employment uses which:
i.

Provide opportunities within A1- shops, A3 restaurants/cafes, B2- businesses, B3 –
Storage, D1-Non-Residential Institutions and D2 assembly, and

ii.

Provide diversification or expansion opportunities for existing local businesses in the
parish, and
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iii.

Provide or enhances community facilities in the parish, and

iv.

Provide facilities that would attract tourism to the area,

v. Provide grocery and ‘top up shopping’ that reduces the need of Parish residents to travel
to Liskeard
vi. Provide services which complement the residential accommodation including those to
serve the needs of older residents
d. Public open space to provide facilities such as a community orchard, allotments, green open
space, play spaces, recreation value in the form of a community park
2. Proposals will be supported where an application provides:
i. A Green Travel Plan which demonstrates in detail how:
•

safe access to and from the site will be achieved for all modes of transport particularly
pedestrians and cyclists.

•

the traffic generated from the proposals will be managed to reduce the impact on the road
network within the parish.

ii. A Design and Access Statement derived from the master-planning process that illustrates
satisfactorily how the above requirements have been met.
iii. A Landscape and Visual Impact Assessment, Ecology Report, Flood Risk Assessment and Phase 1
Contamination Study
iv. A ‘sustainability statement’ which demonstrates how the proposed new settlement will achieve a
high degree of sustainability, covering issues such as sustainable energy use, waste water treatment,
habitat and biodiversity enhancement, reduction in need to travel.
v. A Design Code which covers design parameters including energy efficient construction, use of
materials including an appropriate mix of non-reflective material textures, subdued colours,
characteristic building forms and massing, rooflines and landscaping to ensure that the appearance of
the development is consistent with views from the WHS and AONB of existing historic settlements in
the vicinity and breaks up the profile of structures when seen as the foreground to the AONB/WHS;
vi. Details of how any pollution remaining on the site will be dealt with and ensure that no off-site
contamination occurs as a result of the development;
vii. If required, provide for an archaeological watching brief as topsoil removed, and for any heritage
features revealed to be retained in site layout and any landscaping scheme.

Photo 23: Horizon Farm Chicken Laying Sheds
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9.7.5 The green travel plan required under Policy 22.2.i above may investigate various options including
the consideration of a shared pedestrian/cycle off highway routes through Common land to connect the
site with Tremar and St Cleer, in partnership with the St Cleer and District Commoners Association, and
the incorporation of an off-site traffic calming scheme for the road linking Lower Tremar to the B3254. The
Parish Council also encourages opportunities for the incorporation of sustainable energy production and
zero-carbon footprint development and occupation.
Policy 21 Horizon Farm Mixed
Use Development

Map 9: Horizon Farm Mixed Use Development
© Crown copyright and database right. All rights reserved (100059629) 2020

9.8. Sustainable Energy Production and Use
9.8.1 Policy 22 - Renewable Energy - The Issues/Policy Justification. Renewable energy is of some
significance to Cornwall generally because its geographical characteristics (as an exposed and hilly
peninsula) and relatively sparse population make it suitable for wind turbines and solar PV arrays and the
renewable energy industry contributes significantly to the economy and job opportunities in the county.
9.8.2 However, the opportunities for renewable energy schemes are very restricted because of the large
tracts of AONB and WHS site present in the Parish. The St Cleer NDP does not consider these areas to be
suitable for wind energy development, and that solar PV arrays should be restricted to those of domestic
scale. Outside the AONB/WHS but within the Bodmin Moor Character area there may be some opportunity
to site very small-scale turbines adjacent to farm buildings on the more settled edged of the moor, or for
small domestic turbines alongside individual dwellings. To the south of the AONB and Bodmin Moor
Character Area, Turbines and PVs in the upper reaches of the river valleys running to the sea should be
avoided as they may be particularly visible and dominate the skyline from below, whilst disrupting their
remote and tranquil character.
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9.8.3 Due to its topography, St Cleer Parish has plenty of opportunity for hydroelectric power generation.
Hydro power, harnessing the energy of our rivers as they fall towards the sea, is the least intrusive form of
energy production, and can provide opportunities for small farms and dwellings to go ‘off grid’ easily.
9.8.4 Community views on renewable energy were evenly split, but there was a clear preference that wind
farms and solar arrays should be small and avoid the AONB/WHS. Cornwall AONB Management Plan Policy
MD12 and NPPF 2019 Para 172 are also relevant.
9.8.5 Policy 22– Intention. To ensure that renewable energy is facilitated in a way that reflects the
sensitive character of St Cleer Parish.
POLICY 22 – SUSTAINABLE ENERGY PRODUCTION
1. Wind Turbines
Where planning permission is required domestic scale wind turbines will be supported.
Wind turbines will not be supported within the AONB and WHS;
2. Solar PV
a. Within the AONB and WHS, domestic scale solar PV arrays will be supported where it is
demonstrated that they are able to be accommodated within the AONB and WHS
settings, guarding against landscape, visual and cumulative impacts. Major solar PV
developments will not be supported other than in exceptional circumstances, as set out
in NPPF 2019 Para 172 and its footnote ref 55.
b. Elsewhere within the Parish Proposals for small solar PV arrays will be supported, where the
potential harmful impacts on the following can avoided or mitigated:

i.

residential amenity

ii.

highway safety and public rights of way

iii.

Landscape and visual impact, having particular regard for the sensitivity of
landscape to solar arrays within the setting of the AONB and WHS; and

iv.

d. there is adequate demonstration of how land beneath/surrounding the
panels will be managed; and

v.

In the AONB/WHS they are of a scale and design able to conserve and
enhance the AONB and its setting, guarding against landscape, visual and
cumulative impacts in conformity with National Policy and Guidance and the
Development Plan

vi.

Proposals for solar PV development will not be supported where they,
together with existing and approved solar PV, would lead to a concentration
of solar PV on a scale which would significantly change the character of the
wider landscape

vii.

Major solar PV developments will not be supported other than in exceptional
circumstances, as set out in NPPF 2019 Para 172 and its footnote ref 55.

3. Hydro Power
a. Proposals to harness the power of rivers for the purpose of generating electricity will be
supported, provided that:
i. Any associated buildings are small scale and designed to hide within the
landscape (bunding or through design that reflect local built vernacular)
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ii. Adequate provision is incorporated to ensure unobstructed passage for fish and
other riverine wildlife
iii. Any impoundments (weirs or dams) do not aggravate flooding issues and are
designed to maximise biodiversity benefit
iv. In the AONB/WHS they are of a scale and design able to conserve and enhance
the AONB and its setting, guarding against landscape, visual and cumulative
impacts in conformity with National Policy and Guidance and the Development
Plan
9.8.6 Community Benefits from Renewable Energy Development. It is a fundamental principle of planning
law that planning permission may not be “bought and sold”. However, the Localism Act, as amended
(2011) allows a local planning authority to take into account financial benefits where there is a direct
connection between the intended use of the funds and the development. Material and socio-economic
community benefits, such as improved infrastructure and job creation, which arise from developments are
considered as a normal part of the planning process. Therefore, it is possible, and common practice, for
developers of onshore wind developments to offer local communities a range of benefits.
9.8.7 ‘Community Benefits from Onshore Wind Developments: Best Practice Guidance for England’ DECC
2014, lists community benefits as being:
a. Community benefit funds - voluntary monetary payments from an onshore wind developer to the
community, usually provided via an annual cash sum, and
b. Benefits in-kind - other voluntary benefits which the developer provides to the community, such as
in-kind works, direct funding of projects, one-off funding, local energy discount scheme or any
other non-necessary site-specific benefits.
9.8.8 The wind industry, through RenewableUK has consolidated this voluntary approach by coming
together to produce a protocol which commits developers of onshore wind projects above 5 MW
(Megawatts) in England to provide a community benefit package to the value of at least £5000 per MW of
installed capacity per year, index-linked for the operational lifetime of the project.
9.8.9 The Best Practice Guidance advises that ‘community benefits offer a rare opportunity for the local
community to access resources, including long-term, reliable and flexible funding to directly enhance their
local economy, society and environment. These resources also offer an opportunity to gain access to and
leverage for funding from other sources’. It adds that the best outcomes are achieved when the benefits
are tailored to the needs of the community. National Planning Practice Guidance states that “Local
planning authorities may wish to establish policies which give positive weight to renewable and low carbon
energy initiatives which have clear evidence of local community involvement and leadership.” This can be
provided through the Neighbourhood Development Plan.
9.8.10. The Good Practice Guidance also says that ‘parish/town Councils should keep their planning role
separate from their role in negotiating community benefits. Their response to a planning application
should focus on consideration of planning matters and should not be influenced by the potential of
community benefits. Consequently Policy 22 can only apply where a development has already passed the
tests under Policy 21.
9.8.11 Local Guidance. To facilitate this process should it occur in the St Cleer NDP area, bearing in mind its
role as an expression of local community intentions, the Neighbourhood Plan includes the following
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guidance note which sets out the basic terms of engagement should such community benefit offers be
received.
GUIDANCE NOTE – COMMUNITY BENEFITS FROM RENEWABLE ENERGY DEVELOPMENT
Where proposals for the development of commercial renewable energy generating installations have
already complied with Policy 21, and they offer a community benefits package, it should comprise a
combination of least two of the following ways:
a. Contribution to a community benefit fund to be administered by the St Cleer Parish Council and
used for real community benefit in the Parish. This should be for a set amount per MW installed,
at an index-linked minimum of £1,000 per MW for all technologies, (and a minimum of £5,000
per MW for wind turbine sites where the installed capacity is 5MW or more) per year for a
twenty-year payment period;
b. The developer will provide a fuel poverty mitigation scheme in the St Cleer Parish, providing
practical energy efficiency measures, tariff switching services, fuel debt counselling and
alleviation; either directly or through provision of funding to an independent
agency/organisation that will act on its behalf;
c. Install small scale renewable energy technologies for local community buildings, groups or
sectors of the community subject to fuel poverty, as advised by the St Cleer Parish Council;
d. A reduced electricity tariff rate for local residents in St Cleer Parish.
e. A package of benefits-in-kind to be agreed with St Cleer Parish Council
Community energy benefits are to remain as such in perpetuity regardless of the sale and purchase of
the asset to another organisation and must form any condition of sale.
Precise agreement on the form of community benefits and the administration of the community benefits
package will be reached through negotiation guided by the principles set out in ‘Community Benefits
from Onshore Wind Developments: Best Practice Guidance for England’ DECC 2014.
Community Sustainable Energy. Whilst the majority of local people are not in favour of large commercial
schemes, they do support domestic-scale renewable energy; and more than 68% of the community wants
renewable energy development through a community energy project. This could contribute locally by way
of the community owning or holding shares in renewable energy or by providing cheaper energy bills.
Potentially it could encourage the take up of electric vehicles.
PROJECT 2 - COMMUNITY SUSTAINABLE ENERGY
Proposals for community owned renewable energy schemes will be supported where they:
a. Conform with Policy 22 of the NDP
b. Are integrated into the local grid or by other means so that the energy generated can be supplied
directly to domestic, business and other buildings in the parish, demonstrated by direct reduction
to buildings’ energy consumption.
c. Are fully or partly owned by local residents and businesses in a profit sharing cooperative. This
can be demonstrated by evidence of the development being fully or partly owned through an
appropriately constituted community energy enterprise (CEE, whose members include loca
residents and/or businesses). or
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d. If the applicant has sought to deliver via this model but this has not been possible, a local share

offer would be, providing there is evidence CEE delivery was not possible; and that residents and
business in the Parish are given priority.
9.8.14 Policy 23 - Design for Sustainable Energy Use - The Issues/Justification. St Cleer supports Cornwall
Council’s commitment to increase use and production of renewable and low carbon energy generation
subject to the safeguards set out in Policy 15 of the Local Plan. All new developments within the parish
should seek to achieve high standards of sustainable development and, in particular, demonstrate in
proposals how design, construction and operation seek to:
a) Reduce the use of fossil fuels,
b) Promote the efficient use of natural resources, the re-use and recycling of resources, and the
production and consumption of renewable energy,
c) Adopt and facilitate the flexible development of low and zero carbon energy through a range of
technologies.
9.8.15 Policy 23 – Intention. To support the transition to a low carbon future.
POLICY 23 - DESIGN FOR SUSTAINABLE ENERGY USE
1. Development proposals which aim to meet a high level of sustainable design and construction and
are optimised for energy efficiency so that it has a small ‘carbon footprint’ will be supported.
Proposals should where appropriate due to the size and scale of development:
a. take account of landform, layout, building orientation, massing and landscaping to minimise
energy consumption and maximise the use of renewable energy
b. incorporate on-site provision of renewable energy or heat and/or low carbon technologies
c. incorporate water reduction and reuse design principles including rainwater harvesting,
greywater recycling and efficient use of all water for both internal and external water
consumption
2. Small-scale community initiatives for renewable and low carbon energy to meet local needs and

provide local benefits, will be supported where they are in conformity with other environmental
policies of the Neighbourhood Plan, including the Neighbourhood Plan Design Guidance

9.9. Transport and Communications
9.9.1 Policy 24 – Transport and Communication - The Issues/Policy Justification. It is important to ensure
that new developments make a consistent and reasonable contribution to meeting the transport and
connectivity needs of neighbourhoods in the most sustainable manner. The aim is to increase overall
mobility and interconnections between new estates and village centres and Liskeard whilst reducing levels
of car dependency and improving opportunities to improve health and well-being. There is ‘Superfast
Broadband’ throughout the main settlements in the Parish but speeds can vary, whilst more rural parts have
poor broadband access. The signal for mobile phones (voice and data) is widely variable according to
location and provider, and is often non-existent in parts of the larger settlements set within valleys
9.9.2 Policy 24 – Intention. To encourage sustainable transport and integrate new and existing residential
developments into the Parish.
POLICY 24 – TRANSPORT AND COMMUNICATION
1. Development for new dwellings (except for agricultural need dwellings) will be supported where:
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i.

there is existing safe walking and cycling to public transport, services and facilities or
this can be achieved through the provision of new paths to link with the existing
network and to local facilities, to a standard which allows for wheelchair access as
part of the proposals;

ii.

Incorporates adequate car parking to meet the requirements of the Development
Plan.

iii.

Incorporates facilities to promote the use of low emission vehicles (such as an
appropriate standard of charging point built into individual dwellings)

a. It supports a layout which provides and facilitates interconnected streets and avoids the
use of cul-de-sacs;
b. Has minimal impact on footpaths, pedestrian links, Public Rights of Way and designated
bridleways (see Policy 25);
c. Will not unacceptably increase traffic pressure on school traffic sensitivity routes and the
Cornwall freight Network
d. Incorporates suitable ducting that can accept fibre linked either to the nearest access point
to existing internet providers; or a local access network; or another location that can be
demonstrated to be effective in a Design and Access Statement where this is required.
e. The design takes into account the needs of groups with protected characteristics,
particularly those with age-related infirmity, disability and/or poor health.
2.
In addition, developments of more than 4 dwellings will be supported if layout is designed to
comply with the Manual for Streets and the Development Plan, this should include measures with the
following hierarchy of transport in mind: pedestrian, cyclist, service vehicles, public transport, private
vehicles.

Photo 24: C0043 from junction N of Cresta, looking in direction of Hendra Close junction.

* Rural Minor Road Traffic Calming, Sustrans, 2004

9.9.3 Policy 25 – Footpaths, Pedestrian Links, Public Rights of Way, Bridle-Ways, Cycle Paths and Quiet
Lanes – The Issues/Justification. In view of the important contribution that footpaths, bridleways and
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cycle paths can make to sustainable connectivity, the reduction in greenhouse gas emissions, and to
healthy activity and leisure, it is essential that they are retained and not made less convenient or
comfortable for users. Such routes are only useful if they are perceived to be safe, reasonably pleasant and
take a reasonably direct route from where people start from (usually their home) to where people want to
be. Such routes may also be wildlife corridors through fields and built-up areas. There may also be
locations where the designation of ‘Quiet Lanes’ might be appropriate as a means of enhancing
recreational value through traffic calming. The implication of the Equality Act 2010 is that rights of way
provision for disabled people has to be considered equally with that of other users. Applying the principle
of ‘Least Restrictive Access’, which requires that all structures erected on rights of way must meet the
highest possible standards and will benefit all users not only those with restricted mobility.
9.9.4 The Liskeard Neighbourhood Plan includes a ‘Pedestrian, Equestrian and Cycling Links and Corridors
Strategy’ which supports a proposed ‘Walking, Equestrian and Cycling Local Infrastructure Plan and Project’
for Liskeard, in which two ‘Quiet Lanes’ point northwards to the town’s boundary with St Cleer.
9.9.5. Policy 25- Intention. To ensure that development proposals do not unacceptably impinge on
effectiveness of existing routes.
POLICY 25 - FOOTPATHS, PEDESTRIAN LINKS, PUBLIC RIGHTS OF WAY, BRIDLE-WAYS, CYCLE PATHS
AND QUIET LANES.
Development proposals which are likely to effect public footpaths, pedestrian links, Public Rights of
Way, bridleways, cycle paths and quiet lanes, should protect the existing network and its ambiance.
Where they are routed or realigned through new development, they should be incorporated into the
development as a through route which is:
i.

not diverted to an unreasonable degree,

ii.

designed as part of a landscaped wildlife corridor rather than being routed along
estate road pavements as part of the highway network and

iii.

accessible to all including people with disabilities, applying the principle of ‘Least
Restrictive Access’.
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All maps © Crown copyright and database rights 2018OS No1000 56953. Use of this data is subject to the following terms and conditions: You are granted a nonexclusive, royalty free, revocable licence solely to view the Licensed Data for non-commercial purposes for the period during which St Cleer Parish Council makes it available. You are
not permitted to copy, sub-license, distribute, sell or otherwise make available the Licensed Data to third parties in any form. Third party rights to enforce the terms of this licence
shall be reserved to OS.
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Map 11: Village
Map Overview.
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Map 13: Lower Tremar Village
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Map 14: Higher Tremar and
Tremar Coombe Village Map
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Map 15: Darite & Crows Nest Village Map
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Heritage asset:
A building, monument, site, place, area or landscape identified as having a degree of significance meriting
consideration in planning decisions, because of its heritage interest. Heritage asset includes designated
heritage assets and assets identified by the local planning authority (including local listing).
Historic environment:
All aspects of the environment resulting from the interaction between people and places through time,
including all surviving physical remains of past human activity, whether visible, buried or submerged, and
landscaped and planted or managed flora.
Community plan
Community plans are produced through collaboration between local residents and representatives of
public, voluntary and private sector organisations and businesses. Community plans seek to influence and
inform public bodies, organisations and other service providers about the priorities for people in the plan
area.
Cornwall Local Plan
A plan setting out the spatial vision and strategic objectives of the planning framework for Cornwall. Our
Neighbourhood Plan must conform to the strategic principles and polices of the Local Plan.
Dwellinghouse
A dwellinghouse is a residential house or flat occupied by a single household such as a family. A
dwellinghouse falls within Use Class 'C3' of the Town and Country Planning Use Classes Order which puts
uses of land and buildings into various categories known as 'Use Classes'.
Grampian Condition
A planning condition attached to a decision notice that prevents the start of a development until off-site
works have been completed on land not controlled by the applicant.
Habitats Regulation Assessment
This is a requirement for plans that are likely to lead to significant effects on European sites of nature
conservation importance.
Homeworking
This is defined as a householder and one or two other people working in a way which does not intrude on
neighbouring properties adversely, for instance by increasing traffic, receiving large vehicles, generating
noise of odours, or by working anti-social hours.
Local Planning Authority
A local planning authority is the local authority or council that is empowered by law to exercise statutory
town planning functions for a particular area of the UK
Localism Act
The Localism Act 2011 includes five key measures that underpin the government’s approach to
decentralisation.
1. Community rights
2. Neighbourhood planning
3. Housing
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4. General power of competence
5. Empowering cities and other local areas
National Planning Policy Framework (NPPF)
The NPPF sets out the planning policies for England.
This was a key part of the reforms to make the planning system less complex and more accessible, and to
promote sustainable growth. The Framework sets out planning policies for England and how they are
expected to be applied. It provides guidance for local planning authorities and decision-takers, both in
drawing up plans and making decisions about planning applications.
Neighbourhood area
A neighbourhood area has to be formally designated for a neighbourhood plan or order to be produced
Neighbourhood Plans
New type of plans introduced by the Localism Act.
They will be prepared by town/parish councils, or constituted Neighbourhood Forums, and develop
detailed planning policies for a town/parish (or part of them) in general conformity with the council’s Local
Plan or LDF.
Major development
For housing, development where 10 or more homes will be provided, or the site has an area of 0.5
hectares or more. For non-residential development it means additional floorspace of 1,000m2 or more, or
a site of 1 hectare or more, or as otherwise provided in the Town and Country Planning (Development
Management Procedure) (England) Order 2015.
Planning Advisory Service
The Planning Advisory Service helps councils provide faster, fairer, more efficient and better quality
planning services. See www.pas.gov.uk
Place-making
This is the process of going beyond urban design to ensure that the physical, cultural, and social character
that define a place and a community are considered in the planning, design and management of public
spaces. The desired outcome are places which work well, attract users, are locally distinctive, and
contribute to the sense of belonging to a community.
Qualifying Body
This can be described as: a parish council, organisation or body designated as a neighbourhood forum,
authorised to act in relation to a neighbourhood area for the purposes of a neighbourhood development
plan
Sense of Place
In planning and urban design this term is often used to describe the positive emotional response that a
place may generate, because of features that make that place special in some way. These could be the
scale and design of buildings, quiet spaces, grandeur, views, sounds, activity, people, tastes, even the smell
of the place.
Statement of Community Involvement
A document setting out how the public have been involved at every stage in the production of the Local
Plan, Neighbourhood Plan, or major Planning application.
Statutory Consultees
Statutory consultees for the purposes of neighbourhood planning are defined within the Neighbourhood
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Planning (General) Regulations
Stakeholder Group
A Stakeholder group is a committee of individuals made up of community representatives who will drive
forward the neighbourhood planning project on behalf of the town or parish council.
Strategic Environmental Assessment
An assessment of certain plans and policies on the environment.
Sustainability Appraisal
An appraisal of the impacts of policies and proposals on economic, social and environmental issues. This
can also be a useful tool to assist selecting suitable sites for development.
Significance (for heritage policy):
The value of a heritage asset to this and future generations because of its heritage interest. That interest
may be archaeological, architectural, artistic or historic. Significance derives not only from a heritage
asset’s physical presence, but also from its setting.
Setting of a heritage asset:
The surroundings in which a heritage asset is experienced. Its extent is not fixed and may change as the
asset and its surroundings evolve. Elements of a setting may make a positive or negative contribution to
the significance of an asset, may affect the ability to appreciate that significance or may be neutral.
Sustainability Appraisal (including Environmental Appraisal)
An appraisal of the economic, environmental and social effects of a plan from the outset of the
preparation process to allow decisions to be made that accord with sustainable development.
(Environmental appraisal covers only environmental impacts)
Town and Country Planning Act 1990
The Town and Country Planning Act 1990 is an act of the British Parliament regulating the development of
land in England and Wales.
Use Classes Order
The Town and Country Planning (Use Classes) Order 1987 (as amended) puts uses of land and buildings
into various categories known as 'Use Classes'. This Order is periodically amended, view details of the
amendments. It is generally the case that planning permission is needed to change from one use class to
another, although there are exceptions where the legislation does allow some changes between uses.
Use Classes
A1 Shops
A2 Financial and professional services
A3 Restaurants and cafés
A4 Drinking establishments - Public houses, wine bars or other drinking establishments (but not night
clubs).
A5 Hot food takeaways - For the sale of hot food for consumption off the premises.
B1 Business - Offices (other than those that fall within A2), research and development of products and
processes, light industry appropriate in a residential area.
B2 General industrial - Use for industrial process other than one falling within class B1 (excluding
incineration purposes, chemical treatment or landfill or hazardous waste).
B8 Storage or distribution - This class includes open air storage.
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C1 Hotels
C2 Residential institutions
C2A Secure Residential Institution
C3 Dwellinghouses
C4 Houses in multiple occupation
D1 Non-residential institutions
D2 Assembly and leisure
Sui Generis - Certain uses do not fall within any use class and are considered 'sui generis'.
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1) Introduction. The aim of this document is to provide guidance to ensure that any forthcoming development
relates and respects the existing context of the village of St. Cleer and its surrounding Parish. The Parish
aspires to have a built environment that meets the requirements of its current and potential inhabitants,
whilst enhancing if possible the existing natural and historical beauty by preserving and protecting it for
future generations. This guide sets out design principles and materials that will aid in facilitating these goals.
2) It should be noted that in terms of design this guide takes on greater prominence and weight on
developments in or adjoining designated areas such as the AONB, the UNESCO World Heritage Site, and sites
adjoining listed or buildings/monuments of great historic interest. In areas outside these, there is room for
flexibility in terms of design and materials.
3) The CISI reports for the settlements of St Cleer, Tremar, Darite and Crows Nest (http://www.historiccornwall.org.uk/cisi/settlements.htm ) will provide useful background information and should be used to
help define historic character and significance of hamlets.
4) Housing Density and Mix. Housing density should be derived on any development from the following
constraints:
a. Housing need and demand in the area
b. Protection of any existing trees on the site
c. The impact on the surrounding highway infrastructure
d. The need to provide adequate amenity provision
e. Safe roads within a development with sufficient off street parking
f. The effect on the surrounding and neighbouring properties and landscape
g. The existing street pattern and form
5) Affordable homes should have no discerning difference to the open market dwellings on a development in
terms of size and design and should be incorporated into the layout in a 'pepper pot' fashion in
developments of 15 and over.
6) Sustainability. Dwellings on new developments should be built to minimise their carbon footprint in
accordance with NDP Policy 25. They should aim to achieve high levels of thermal efficiency using materials
of low embodied energy use and try to use renewable heating and hot water systems including where
possible community-heating arrangements. New dwellings should be sited and oriented to maximise passive
solar gain and therefore also allowing for the installation of PV and solar thermal panels. Layouts should also
encourage natural cooling to avoid heat stress and avoid the need for air-conditioning. Shelter belt planting
should be considered in areas exposed to wind.
7) Use sustainable water sources (rainwater harvesting, greywater recycling and other measures of water
demand management) and efficient use of all water for both internal and external water consumption
should be considered.
8) To help prevent flooding/water run off driveways and hardstanding areas be made of permeable
materials/structure or non-permeable areas should be kept to a minimum
9) It is essential that new homes should use the principles as set out in the Lifetime Homes guide, to enable
adaptability and future use and enjoyment by its occupants. New housing developments which achieve at
least 4 stars in the overall Building Research Establishment Home Quality Mark (HQM)1 and 5 stars in the
HQM ‘My Footprint’ assessment are encouraged.
10) Contemporary Design. Innovative, modern design and materials should not necessarily be dismissed and to
a certain extent are encouraged, but only implemented on sites after careful consideration of the sensitivity
of the surrounding natural and built environment in accordance with the policies of the NDP.
11) It is always worth studying the existing vernacular to understand and appreciate how to approach the design
process, whether it is through replicating without it becoming too much of a pastiche, or reinterpreting
traditional details, or be it creating something totally and completely original and new.

1

* See http://www.homequalitymark.com/ratings-and-stars.
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12) Modern architecture which disregards its setting is likely to be regarded as unsuccessful both now and in the
future. The balance is in harmonising between new and old and having an approach that is confident and
honest.
13) External Walls. Walls of new dwellings should try to incorporate natural stone either on the facade facing
the highway or through the careful use of quoin stones and/or stone lintels over openings. Natural stone
should come from local quarries and try to match existing buildings in its locality in terms of size, colour and
coursing. Stone should be laid on its natural bed (never with the sewn side facing outwards) with good
coursing and with careful consideration to high quality pointing. Artificial and reconstituted stone is not a
satisfactory substitute to natural stone and therefore should not be considered.
14) Slate hanging is a good alternative to, or can be used in conjunction with natural stone. Slate hanging should
only use natural slate and be fixed into position either on battens or laid in mortar. Render for external walls
should be applied using a wood-float to provide and to create a finely textured finish. Heavily curved/shaped
and sharp edged bellcasts should be avoided in favour of hand-applied render to soften the corners of a
dwelling and around the edge of window and door openings. The colour of through render or painted render
should be of a muted pastel palette. It is worth considering the use of traditional lime wash with natural
pigments.
15) Roofs. Simple gable roofs or hipped gable shaped roofs are suitable and are a prominent feature of the
Parish. Hips are best used at the end of a row/terrace to aid framing and to avoid the bulkiness of a long
section of roof. Hips are also an interesting form on a single dwelling and are common in the parish due to
the prevailing wind on Bodmin Moor.
16) Roofs should have a minimum pitch of 30-37°, subtle changes of the pitch between dwellings can help
enliven a roof scape. Most roofs should span the shortest plan dimension to minimise the overall height.
17) Lean-to roofs can be used to make more interesting forms and decrease the massing of a dwelling. They can
also be used to accommodate garages or a single storey element of a dwelling, however they should be of an
equal or lower pitch to the main dwelling.
18) The aim is for roofs that are uncomplicated, long and low, able to accommodate solar panels and provide
adequate living space below. Eaves should run parallel with the adjoining highway with any projecting gables
or hips to be subservient to the main roof.
19) The strong prevailing winds and lack of building timber in the 1800’s has led to eave and gable details that
are much tighter to the building. This in turn has led to no or minimal exposed timber.
20) Natural slate barges and mitred hips are a common vernacular of the Parish, which makes for a good detail
for any new dwelling along with the tight gables and soffits. The roof covering should be natural slate with
simple terracotta ridge tiles.
21) Parking, Planting, Pedestrians, and the Provision of Street Lighting. Private amenity space is essential to the
health, well-being and enjoyment of the occupants. A recommended minimum space of 80m2 is necessary
to accommodate space for children to play, for composting/recycling and an area to grow vegetables. It is
also beneficial to have space for the storage of bikes, pushchairs, wheelchairs and refuse/recycling bins.
22) Each dwelling should have a minimum of two off street parking spaces (this may incorporate garages) given
the Parish's rural location and its current lack of public transport at this time. This will enable a decrease in
on-street parking and the dangers this poses to emergency services trying to pass and to pedestrians walking
between parked cars, especially children. Through careful design habitable rooms should both maintain
privacy whilst also allowing for overlooking to the street and parking areas.
23) Larger developments should have the provision of open public space that the community can enjoy, that are
attractive and engaging. These spaces should be well overlooked to provide natural surveillance, which will
provide for a safer environment.
24) Every development should try to protect and incorporate any trees currently on the site that are worthy of
retention. Detailed planting is of the utmost importance to soften any new development and to provide
screening. The use of plants can help define spaces and their relationships and provide green corridors for
the encouragement of biodiversity within, and surrounding the development. Planting can also assist in
security and provide windbreaks that can aid in the reduction of air and noise pollution. New hedges and
planting should try to use where possible trees and shrubs native to Cornwall and appropriate to the local
areas ecology.
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25) New developments must have good connectivity to existing facilities such as shops, pubs, recreational areas,
places of worship and schools. It is imperative for these connections to be safe and usable to everyone and
designed to comply with the requirements set out in the Equality Act 2010 and British Standard 8300:2009.
26) High level street lighting should be avoided in order to protect the dark skies in the Parish and guidance
should be sought from: http://darksky.org/lighting/lighting-basics/ In the interest of safety and security in
and within a development low level, down lighter path bollards may be used.
27) Designing Out Crime. All development proposals should where necessary consider the need to design out
crime, disorder and anti-social behaviour to ensure ongoing community safety and cohesion.
28) This can apply to all forms of development not just housing. May also be just as relevant for new car parks,
footpaths, play areas, commercial development etc. By designing out opportunities for crime and ASB will
not only hopefully prevent or reduce these but very importantly also help reduce the fear of crime.
29) Reference should be made to the ‘Secure by Design’ standards: https://www.securedbydesign.com/
30) General: All schemes should be guided by the design standards set out in ‘Building for Life’ and ‘Cornwall
Design Guide’

END
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