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EXECUTIVE SUMMARY 

Introduction 

1.1 The emerging Core Strategy for Cornwall takes the economic objective of leadership in 
carbon technologies and sustainable living set by Cornwall Community Strategy and 
Cornwall Economic Ambition White Paper a step further by setting up a framework that will 
ensure that Cornwall will be a ‘green’ place to live.  

1.2 Given the green policy objectives of the Council and its ambition to transform Cornwall’s 

economy and reduce the prosperity gap with the other UK regions and sub-regions this 
study was commissioned to identify further development sites that may be suitable for new 
eco-communities. 

Eco-communities: definition and policies 

1.3 Planning policies in the last decade have been increasingly driven by climate change 
related targets. If the 80% target for reduction in greenhouse gas emissions is to be met by 
2050 as set in the Climate Change Bill, emissions levels will have to begin to dip sharply 
within the life of the Cornwall Core Strategy. Despite Cornwall taking the lead in renewable 
energy there is still a long way to go towards achieving carbon reduction targets locally. 

1.4 The drive behind eco-communities is grounded in the Government’s agenda for sustainable 

communities along with a parallel drive for addressing climate change issues and a need to 
increase the supply of housing (including affordable housing). Specific eco-communities 
guidance can be found in supplementary planning statement1 to PPS1. The PPS1 
Supplement has served as an early mechanism that set standards for eco-communities 
providing very much needed guidance. 

1.5 The Government’s localism agenda is shifting plan policy making towards more locally 

appropriate solutions chosen by communities. The first such policy on eco-communities 
was developed by Cornwall Council to enable it to assess the forthcoming planning 
application for the St Austell and Clay Area Eco-communities. Cornwall Council produced 
the St Austell, St Blazey, and China Clay Area Regeneration Plan in early 2011. 

1.6 In the light of the existing guidance, this study set out to identify and assess sites in 
Cornwall that might be suitable candidates for eco-communities. In advance of an adopted 
Core Strategy for Cornwall and the emerging new National Planning Policy Framework, the 
site assessment process for new eco-communities requires a degree of flexibility in terms 
of what types of sites can be taken forward as suitable for eco-communities. The Call for 
Sites for this study therefore set a  minimum threshold of 800 dwellings per site and did not 
limit submissions to standalone sites. Sites that could be considered as urban extensions 
were also welcomed. The site assessment results presented in the report clearly show that 

                                                
1 PPS Eco-Towns: A Supplement to Planning Policy Statement 1,  DCLG, (2009). Policies of the PPS1 Supplement on 
eco-towns are not covered in the Draft National Planning Framework published on 25th of July 2011. It is proposed that 
this document is withdrawn, however, subject to further consultation. 
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each of the shortlisted sites may fit into one of the emerging Core Strategy development 
options.  

Benefits of sustainable eco-communities 

1.7 Ideally smaller new eco-communities i.e. less than 4,000-5,000 dwellings on a contiguous 
site, should relate to strong economic centres. Smaller sites would not be able to achieve a 
high degree of self-containment and would require access to employment opportunities 
outside the development. In the case of Cornwall, identified areas are around Newquay and 
St Austell, Truro, Falmouth and Penryn, and Cambourne and Redruth. The Call for Sites 
identified sites in proximity of all of these settlements.  

1.8 High quality eco-communities may help support growth in priority green sectors. 
Businesses that develop and use new green technologies are capable of creating higher 
value products and therefore jobs. The new eco-communities will be following the St Austell 
and Clay Area Eco-communities and their demand for construction materials and services 
will further support businesses that will emerge, develop, and grow thanks to this first eco-
development. They will provide a critical mass and therefore strengthen the development of 
low carbon construction sector in Cornwall. 

1.9 Better places to live will attract new businesses to Cornwall and economic strategies 
tailored for each of the eco-communities may help develop sector clusters. This may be 
possible for those sites, which are located within existing growing economies supported by 
higher education provision, in particular Falmouth and Penryn and Truro. 

Call for Sites 

1.10 The study followed 3 main stages: the Call for Sites, the development of site assessment 
criteria, and the assessment of sites submitted by landowners / developers.  

1.11 The Call for Sites was announced by Cornwall Council during the week commencing 4th of 
April, 2011. Due to earlier similar call for sites carried out end of 2010 in St Austell, St 
Blazey, and Clay Area it was decided to exclude this area from the Call for Sites to avoid 
duplication. 

1.12 In order to gauge the appropriateness of the site assessment criteria and spread the word 
about the Call for Sites, a workshop for developers’ land owners and agents was held on 

19th of April, 2011. The site assessment process and the draft assessment criteria were 
explained and participant’s views on the list of criteria and suggested scoring systems were 
sought. 

1.13 Twenty one sites were submitted in response to the Call for Sites between April and May 
2011. 
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Stage 1 Site Assessment 

1.14 The assessment process was divided into two stages:  

 

1.15 The first Stage was essentially about looking whether the site is deliverable in planning 
terms, i.e. whether it has, as a whole or in parts, any designations that would affect the 
suitability and deliverability. Stage II deals with other criteria that can make a site more or 
less appropriate for an eco-development. 

1.16 The developable area of five sites (land at Hatt, Saltash; Doublebois, Liskeard; Par Moor 
Road, Carlyon Bay, St Austell; Splattenridden, Rose-an-Grouse, Hayle; and Little Narabo, 
Camon Downs) had been reduced from that of the original submission as a result of 
subtracting areas covered by policies prohibiting development (flood zone 3, international 
designations etc). These sites failed to pass the Stage 1 assessment. 

1.17 In total 16 sites were taken forward to the second stage of assessment. 

Stage II Site Assessment 

1.18 The sites that passed the first stage of the assessment process were taken to the next 
stage and were scored for each of the criteria: proximity and access highway network and 
public transport; proximity to key services; proximity to town centres; strength of the 
economy; landscape and visual, and heritage potential; Green Infrastructure (GI) and 
biodiversity potential; and renewable energy resources.  

1.19 Sites capable of delivering a self-contained community might score poorly in terms of 
proximity to existing facilities but be of sufficient scale to provide their own services, 
including new bus routes and improvements to highways. The low scores that these sites 
received in terms of their proximity to key services and town centres were therefore not 
comparable to those of the smaller sites close to existing settlements. A decision was made 
to separate the larger self-contained sites and not simply to compare their scores to the 
scores of the other sites. 

1.20 Eleven sites passed the assessment using the above criteria. A number of sites had very 
high scores.  Some sites were not sufficiently large to recommend them for eco-
development on their own but they passed through in combination with another nearby site.   

Stage I. Assessment using baseline criteria 
to identify designations that would prevent 
development of a site or a part of the site

Stage II. A subsequent assessment 
of sites that passed the Stage I 
assessment
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Table 1.1 Sites recommended for shortlisting 

Unique 
site 
reference 

Site Name 
Site 
Area, Ha 

Remaining 
Site Area 
after Stage I 
assessment 
(Ha) 

Total 
score 

Dwellings at 
40dph, 60% of 
the remaining 
area 

Notes 

RTP2 Maiden Green, Truro 42.21 42.21 29.5 1,013  

RTP3 
College & Kerwick Farms, 
South of Penryn 30.24 24.78 33 595 

Should be 
linked with 
RTP6 

RTP4 
Land at Treswithian, 
Tregenna Lane and 
Cogegoes Farm, Camborne 

50.44 50.41 36 1,210  

RTP6 
Land off Hillhead Road, 
Falmouth 36.69 35.60 25.5 854  

RTP7 
Carvinnack Farm, 
Shortlanesend, Truro 50.28 50.14 17.5 1,203 

Subject to a 
whole village 
masterplan 

RTP12 
Stencoose Farm, Treliske, 
Truro 42.32 41.76 30.5 1,002  

RTP15 
Land to the west of 
Coldstyle Road, Liskeard 24.29 24.29 30.5 583  

RTP16 Land at Killivose, Camborne 18.38 18.38 36.5 441 
Should be 
linked with 
RTP4 

RTP8 
Degembris and Nancmear 
Farms, Mitchell 142.08 141.58 18.5 3,398  

RTP9 
Ruthvoes and Quoit Farms, 
St Columb 141.37 139.73 25 3,354  

RTP10 Trenerry Farm, St Allen 129.66 129.23 21.5 3,101  

1.21 None of the sites clearly meet all the criteria for an eco-community, but the sites above 
have sufficient potential that they are worthy of further assessment. Sites which, at this 
stage, appear to have the least number of issues that may complicate their development 
are:  

 Maiden Green, Truro (RTP2) and Stencoose Farm, Treliske, Truro (RTP12) combined, 
 Treswithian, Tregenna Lane and Cogegoes Farm, Camborne (RTP4) and Killivose, 

Camborne (RTP16) combined,  
 Ruthvoes and Quoit Farms, St Columb (RTP9), and 
 Trenerry Farm, St Allen (RTP10).  

1.22 Of the other sites, College & Kerwick Farms, South of Penryn, (RTP3) and land off Hillhead 
Road, Falmouth, (RTP6) will need careful design of linkages between the sites and the 
green infrastructure; however the sites are located between Penryn and Falmouth – an 
area that is well-connected via a rail link and has seen some major economic 
transformations in recent years.  

1.23 Carvinnack Farm, Shortlanesend (RTP7) site is not large enough to be a standalone 
development but it is located within close proximity to Truro and is adjacent to the village of 
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Shortlanesend. The site can deliver more than 800 dwellings and is recommended for 
further consultation.  

1.24 Land to the west of Coldstyle Road, Liskeard (RTP15) is located on the edge of Liskeard 
and scores poorly in terms of the economy criteria. It will therefore require a strong 
economic strategy with careful planning of employment provision. In addition, the site is 
small and requires provision of green infrastructure outside the site boundary (20%).  

1.25 Degembris and Nancmear Farms, Mitchell (RTP8) site scored lowest among the four 
standalone sites assessed, primarily due to its lower score on proximity to strategic 
highways and landscape character.
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1 INTRODUCTION 

1.1 Roger Tym and Partners (RTP) were commissioned by Cornwall Council to undertake a 
Cornwall LDF Core Strategy Eco-developments Study to identify potential new eco-
communities / sites in Cornwall. The study team included RTP, Three Dragons, Sandover 
Associates, BioRegional, Mott Macdonald, and Alder King. 

1.2 Cornwall has been pro-active about sustainable and low carbon development, perhaps 
more so than other areas in England. It has the highest installed renewable energy capacity 
in the South West with 75MW (37.4% of the total installed) of renewable energy by January 
20112. Its economic development policy has a clear vision to develop the sub-region into: 

‘A confident, resilient Cornwall that is a leader in innovative business and low carbon 

technologies‟ 3 

1.3 This ambition is emphasised in the Community Strategy ‘Future Cornwall’: 

„Cornwall will lead the country in sustainable living… 

…It will be a green peninsula resilient to rising costs of energy with a low carbon economy, 

low carbon and energy efficient homes, less need to travel, an excellent transport system 

less reliant on fossil fuels, local generation of renewable energy, careful use of resources, 

minimum waste and re-use of waste products; and consumption of locally produced food. It 

will respect and make the most of its maritime setting and opportunities.’ 

1.4 The emerging Core Strategy takes the economic objective further setting up a framework 
that will ensure that Cornwall will be a ‘green’ place to live. Some of the key principles 

include: 

 „Aim to be self-sufficient in low carbon and renewable energy generation;  

 Encourage local food production;  

 Promote the safeguarding and sustainable use of natural resources;  

 Enable a robust, innovative and prosperous economy;  

 Apply appropriate local solutions to achieve our vision;  

 Require the highest standards of environmental performance, design and layout‟ 

1.5 One of the four first eco-developments (or eco-towns as they were called before) identified 
by the government in 2009 is located in Cornwall. St Austell and Clay Area Eco-
communities is one of the least controversial eco-communities among the four and is 
supported by public sector, businesses, and local communities as an opportunity to bring 
large scale investment to Cornwall. The eco-communities project is one of the priority 
transformational projects supported by Cornwall Council in its recently published Local 
Investment Plan (March 2011). 

                                                
2 RegenSW, 2011. 2011 Annual Survey: Renewable electricity and heat projects in South West England 
3 Cornwall Council, 2010. Economic ambition. A Cornwall Council White Paper 
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1.6 It is also anticipated that the Core Strategy will provide the policy framework for the 
development of suitable eco-communities identified through this study (and subsequent 
consultations). 

1.7 Given the green policy objectives, the Council’s ambition to transform Cornwall’s economy 

and reduce the prosperity gap with the other UK regions and sub-regions, this study was 
commissioned to identify further development sites that may be suitable for new eco-
communities. 

1.8 This report presents site assessment results following the Call for Sites announced by 
Cornwall Council in April 2011. The report discusses the site assessment process that was 
undertaken in two stages: 

 A first stage assessment looked at key ‘show stopped’ criteria which would materially 

impact upon the net developable area of the site and overall development suitability for 
an eco-community 

 The second stage assessed the sites that passed baseline criteria testing 

1.9 It should be noted that this study does not preclude other sites coming forward as part of 
the Cornwall Core Strategy consultation process. 
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2 ECO-COMMUNITIES: DEFINITION AND POLICIES 

Climate change 

2.1 The first report by the Commission on Climate Change (CCC), ‘Building a low-carbon 
economy - the UK's contribution to tackling climate change’, was published in December 
2008. Its recommendation for an 80% greenhouse gas emissions reduction by 2050 forced 
the legislators to change the Climate Change Bill's 60% target to an 80% target in the final 
Act. 

2.2 The graph below is taken from the report and shows how, if we are to meet the 80% target, 
emissions levels will have to begin to dip sharply within the life of the Cornwall Core 
Strategy (the 'intended' trajectory is the one we must, eventually, take). 

2.3 The most recent recommendation from Cornwall Council is for the Fourth Carbon Budget, 
which should see the UK aiming to reduce total greenhouse gas emissions from today’s 

level of 574 MtCO2e to around 310 MtCO2e (a 60% reduction relative to 1990) by 2030. 

 

2.4 The CO2 emissions reduction target for Cornwall is not defined. The Cornwall Structure 
Plan has a target generation capacity range of between 93 and 108MW of electricity from 
renewable energy resources by 2010. ReVision 2010 report produced in 2006 set the 
regional target for the South West at 11-15% of generating capacity to be from renewable 
energy sources with 509-611MWe onshore and 56MWe offshore by 2010. Recent data 
from RegenSW indicates these targets have not been achieved (200MW of renewable 
energy capacity was installed in the South West by 2011). Despite Cornwall taking the lead 



 Cornwall Core Strategy Eco-communities Study 

Final Report | September 2011 4 

in renewable energy there is still a long way to go towards implementing carbon reduction 
targets. 

2.5 CO2 emissions per capita in Cornwall had been steadily decreasing to 2008 – the latest 
year, for which the data is available – as shown in the Table 2.1 below. Cornwall emissions 
are slightly lower than national average. Former North Cornwall and Restormel district 
areas have highest CO2 emissions per capita. The bulk of emissions is generated by 
domestic fuels (gas and other), and by transport, which highlights the need for change not 
only in terms of transport usage but also in terms of the sustainability of existing and new 
buildings. 

Table 2.1 CO2 emissions per capita in Cornwall 

Year 

Per capita -                           
Industry 

and 
Commercial 

Per 
capita - 

Domestic 

Per 
capita - 
Road 

Transport 

Per 
capita - 
LULUCF 

Per 
capita - 
Total 

2005 2.9 3.0 2.1 0.4 8.4 
2006 2.9 3.1 2.0 0.3 8.3 
2007 2.7 2.9 2.0 0.3 8.0 
2008 2.6 2.9 2.0 0.4 7.8 

Source: DECC, 2011 

2.6 Development of new eco-communities based on functional and spatial linkages and 
application of eco-communities principles to proposed urban extensions will help to 
increase localisation, reduce car usage, reduce CO2 emissions, and build the low carbon 
economy in Cornwall. 

Policies on eco-communities 

2.7 The national strategy ‘Sustainable Communities: Building for the future’4 seeks the creation 
of new communities that are planned to address issues of sustainability including additional 
resources for deprived areas, the creation of quality housing to meet demand and the 
creation of quality environments. The ultimate aim is to create places where people want to 
live.   

2.8 The principle for the creation of new eco-developments (or eco-towns as they have been 
called before the Coalition Government’s policy changes) is based within this overarching 
framework.  The drive for the eco-communities concept is grounded in the Government’s 

agenda for sustainable communities along with a parallel drive for addressing climate 
change and a need to increase the supply of housing (including affordable housing). 

2.9 Specific eco-communities guidance can be found in supplementary planning policy 
statement5 to the PPS1. This was a basis for the planning policy for the four eco-towns 
including St Austell and Clay Area Eco-communities in Cornwall announced in 2009. 

                                                
4 Sustainable Communities: Building for the future, ODPM,  (2003) 
5 PPS Eco-Towns: A Supplement to Planning Policy Statement 1,  DCLG, (2009) 
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Policies of the PPS1 Supplement on eco-towns are not covered in the Draft National 
Planning Framework (Draft NPF) published on 25th of July 2011. The government proposes 
that this document is withdrawn, however, subject to further consultation. While the Draft 
NPF does not promote eco-communities directly, it re-affirms the Government’s 

commitment to achieving sustainable development and carbon reduction, for example, as 
set out in the section on Climate change, flooding and coastal change: 

“The Government‟s objective is that planning should fully support the transition to a low 

carbon economy in a changing climate, taking full account of flood risk and coastal change. 

To achieve this objective, the planning system should aim to: 

  secure, consistent with the Government‟s published objectives, radical reductions in 

greenhouse gas emissions, through the appropriate location and layout of new 

development, and active support for energy efficiency improvements to existing 

buildings and the delivery of renewable and low-carbon energy infrastructure 

 minimise vulnerability and provide resilience to impacts arising from climate change” 

Paragraph 148 (part) 

“To support the move to a low-carbon economy, local planning authorities should: 

 plan for new development in locations and ways which reduce greenhouse gas 

emissions; “ 

Paragraph 150 (part) 

2.10 The PPS1 Supplement has served as an early mechanism that set standards for eco-
communities providing very much needed guidance. The planning policy is evolving and so 
will be the definition of eco-developments, however this document is currently one of the 
best benchmarks available and some of its standards were adopted for the site assessment 
process during this study. The aim of this policy is to ensure that eco-communities are: 

‘exemplars of good practice and provide a showcase for sustainable living…. [and that they] 

encourage and enable residents to live within managed environmental limits and in 

communities that are resilient to climate change’.  

2.11 Key policies of the PPS1 Supplement require the eco-towns to: 
 Address and build upon locational opportunities and challenges and community 

aspirations (ET1.1) 
 Demonstrate sustainability and deliverability (ET1.2) 
 Eco-towns should have the functional characteristics of a new settlement and to be of 

sufficient size to have the critical mass necessary to be capable of self containment 
(ET2.1) 

 Be zero carbon (excluding embodied carbon and emissions from transport but including 
all buildings) (ET7) 

 Be resilient to and appropriate for climate change (ET8) 
 Provide housing which meet minimum (or higher) sustainability standards (for example 

energy efficiency) with at least 30% affordable housing (ET9) 
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 Provide employment where at least one employment opportunity per new dwelling is 
easily accessible by walking, cycling and/or public transport (ET10) 

 Provide exceptional linkages to sustainable transport options and enable residents to 
access frequent public transport and neighbourhood services within a ten minute walk. 
The town’s design should enable at least 50% of trips originating in eco-towns to be 
made by non-car means, with the potential for this to increase over time to at least 60% 
(ET11) 

 Where ultra low carbon vehicle options are considered (e.g. electric car schemes) there 
should be sufficient headroom to meet the demand for electricity 

 Provide a built and natural environment that supports and promotes health and well-
being (ET12) 

 Provide services relevant to the size of the development including leisure and 
recreation, health and social care, education, retail, arts and culture and so forth (ET13) 

 Ensure 40% of the eco-town total area is allocated to a range  of green space which 
accommodates a range of different uses (ET14) 

 Include the provision of land for local production of food (ET14.2) 
 Ensure that development complements and enhances the existing landscape character 

and conserves and enhances heritage assets (ET15) 
 Demonstrate a net gain in local biodiversity (ET16) 
 Demonstrate and enable water efficiency across the development, including looking into 

delivering it in accordance with the water neutrality principle6 (ET17), include a 
sustainable waste plan (ET19) and be considered in light of flood risk (ET18) 

 Address community and governance issues to ensure long term integrity of the eco-
town (ET22) 

2.12 The standards set in 2009 are therefore high and aim at reducing carbon emissions whilst 
providing sound economic basis to enable prospering communities. Though these policies 
are very prescriptive they have served well in developing the concept of eco-communities. 
For example, a series of Eco-Town Technical Advice worksheets7 produced by the Town 
and Country Planning Association (TCPA) provide a further layer of detail addressing the 
specific elements of planning for eco-developments. 

2.13 The new Government’s localism agenda is shifting plan policy making towards more locally 

appropriate solutions chosen by communities. The first such policy on eco-communities 
was developed by Cornwall Council to enable it to assess the forthcoming planning 
application for the St Austell and Clay Area Eco-communities. Cornwall Council produced 
the St Austell, St Blazey, and China Clay Area Regeneration Plan in early 2011. The aim of 
the document is to „stimulate regeneration and direct development pressure to enable 

                                                
6 Water neutrality is the concept where the total water used after a new development is no more than the total water used 
before the development (Annex B of the PPS1 Supplement on Eco-towns). 
7 TCPA Eco-Town Technical Advice Worksheets: Transport; Towards Zero Waster; Community Development; Water 
Management; Green Infrastructure; Economy; Inclusive Design; Housing; Biodiversity; Energy; Delivery 
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positive benefits for the wider area‟ (including infrastructure). It is intended as a framework 
for planning policy decision making given that significant developments are planned within 
the local area in absence of an adopted Core Strategy. The Council is seeking to provide 
strong guidance for any development proposals and to ensure they will result in 
transformational regeneration of a high quality, which delivers significant community 
benefits (infrastructure, jobs and skill development opportunities).  

2.14 The St Austell, St Blazey, and China Clay Area Regeneration Plan (ARP) sets out that 
development proposals in the area should show how they: 

 Will achieve high environmental standards in excess of minimum requirements and 
demonstrate how carbon reduction measures have been applied and how zero-carbon 
status can be achieved in the future; 

 Will achieve high quality of design and reinforce local distinctiveness; 
 Can deliver new jobs, skills and economic growth to existing or new businesses, and 

strengthen local supply chains. Where new housing is proposed creation of a minimum 
of one new employment opportunity per home must be provided; 

 Can contribute infrastructure that meets the needs of existing and future communities, 
particularly addressing transport, education, flooding, health needs and community 
scale renewable energy schemes; 

 Can deliver affordable housing in accordance with adopted policy; 
 Can deliver sustainable travel patterns with an aspiration of achieving at least 50% of 

trips by sustainable travel means. Developers will be required to contribute to both 
infrastructure and behaviour change projects to achieve this; 

 Can raise the aspirations, opportunities and well-being of communities in the area; 
 Will productively and positively reuse suitable former China Clay workings or previously 

developed land; 
 Will safeguard important mineral resources for extraction and sites for important related 

infrastructure; 
 Will maximise the provision and access to new and existing green spaces, and create 

new opportunities for flexible and productive land use including food and fuel 
production. 

2.15 The ARP therefore does not set specific percentage targets for some of its requirements 
like those provided by the PPS1 Supplement. This allows for a more flexible approach that 
takes into account viability issues that affect any development and an eco-development in 
particular. Whilst some of the developers and construction industry experts whom RTP 
consulted during the course of its work on sustainable developments in recent months are 
of the opinion that sustainable developments can be delivered within normal development 
costs, the majority of developers indicate that adopting new materials and using new 
technologies requires additional investment driving the costs up. The ARP policies allow 
some room for developers to decide what standards to adopt. At the same time they call for 
transformational projects, and this shows regulatory preference for higher standards and 
quality above the minimum current and future requirements for sustainability of buildings 
and places. It is therefore a more realistic approach compared with PPS1 Supplement.  
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2.16 The methodology for the assessment of sites submitted by landowners and developers for 
this study has adopted PPS1 standards as a starting point, however was flexible enough to 
carry some of the smaller sites forward for the full assessment after assessing for 
showstoppers. Thus the requirement for 40% of land to be designated for green space was 
indicative and the fact that some of this green space could potentially be provided outside a 
site’s boundary was taken into account at all stages of the assessment. 

Cornwall planning policy context 

2.17 The Local Development Framework includes growing evidence base to support preparation 
of the Core Strategy for Cornwall. The Core Strategy Options Paper was published for 
consultation earlier this year (Spring 2011) and presented several development options that 
Cornwall may pursue during the next two decades. These options include: 

 Option 1: focusing the majority of the development and growth on main urban areas in 
Cornwall (as shown in Map 1 in Appendix 2) 

 Option 2: allowing dispersed development that spreads new housing and employment 
across all towns and villages taking into account the fact that high proportion of 
Cornwall’s population lives in smaller settlements (Map 2 in Appendix 2) 

 Option 3: focusing all development in key economic centres to respond to market 
demand and concentrate the resources where they can enable highest growth leading 
to economically strong centres that can drive the rest of the economy (Map 3 in 
Appendix 2) 

2.18 It may well be that none of these Options will be chosen as a development scenario on its 
own and there will probably be a combination of features of two or three Options in the 
forthcoming Draft Core Strategy. 

2.19 The Cornwall Core Strategy Options Paper mentions eco-communities in conjunction with 
Option 2 stating that this option would ‘give the potential for new ‘eco communities’ as an 

alternative to increasing the size of existing towns and villages’. This statement implies that 
eco-communities are mainly standalone large scale developments capable of providing all 
services, facilities, and employment or small scale rural developments that create zero 
carbon living communities.  Whilst the former definition stems from the original policy on 
eco-towns (that requires eco-communities to be of a scale capable to accommodate c.a. 
5,000 houses), both the experience of the St Austell and Clay Area Eco-communities and 
the dominance of small settlements in Cornwall’s spatial structure call for a different 

approach to eco-communities in Cornwall. 

2.20 St Austell and Clay Area Eco-communities comprise several sites of different sizes on the 
edge of St Austell and in its hinterland – China Clay Area (see map in the Appendix 3). The 
largest two sites, which are not adjacent, will be able to accommodate about 2,000 
dwellings each. The eco-communities fit well within the St Austell economy and the design 
allows achieving the growth of the town as well as creating high quality environment in 
some of the villages of the China Clay Area and linking them to the new community.  

2.21 With the absence of the Core Strategy at present and with the emerging new National 
Planning Framework the call for sites and the site assessment process for new eco-
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communities require a degree of flexibility in terms of what types of sites can be put forward 
as suitable for the purpose. The Call for Sites for this study therefore has used a minimum 
threshold of 800 dwellings per site and did not limit submissions to standalone sites only. 
Sites that could be considered as urban extensions were also welcomed. The site 
assessment results presented further in the report clearly show that each of the shortlisted 
sites may fit into one of the Core Strategy development options.  

Eco-communities in economic context 

Spatial economy 

2.22 Facilitated by ERDF (European Regional Development Fund) and Government financing, 
Cornwall has experienced higher than average growth in recent years. This, however, has 
not been sufficient to close the gap in average GVA8 per capita between the sub-region and 
the UK. The economic recession has hit Cornwall in the same way as it did the other UK 
local economies and the effort of economic restructuring needs to continue in order to 
achieve strategic objectives of making Cornwall a prosperous and sustainable place to live. 
Cornwall’s economy is characterised by seasonality with high dependence on tourism, 

small sized businesses, and low skilled workforce. Due to its remoteness from the central 
parts of England its economy is somewhat independent with small businesses and self-
employment helping it to adapt to difficult economic conditions. This type of economy fits 
well with the spatial structure where 40% of population lives in smaller settlements9. 

2.23 The ‘Planning for the Role and Future Smaller Settlements’ study provided analysis of the 

whole economy of Cornwall by types of areas. This was based on smallest statistical 
geographic areas, LSOAs. Eight major typologies of LSOAs were identified, which are 
detailed in Appendix 4.  

2.24 The analysis provides some basis for a discussion about where potential eco-communities 
should be ideally located. Given the size and scale of eco-communities the ideal locations 
for them should gravitate towards strong economic centres.  

2.25 As it can be seen from the Figure 2.1 map of these typologies overleaf Cornwall has 
economically strong ‘Town Catchments’ (LSOA Type 6) in the Central 1 and West Council 
delivery areas. At the same time there are areas classified as ‘Town Fringe and 

Employment’ (LSOA Type 3) where the residents are relatively affluent, high skilled and 
own one or two cars. There are more LSOA Type 3 areas near St Austell and Bodmin. 
These areas are a major contributor to Cornwall’s GVA whilst the area between St Austell 
and Newquay has very high job density. It should be noted that Liskeard doesn’t have 

LSOA Type 3 areas in close proximity. 

2.26 Truro, Camborne, Pool, and Redruth, and Falmouth and Penryn all follow similar pattern. 
Truro and Falmouth and Penryn are stronger economically, with the latter having a major 

                                                
8 Gross Value Added 
9 c4g, Roger Tym & Partners, Rural Innovation, 2009. Planning for the Role and Future of Smaller Settlements in 
Cornwall 
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transformation in recent years due to opening of the Combined Universities in Cornwall 
Tremough campus. There are many LSOA Type 8 ‘Key Service Centre Commuters’ areas 

spread between these ‘Town Catchments’. Employment in this cluster is characterised by 
professional, technical, and skilled trade occupations, and highly skilled resident population. 
These areas are rural with good access to services and employment centres.  

2.27 Ideally the smaller new eco-communities i.e. less than 4,000-5,000 dwellings on a 
contiguous site, should be closely linked to economic centres such as those discussed 
above. Smaller sites would not be able to achieve a high degree of self-containment and 
would require access to employment opportunities outside the development.  

2.28 The yellow coloured LSOA Type 5 ‘Sparse Rural’ dominates in the East area and is 

characterised by long distance commuting, ageing population, and poor access to services. 
Only a large scale (minimum 5,000 dwellings) self-contained eco-community would be 
feasible here so that it can become a new service centre. As shown further in the report, 
not surprisingly, there were no submissions in LSOA Type 5 areas of the East.  

2.29 Whilst it is not within the scope of this study to investigate very small eco-developments, it 
should be noted that the East of the county perhaps could become the focus of a planning 
policy allowing setting up very small rural eco-communities that will need to adhere to low 
carbon living standards. An example of such policy is a Supplementary Planning Guidance 
on Low Impact Development adopted by Pembrokeshire County Council in 2006. 
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Figure 2.1 Map of Settlement Type by LLSOA 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: c4g, Roger Tym & Partners, Rural Innovation, 2009 
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Economic benefits of eco-communities 

2.30 High quality eco-communities may help support growth in priority green sectors. Challenges 
of tackling climate change and reducing carbon emissions require new innovative 
technologies. Businesses that develop and use such technologies are capable of creating 
higher value products and therefore jobs. Developing high quality eco-communities is one 
of ways of helping to create such jobs in Cornwall, provided that local suppliers are capable 
of competing for related contracts and eco-communities are well integrated within the 
existing local economies.  

2.31 The construction investment associated with eco-communities development will help 
safeguard and generate a lot of higher value added jobs in the construction industry. A 
number of industrial sectors in Cornwall could potentially benefit from the construction of 
eco-communities depending on the procurement strategy adopted, available capacity, and 
competitiveness of Cornwall businesses. Businesses that are well placed would include 
businesses producing construction materials, building structure elements (window frames, 
doors, wall panels, etc), sanitary ware and furniture, construction businesses, renewable 
energy businesses, road and rail freight sector, landscaping businesses, and employment 
agencies.  

2.32 The new eco-communities will be following the St Austell and Clay Area Eco-communities 
and their demand for construction materials and services will further support businesses 
that will emerge, develop, and grow, facilitated by the first eco-development. They will 
provide a critical mass and therefore strengthen the development of low carbon 
construction sector in Cornwall. 

2.33 Each of the eco-communities is expected to have its own distinct economy based on its 
location. However, some of the sectors that will be developed will build a critical mass, 
including: environmental / low carbon technologies, green building services businesses, 
landscaping, eco-system management, gardening, and local food growing, and sustainable 
tourism and leisure industry. 

2.34 As a result of the application of new technologies in the eco-communities and the 
development and growth in low carbon sectors there will be a number of other community 
and economic benefits: 

 Reduced CO2 emissions from residential and commercial buildings 
 Reduced CO2 emissions from transport 
 Better living environment due to high quality green infrastructure 
 Healthier lifestyles due to improved living environment 
 Increased awareness of low carbon living requirements and standards among the 

population  
 R&D activities by Cornwall’s research organisations providing innovation spill-overs to 

local businesses 

2.35 Better places to live will attract new businesses to Cornwall and economic strategies 
tailored for each of the eco-communities may help develop sector clusters. This may be 
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possible for those sites, which are located within existing growing economies supported by 
higher education provision, in particular Falmouth and Penryn and Truro.
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3 STAGE I SITE ASSESSMENT 

Call for Sites 

3.1 The study followed several steps: the Call for Sites, development of site assessment 
criteria, and the assessment of sites submitted by landowners / developers. The Call for 
Sites was announced by Cornwall Council during the week commencing 4th of April, 2011. 
Due to earlier similar call for sites carried out end of 2010 in St Austell, St Blazey, and Clay 
Area it was decided to exclude this area from the Call for Sites to avoid duplication. The 
notice was published on the Council’s web-site and in several Cornwall-wide newspapers. 
The Call for Sites is presented in the Appendix 1. 

The workshop 

3.2 In order to gauge the appropriateness of the site assessment criteria and spread the word 
about the Call for Sites for Eco-communities, a workshop for a number of developers and 
agents was held on 19th of April, 2011. Workshop participants were explained that the 
process of identification of new eco-communities sites would follow the following steps: 

 An initial two-stage assessment based on the scale and location of the site, against a 
defined set of criteria; and for those sites which progressed to the next stage: 

 More detailed analysis and wider stakeholder consultation (undertaken during the 
summer and autumn) 

3.3 The draft assessment criteria were also explained and participant’s views on the list of 

criteria and suggested scoring systems were sought. The discussion clarified that eco-
communities sites would form part of the growth planned by the Core Strategy and there 
are no particular preconceived timescales for eco-communities development.  The 
importance of having a deliverable and viable proposal was emphasised and it was 
recognised generally that the economics of development would be affected by the quality 
standards for an eco community.  It was emphasised that it would not be possible for a 
landowner to renegotiate a site identified in the Core Strategy for an eco-community for 
‘ordinary’ residential or mixed use development. 

3.4 The discussion of the potential benefits that new eco-communities could bring to Cornwall 
highlighted that new developments could capitalise on the supply chain growth within 
Cornwall as a result of the St Austell and Clay Area Eco-communities project and further 
support its growth by adding new demand for works and services. Other benefits indicated 
by participants included: 

 Eco-communities would put Cornwall on a map and change existing perceptions about 
it 

 Cornwall would be able to stand out and attract investment 
 Eco-developments as a concept could contribute to change the current socio-economic 

situation 
 South West and Cornwall have strong eco-credentials and can capitalise on this 
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 Transport improvements could be delivered and there would be more sustainable travel 
modes 

 If the economic growth objectives had been achieved then the need for sustainable 
transport would have an increasing importance 

 If private money was invested then perhaps, public money would be added to help 
deliver it all 

 Benefits to developers: energy costs will be rising and perhaps buying an energy 
efficient and self-contained house now may provide some advantage thereby creating a 
market to sell such houses (though some participants mentioned that the costs of 
building sustainable homes might be prohibitive, others emphasised that there were 
examples of best practice where the costs were controlled) 

 It’s a nice concept that can be sold and can make affordable housing more acceptable 

as part of the development 
 It is a useful way of achieving new vision for Cornwall 

3.5 Workshop participants indicated that there could be a number of barriers to the delivery of 
eco-communities: 

 Upfront cost and promotion can be very expensive 
 There should be transparency about the type of information that will be required for 

planning applications 
 Help is required in terms of, for example, transport assessment based on the wealth of 

information / GIS data held by Cornwall Council 
 Most people in Cornwall would support eco-developments but it is not possible to 

escape NIMBY-ism. It depends where the site is located as there are certain places 
where change is necessary, e.g. by improving facilities, public transport etc., and people 
are positive about development proposals 

 Neighbourhood plans should be in line with strategic objectives, which may discourage 
from preparing them [the plans] 

 Speed of processing planning applications 
 The issue is acquiring land at a price that enables developers to deliver 

3.6 In addition a number of comments covered potential incentives and additional funding that 
could help resolve viability issues: 

 Local Enterprise Zones (LEZs) were mentioned as a possible solution to creating jobs 
and facilitating business start-ups and growth in new eco-communities 

 Access to Regional Growth Funds could be useful to support eco-communities 
development 

 Clear planning incentives /  policy caveat would help 
 Any Community Infrastructure Levy ‘pot’ could be prioritised for development of eco-

communities 

3.7 In terms of the assessment criteria there were fewer comments about adding, deleting, or 
amending some of the draft criteria presented. The participants were mainly concerned with 



 Cornwall Core Strategy Eco-communities Study 

Final Report | September 2011 16 

the minimum size threshold of 800 dwellings per site on 60% of the site area as they felt 
that there could be more smaller sites available in Cornwall. Quality of site location was 
mentioned as the best determinant of whether an eco-community development could be 
viable and deliverable.  

3.8 The response from Cornwall Council and RTP team was that this particular study’s 

objective was to identify additional larger scale sites suitable for eco-community type 
developments and that smaller sites would not be capable of delivering sufficient amount of 
green infrastructure, net biodiversity gain, and employment required for eco-communities. 
The quality of the site location would be assessed indirectly via testing for proximity to 
services and the health of the local economy in the area. 

Methodology 

3.9 The assessment process was divided into two stages:  

 

3.10 The first stage is designed to check whether the site is deliverable in planning terms, i.e. 
whether it has, as a whole or in parts, any designations that would affect its deliverability. 
Stage II introduces additional criteria that can make a site more or less appropriate for an 
eco-development. 

Site assessment criteria 

3.11 The Table 3.1 below presents the baseline criteria stage of the site assessment for this 
study. This included site size, areas of high flood risk (zones 3a and 3b), international and 
national designations, mineral protection areas, and high quality agricultural land (grade 1 
and 2). Any spatial infringements with regard to the above criteria were subtracted from the 
total site area to arrive at the developable site area. 

Table 3.1 Baseline criteria 

Assessment Measure Notes/Scoring Method 

Showstoppers  

1.1 Size of the site Site is capable of accommodating a minimum of 800 dwellings on a gross to 
net density of 60/40 at 40dph 

1.2 Flood risk area (zone 
3a/3b) 

Site can accommodate minimum scale standards  and any area of flood risk 
up to a maximum of 40% of the site area 

Stage I. Assessment using baseline criteria 
to identify designations that would prevent 
development of a site or a part of the site

Stage II. A subsequent assessment 
of sites that passed the Stage I 
assessment
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Assessment Measure Notes/Scoring Method 

1.3 Designations Site can accommodate minimum scale standards  and accommodate any 
international or national designations within an area of  up to a maximum of 
40% of the site area 

The designations included: RAMSAR (though there are no RAMSAR areas 
in Cornwall), SPA, SAC, SSSI, Ancient Woodland and Heritage Coast 

1.4 Mineral protection 
area 

Site can accommodate minimum scale standards  and any area of mineral 
protection up to a maximum of 40% of the site area 

1.5 Agricultural land 
quality 

Site can accommodate minimum scale standards  and any area of Grade 1-
2 agricultural land up to a maximum of 40% of the site area 

Assessment of submitted sites 

3.12 21 sites were submitted in response to the Call for Sites in April-May 2011. Their locations 
are shown in Figure 3.1. A minimum site threshold for inclusion in the Stage 1 assessment 
was applied based upon sites being capable of accommodating a minimum of 800 
dwellings at approximately 40 dwellings per hectare (dph) on 60% of the site. The 
remaining 40% of the site should provide green infrastructure.  

3.13 The assessment used a national policy benchmark of 40% of green space within an eco-
development. However, each site was checked for being able to accommodate a minimum 
number of dwellings if only 20% of green infrastructure (GI) was provided within the site 
boundary. The remaining 20% of the green infrastructure would, in this case, need to be 
provided outside the site, and landscape and GI assessment investigated the potential for 
such provision adjacent to each site10 where it was deemed necessary (if the site was of a 
small size) and technically possible at this stage. 

3.14 Site details are presented in the Table 3.2 and the baseline criteria assessment results are 
presented in the Table 3.3. 

Table 3.2 Sites submitted for assessment 

Unique 
site 

reference 

Site Name Site 
Area, 

Ha 

Ownership Current Land Use 

RTP1 Land at Hatt, 
Saltash 

14.7 Single Agricultural 

RTP2 Maiden Green, 
Truro 

42.2 Multiple Agricultural 

RTP3 College & Kerwick 
Farms, South of 
Penryn 

30.2 Single Agricultural & Other: Consented residential.  
Part of the site serviced out for employment 
uses 

                                                
10 This was done during a desk based research using maps and GIS information. No site visits were carried out during 
this study and no consultations were undertaken with the owners/agents. 
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RTP4 Land at 
Treswithian, 
Tregenna Lane and 
Cogegoes Farm, 
Camborne 

50.4 Multiple Agricultural 

RTP5 Killiow Estate, 
Playing Place, 
Truro 

175.0 Single Other: Mixed agricultural land, woodlands 
and golf course surrounding various owned 
and let properties.  There are also other non-
owned properties within the boundary 
delineated in red on the map. 

RTP6 Land off Hillhead 
Road, Falmouth 

36.7 Single Agricultural 

RTP7 Carvinnack Farm, 
Shortlanesend, 
Truro 

50.3 Single Agricultural 

RTP8 Degembris and 
Nancmear Farms, 
Mitchell 

142.1 Single Agricultural 

RTP9 Ruthvoes and 
Quoit Farms, St 
Columb 

141.4 Single Agricultural 

RTP10 Trenerry Farm, St 
Allen 

129.7 Single Agricultural 

RTP11 Land at Widemouth 
Bay, Bude 

19.5 Single Other greenfield land 

RTP12 Stencoose Farm, 
Treliske, Truro 

42.3 Single   

RTP13 Rame/Longdowns, 
Penryn 

34.6 Multiple Agricultural & some greenfield in addition to 
agricultural i.e. some of the land is not in use 
any more as agricultural 

RTP14 Doublebois, 
Liskeard 

42.0 Multiple Agricultural & Other: Caravan/camping site & 
caravan storage 

RTP15 Land to the west of 
Coldstyle Road, 
Liskeard 

24.3 Multiple Agricultural 

RTP16 Land at Killivose, 
Camborne 

18.4 Single Other greenfield land 

RTP17 Land at Penvose 
Farm, Penryn 

20.0 Multiple Agricultural 

RTP18 Par Moor Road, 
Carlyon Bay, St 
Austell 

7.8 Single Other: Brownfield site for Cornwall Heritage 
Motor Centre 

RTP19 Splattenridden, 
Rose-an-Grouse, 
Hayle 

33.8 Single Agricultural 

RTP20 Delabole, 
Camelford 

33.9 Multiple Agricultural 
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RTP21 Little Narabo, 
Camon Downs 

0.8 Single Agricultural 

3.15 The developable area of five sites (land at Hatt, Saltash; Doublebois, Liskeard; Par Moor 
Road, Carlyon Bay, St Austell; Splattenridden, Rose-an-Grouse, Hayle; and Little Narabo, 
Camon Downs) had been drastically reduced as a result of subtracting areas covered by 
policies prohibiting development. These sites failed to pass to the next stage of assessment 
and in total 16 sites were taken forward. In addition to the five sites that failed the Stage 1 
assessment, a number of other smaller sites also failed the assessment. However these 
sites lie in close proximity to other sites and a view was taken that these could form one 
eco-development – these sites were taken to the next stage of the assessment process 
(College & Kerwick Farms, South of Penryn; land at Killivose, Camborne, and land at 
Penvose Farm, Penryn). 
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Figure 3.1 Map of site locations in Cornwall 

 



 Cornwall Core Strategy Eco-communities Study 

Final Report | September 2011 21 

Table 3.3 Baseline criteria assessment results 

Unique 
site 

referen
ce 

Site Name Site 
Area, 

Ha 

Flood 
Risk 
Area, 

Ha 

Internation
al 

designatio
ns area, Ha 

Minerals 
area, Ha 

Agricultural 
Land Grade 
1&2 area, 

Ha 

All Baseline 
criteria area, 

Ha 

All Baseline 
criteria area 
as % of the 

site 

Remaining 
Site Area, 

Ha 

Baseline 
criteria 

assessment 
result 

RTP1 Land at Hatt, 
Saltash 

14.7 1.2 0 0 2.79 4.0 27 10.7 Fail - too small 

RTP2 Maiden Green, 
Truro 

42.2 0.0 0 0 0 0.0 0 42.2 Pass 

RTP3 College & Kerwick 
Farms, South of 
Penryn 

30.2 2.4 0 0 3.11 5.5 18 24.8 Pass - could also 
link to RTP6 

RTP4 Land at 
Treswithian, 
Tregenna Lane and 
Cogegoes Farm, 
Camborne 

50.4 0.0 0 0 0 0.0 0 50.4 Pass 

RTP5 Killiow Estate, 
Playing Place, 
Truro 

175.0 3.6 0 0 106.42 108.3 62 66.7 Pass 

RTP6 Land off Hillhead 
Road, Falmouth 

36.7 1.1 0 0 0 1.1 3 35.6 Pass - could also 
link to RTP3 

RTP7 Carvinnack Farm, 
Shortlanesend, 
Truro 

50.3 0.1 0.07 0 0 0.1 0 50.1 Pass 

RTP8 Degembris and 
Nancmear Farms, 
Mitchell 

142.1 0.5 0 0 0 0.5 0 141.6 Pass 

RTP9 Ruthvoes and Quoit 
Farms, St Columb 

141.4 1.6 0 0 0 1.6 1 139.7 Pass 

RTP10 Trenerry Farm, St 129.7 0.4 0.06 0 0 0.4 0 129.2 Pass 
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Unique 
site 

referen
ce 

Site Name Site 
Area, 

Ha 

Flood 
Risk 
Area, 

Ha 

Internation
al 

designatio
ns area, Ha 

Minerals 
area, Ha 

Agricultural 
Land Grade 
1&2 area, 

Ha 

All Baseline 
criteria area, 

Ha 

All Baseline 
criteria area 
as % of the 

site 

Remaining 
Site Area, 

Ha 

Baseline 
criteria 

assessment 
result 

Allen 

RTP11 Land at Widemouth 
Bay, Bude 

19.5 1.0 0 0 0 1.0 5 18.5 Pass 

RTP12 Stencoose Farm, 
Treliske, Truro 

42.3 0.6 0 0 0 0.6 1 41.8 Pass 

RTP13 Rame/Longdowns, 
Penryn 

34.6 0.0 0 2.53 0 2.5 7 32.1 Pass 

RTP14 Doublebois, 
Liskeard 

42.0 0.0 0 1.82 32.36 33.9 81 8.1 Fail - too small 

RTP15 Land to the west of 
Coldstyle Road, 
Liskeard 

24.3 0.0 0 0 0 0.0 0 24.3 Pass 

RTP16 Land at Killivose, 
Camborne 

18.4 0.0 0 0 0 0.0 0 18.4 Pass - when 
linked to RTP4 

RTP17 Land at Penvose 
Farm, Penryn 

20.0 0.0 0 0 2.88 2.9 14 17.1 Pass - when 
linked to RTP3 

RTP18 Par Moor Road, 
Carlyon Bay, St 
Austell 

7.8 4.8 0 5.49 0 7.1 91 0.7 Fail 

RTP19 Splattenridden, 
Rose-an-Grouse, 
Hayle 

33.8 0.9 0 0 33.81 33.8 100 0.0 Fail 

RTP20 Delabole, 
Camelford 

33.9 0.0 2.22 7.26 0 9.5 28 24.4 Pass 

RTP21 Little Narabo, 
Camon Downs 

0.8 0.0 0 0 0.75 0.8 100 0.0 Fail 
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4 STAGE II SITE ASSESSMENT 

Methodology 

The sites that passed the first stage of the assessment process were taken to the next 
stage and were scored for each of the criteria shown in Table 4.1 below: 

 Proximity and access to primary road network, bus services, and rail stations 
 Proximity to key services: primary school, secondary school, health centre, playing field 

/ open space, and leisure centre. 
 Proximity to town centres 
 Job density in the local area and the number of settlements with more than 10,000 

population within 30 minute drive-time area (to enable successful integration of the eco-
communities and therefore support job creation within local economies) 

 Landscape and visual, and heritage potential 
 Green Infrastructure (GI) and biodiversity potential 
 Renewable energy resources 

4.1 World Heritage Site (WHS) designation was also considered as a material constraint, 
however during the sifting process it was confirmed that none of the sites were materially 
affected by WHS boundaries.  

4.2 The sites that passed Stage I assessment varied in terms of size and location and were of 
two distinctive types: smaller sites located at the edges of various settlements and larger 
standalone sites. Smaller sites, i.e. those that could accommodate less than 3,000 
dwellings, would not be able to provide all of the services and facilities within their 
boundary. Access to key services located outside the site boundary, proximity to town 
centres, and access to public transport was considered important for such sites. 

4.3 Whilst scoring was applied consistently to all of the sites it became clear that the same logic 
was not suitable for the assessment of larger self-contained sites. Sites capable of 
delivering a self-contained community have the potential to provide their own services, 
including new bus routes and improvements to highways. The low scores that these sites 
received on proximity to key services and town centres were therefore not comparable to 
those of the smaller sites close to existing settlements. A decision was made to separate 
the large self-contained sites and not to compare their scores directly to the scores of the 
rest of the sites.  
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Table 4.1: Second stage assessment criteria 

Assessment Measure Notes/Scoring Method 
Transport  

2.1 Railway network Score on basis of availability of rail services as follows:  
a) nearest existing or proposed station/halt > 10km: score 0 
b) within 10.0km of existing or proposed station/halt: score 1 
c) within 5.0km of existing or proposed station/halt: score 2 
d) within 0.8km of a frequent bus route serving existing or proposed 
station/halt: score 3 
e) within 1.6km of existing or proposed station/halt: score 4 
f) within 0.8km of existing or proposed station/halt: score 5 

2.2 Bus network Score on basis of availability of bus service to main town (A settlement) 
services as follows:  
a) hourly service or worse within 0.8km: score 0  
b) within 0.8km of 30-min service (or potential to be): score 2 
c) within 0.4km of 30-min service (or potential to be): score 3; 
d) within 0.8km of 15-min service (or potential to be): score 4 
e) within 0.4km of 15-min service (or potential to be) : score 5; 

2.3 Proximity to strategic 
highway network 

Score on basis of distance from the road network as follows: 
a) >2.0km from 'A' road: score 0 
b) within 2.0km of 'A' road: score 1 
c) within 2.0km of the Primary Route Network: score 2  
d) within 1.0km of the Primary Route Network: score 3 
e) within 0.5km of the Primary Route Network: score 4 
f) within 0.5km of a Trunk Road (A30/A38): score 5 

Proximity to key services  

3.1  Proximity to key 
services 

For each of the following, score 1 point per service within 0.8km and 2 
points per service within 0.4km (up to a maximum potential score of 20): 
(i) primary school; (ii) playing field/park or open space; and (iii) health 
centre/GP.  For each of the following services, score 1 point per service 
within 2km and 2 points per service within 1km:  (i) secondary school or 
middle school; and (ii) indoor sports/leisure centre. 

3.2  Proximity to town 
centres 

'Town centres' are as defined by Retail study.  Score as follows: >2km 
from a town centre: score 0; between 1.6 and 2km from a town centre: 
score 1; between 0.8 and 1.6km from a town centre: score 2; between 0.4 
and 0.8km from a town centre: score 4; within 0.4km of a town centre: 
score 5. 

Economy    

4.1  Job density in the 
local area 

 

Higher than 0.7 - score 2, between 0.6 and 0.7 - score 1, lower than 0.6 - 
score (-1) 

4.2 Number of 
settlements over 10,000 
population 

Qualitative assessment: the number of settlements with population above 
10,000 within 30 mins drive-time area were identified and taken into 
account. Proximity to existing larger settlements ensures that the 
development sites are not isolated islands in the middle of nowhere with 
no possible access to nearby markets and services. Most of the sites 
assessed have 5 to 7 settlements nearby, whereas the rest have 0. 

Landscape and biodiversity   
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5.1  Soil quality Loss of >1ha of Grade 3 agricultural land: score (-2) 
Loss of >1ha of Grade 4-5 agricultural land: score (-1) 
Loss of <1 ha of Grade 3-5 agricultural land: score 0 
No loss of agricultural land: score +1.   
For any sites where >50% intersects 'unstable land', subtract 2 points 
from total score. 

5.2  Landscape and visual 
potential 

Development should have potential to enhance the setting of the site and 
its character and context.  It should improve the visual appearance of 
previously developed land where this is on or near the site. 

Assessment of landscape character areas: 

- Have capacity for change and will substantially enhance the setting of 
the development (iconic and unique landscape and heritage features 
that contribute towards local distinctiveness and can be retained and 
enhanced): score 2  

- Have capacity for change and will in part enhance the setting of the 
development (Iconic and unique landscape and heritage features that 
contribute towards local distinctiveness and can be retained and 
enhanced): score 1 

- Have some capacity for change with only minor or isolated deleterious 
effect: score 0 

- Site is very sensitive to change and development will  cause 
substantial deleterious effect  on the site's  character  and context: 
score -1 

5.3  Heritage potential Development should have potential to conserve and enhance the site's 
existing heritage assets: 

- score 2 if heritage features/buildings or Conservation designated areas 
can potentially be integrated within the development to add 
substantially to the site's  distinctiveness 

- score 1 if heritage features/buildings or Conservation designated areas 
can potentially be integrated within the development to add partially to 
distinctiveness 

- score 0 if no listed buildings , CAs or likely known archaeological 
features 

- score -1 if heritage or archaeological features/buildings or designations 
are compromised by development  and partially restrict site but 
capacity of site retained 

- score -2 if heritage or archaeological features/buildings or designations  
significantly compromise the development of the site and  the historic 
character , and restrict  development to under to 800dw and other eco- 
development uses. 

5.4  Biodiversity potential - Have good on site capacity/habitats and /or adjacent to 
capacity/habitats to be retained and enhanced or can be well mitigated 
elsewhere (on or off site) that will allow for a net gain in local 
biodiversity potential: score 2 

- Have some on site capacity/habitats and /or adjacent to 
capacity/habitats to be retained and enhanced or can be well mitigated 
elsewhere (on or off site) that will allow for a net gain in local 
biodiversity potential: score 1 

- Have poor on site capacity/habitats and /or adjacent to 
capacity/habitats to be retained and enhanced or can be well mitigated 
elsewhere (on or off site) that will allow for a net gain in local 
biodiversity potential: score 0 

- Some potential to damage local BAP species habitats: score -1 
- Significant potential to damage or fragment UK BAP species habitats 

or adjacent nationally/internationally designated reserves: score -2 
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5.5  Green infrastructure 
potential 

- score 6 if potential to provide 40% greenspace that is able to conjoin 
and link to adjacent GI and has multifunctional potential; 

- score 4 if potential to provide 40% greenspace that is able to conjoin 
and link to adjacent GI but little multifunctional potential 

- score 2 if the greenspace site capacity is lower than 40% there is a 
potential to provide required greenspace together with adjacent areas 
that is able to conjoin and link to adjacent GI and has multifunctional 
on site potential; 

- score 0 if potential to provide 40% greenspace with multifunctional 
potential but it is unlikely to link up with any adjacent GI network;  

- score -2 if potential to provide 40% greenspace with very limited 
multifunctional potential and it is unlikely to link up with any adjacent 
GI network;  

- score -4 if provides less than 40% greenspace 
5.6  Flood control 
potential 

40%+ of site within Flood Zone 2: score -3; 
less than 40% within Flood zone 2 or  within Flood Zone 1: score 0 

Renewable energy resources 

6.1 Availability of wind 
resources 

Each of the sites have been assessed using the wind speed database 
from DECC11, this provides indicative wind speeds for locations 
throughout the UK.  A wind speed of 6 meters per second or more at a 
hub height of 10m indicates that a wind turbine would generate a good 
level of energy.  One point has therefore been awarded for these sites, 
providing that the topographical analysis of the site does not show that 
the site would not be suitable for the placement of a wind turbine (e.g. if 
the site is in the lee of a hill where the wind is likely to be turbulent). For 
sites that have a wind speed over 7m/s 2 points have been awarded. 

6.2 Proximity to heat 
generators 

Significant carbon dioxide savings can be made by connecting buildings 
in new developments to an energy network.  Energy networks allow 
electricity to be generated using a combined heat and power system, 
where the waste heat produced as part of the electricity generation 
process can be used by the buildings on site (conventional power stations 
cannot use the waste heat generated as they are not located close to 
other buildings). In order to develop energy networks to use combined 
heat and power technology it is beneficial to have existing large heat 
users in the area to add an additional heat load.  Where large heat users 
that are likely to have a single heat source (such as schools and 
hospitals) have been identified close to the site (within 500 meters) an 
additional point has been awarded. 

6.3 Potential of the site to 
accommodate renewable 
energy technologies 

Ground source heat pumps generate low carbon heat using the latent 
heat in the ground.  The heat is extracted by laying pipes in the ground, 
either horizontally one meter below the surface or vertically up to 100 
meters below the surface.  The efficiency of the heat pump is dependent 
upon the thermal conductivity of the soil.  In general, relatively higher 
values of thermal conductivity are associated with granular soils 
containing silt or clay portions than with clean granular sandy soils.  
Ground source heat pumps would not be appropriate for sites that 
situated on hard rocks (such as granite) as the rock is difficult (and 
therefore very costly) to drill into.  However, the Felsic hard rocks that are 
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present in Cornwall have a good potential to yield geothermal energy from 
the Radon deposits in the rocks12.  Where a site is situated on Felsic rock 
two points have been awarded as there is the potential to generate a 
large amount of energy ( a 4MW geothermal plant is currently planned at 
the Eden Project).  All of the sites that are not situated on hard rocks are 
situated on mudstone, siltstone or claystone all of which have a relatively 
high thermal conductivity, which makes the soil type very suitable for the 
use of ground source heat pumps.  Half a point has therefore been 
awarded to these sites, the lower scoring for sites that are suitable for 
ground source heat pumps compared to those suitable for geothermal 
energy generation is due to the significant difference in energy yield from 
the two technologies. 

Site assessment results 

4.4 Full site assessment tables are presented in the Appendix 5.  

Sites located close to urban centres - SHORTLISTED 

Maiden Green, Truro (RTP2) and Stencoose Farm, Treliske, Truro (RTP 12) 

4.5 These sites are located on the edge of Truro. The total score achieved by the Maiden 
Green site is 29.5 and the total score achieved by the Stencoose Farm site is 30.5. Both 
sites are recommended for shortlisting as an eco-community on the edge of Truro provided 
that developers agree to deliver an eco-community at least to the standards defined in 
local13 or national14 policies on eco-developments. Both sites have passed the assessment 
on their own, however if both sites are to be developed then a joint masterplan would be 
required. 

College & Kerwick Farms, South of Penryn (RTP3) and Land off Hillhead Road, Falmouth 

(RTP6) 

4.6 The sites are located south of Penryn. The total score achieved by College & Kerwick 
Farms site is 33 and the total score achieved by the site off Hillhead Road, Falmouth, is 
25.5. The site off Hillhead Road, Falmouth, may be difficult to link to the College & Kerwick 
Farms site and any future eco-development masterplan should consider how this can be 
resolved. College & Kerwick Farms site can only deliver a minimum of 800 dwellings if 20% 
of its green infrastructure requirement is provided outside the site and therefore cannot be 
taken forward separately. The land off Hillhead Road, Falmouth (RTP6) on its own or a 
combination of College & Kerwick Farms site (RTP3) and the site off Hillhead Road, 
Falmouth (RTP6) are recommended for shortlisting as an eco-community on the edge of 
Penryn provided that developers agree to develop a joint masterplan if both sites are taken 
forward and deliver an eco-community at least to the standards defined in local or national 
policies on eco-developments. 

                                                
12 Source: British Geological Survey’s Geothermal Energy Map of the UK 
(http://www.bgs.ac.uk/research/energy/energy_geothermal.html)  
13 For instance, in the St Austell, St Blazey, and China Clay Area Regeneration Plan (the first example of eco-
development policy in Cornwall) 
14 PPS1 Supplement on eco-towns and its successor policies 

http://www.bgs.ac.uk/research/energy/energy_geothermal.html


 Cornwall Core Strategy Eco-communities Study 

Final Report | September 2011  28 

Land at Treswithian, Tregenna Lane and Cogegoes Farm, Camborne, and Land at 

Killivose, Camborne (RTP4 and RTP16) 

4.7 The total score achieved by the Treswithian / Cogegoes Farm site is 36 and the total score 
achieved by the site at Killivose is 36.5 (highest achieved score). The site at Killivose 
cannot be taken forward on its own as it is not possible to deliver a minimum of 800 
dwellings on this site. Both the site at Treswithian / Cogegoes Farm (RTP4) on its own and 
together with the site at Killivose (RTP16) are recommended for shortlisting as an eco-
community on the edge of Camborne provided that developers agree to develop a joint 
masterplan if both sites are taken forward and deliver an eco-community at least to the 
standards defined in local or national policies on eco-developments. 

Carvinnack Farm, Shortlanesend, Truro (RTP7) 

4.8 The total score achieved by this site is low at 17.5. Despite sufficient number of dwellings 
possible on this site in terms of the Call for Sites threshold the site does not provide 
walkable access to most of the services and is not in close proximity to strategic highways 
with access to existing bus stops and a railway station being average (longer distances to 
walk). With 1,203 potential dwellings the site does not have capacity to support a 
secondary school. The site does not have any other issues, except potential issues with the 
capacity of the B3284 road. We recommend that this site is taken forward to the next stage 
so that the public consultation helps to identify whether there can be support for the site 
locally as it may create opportunities to enhance service provision in Shortlanesend village. 
In this particular case, the next stage of assessment should explore the potential to 
strengthen services in the village and its capacity, as a whole, to become an eco-
community including, for example, through the development of a village wide masterplan. 

Land to the west of Coldstyle Road, Liskeard (RTP15) 

4.9 The total score achieved by this site is very high at 31.5 despite the poor economy score. 
The site capacity is below the threshold indicated in the Call for Sites at 40 dph and 60% of 
the site area, however part of the GI may be provided outside the site boundary and this 
should be explored. The site may provide good opportunities for the local economy if the 
employment space is provided as much as possible within the site and an employment 
strategy addresses how the jobs will be delivered on-site due to very low job density within 
30 minutes drive time area. It is recommended that this site is shortlisted for an eco-
community development provided that developers agree to deliver an eco-community at 
least to the standards defined in local or national policies on eco-developments. 

Sites located close to urban centres – RECOMMENDED TO BE DROPPED 

Land at Penvose Farm, Penryn (RTP17) 

4.10 The total score achieved by the Penvose Farm site is 29, however the site does not provide 
a walkable access to services and is not capable of delivering sufficient number of 
dwellings to support good range of services, especially primary and secondary schools, on 
its own. As a result it is recommended that this site is dropped. It has been noted that the 
adjacent site - the Enys Estate, extending to around 16 hectares - may be brought forward 
for a development however the site submission itself did not include the Enys Estate during 
this Call for Sites.  
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Land at Widemouth Bay, Bude (RTP11) 

4.11 The total score achieved by the site at Widemouth Bay has the lowest score, which is 
negative at -1.5 affected by no walkable access to services, low job density in the area, and 
some major landscape and GI issues. The site is too small to provide some of the key 
services. As a result it is recommended that this site is dropped. 

Rame/Longdowns, Penryn (RTP13) 

4.12 The total score achieved by Rame/Longdowns site is very low at 11 affected by no 
walkable access to services and some major landscape and GI issues. The site is too small 
to provide a secondary school on its own. As a result it is recommended that this site is 
dropped. 

Delabole, Camelford (RTP20) 

4.13 The total score achieved by the Delabole site is very low at 6.5 affected by no walkable 
access to some of the services, poor transport links, low job density in the area, and 
difficulties of providing sufficient GI on-site. The site is too small to provide a secondary 
school on its own. As a result it is recommended that this site is dropped. 

Standalone sites - SHORTLISTED 

4.14 The following sites are large scale standalone sites that may have sufficient capacity to be 
developed as self-contained eco-communities. Their scores are somewhat lower compared 
to the sites located on edges of urban settlements because of no walkable access to 
services, however, due to their scale, they may be capable of providing their own services 
to a standard that could meet  the criteria used for this study and are worthy of further 
consideration. Due to a high level nature of this study there was not sufficient information to 
drop Degembris and Nancmear Farms site near Mitchell merely due to its low total score 
compared to other standalone sites. More detailed investigations as well as consultations 
with stakeholders and the public are required to understand what site would be preferable 
out of the three shortlisted. 

Degembris and Nancmear Farms, Mitchell (RTP8) 

4.15 The total score achieved by the Degembris and Nancmear Farms site is average at 18.5. 
The site is capable of supporting its own services. The site is located in an area with high 
job density within 30 minutes drive time. As a result it is recommended that this site is 
shortlisted for a standalone eco-community development provided that developers agree to 
deliver an eco-community at least to the standards defined in local or national policies on 
eco-developments.  

Ruthvoes and Quoit Farms, St Columb (RTP9) 

4.16 The total score achieved by the Ruthvoes and Quoit Farms, St Columb, site is average at 
25. The site is capable of supporting its own services. The site is located in an area with 
high job density within 30 minutes drive time. As a result it is recommended that this site is 
shortlisted for a standalone eco-community development provided that developers agree to 
deliver an eco-community at least to the standards defined in local or national policies on 
eco-developments. 
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Trenerry Farm, St Allen (RTP10) 

4.17 The total score achieved by this site is average at 21.5. The site is capable of supporting its 
own services. The site is located in an area with high job density within 30 minutes drive 
time. As a result it is recommended that this site is shortlisted for a standalone eco-
community development provided that developers agree to deliver an eco-community at 
least to the standards defined in local or national policies on eco-developments. 

Standalone sites – RECOMMENDED TO BE DROPPED 

Killiow Estate, Playing Place, Truro (RTP5) 

4.18 The total score achieved by the Killiow Estate site is 28.5 and the site overall would have 
provided an interesting opportunity for a standalone eco-development. However, the site 
has a large amount of high quality agricultural land that should be safeguarded.  This land 
cuts across the site and divides it up into a series of disjointed developable parcels.  
Although the total amount of land not of high quality agricultural value is sufficient to take 
the site into the second stage of assessment, the available land is dispersed across the site 
and would not allow for a coherent development as an eco-community. As a result it is 
recommended that this site is dropped. 

Summary 

4.19 Eleven sites passed the assessment using the above discussed criteria. A number of sites 
had very high scores.  Some were not sufficiently large to warrant recommending them for 
eco-communities development on their own and they passed through in combination with 
another nearby site. The latter category included the following recommendations:  

 The site at College & Kerwick Farms, South of Penryn, should be linked with the site off 
Hillhead Road, Falmouth;  

 The land at Killivose, Camborne, needs to be developed together with the site 
Treswithian, Tregenna Lane, and Cogegoes Farm, Camborne.  

 Two large sites - Maiden Green, Truro, and Stencoose Farm, Treliske, Truro, - are 
bordering each other and hence if both are to be developed a joint masterplan would be 
strongly recommended. 

4.20 The site at Carvinnack Farm, Shortlanesend, Truro, is the only one recommended to be put 
forward for the eco-communities development despite its size being below the threshold. 
The site scored highly during the assessment. It was decided that potential benefits of the 
eco-development should be explored with the existing community of the village, to which 
this site is adjacent.   
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Table 4.1 Shortlisted sites after Stage II 

Unique 
site 

referenc
e 

Site Name Site 
Area, Ha 

Remaining 
Site Area 

after Stage I 
assessment

, Ha 

Total 
score 

Dwellings at 
40dph, 60% of 
the remaining 

area 

Notes 

RTP2 Maiden Green, Truro 42.21 42.21 29.5 1,013  

RTP3 College & Kerwick Farms, 
South of Penryn 

30.24 24.78 33 595 Should be 
linked with 

RTP6 

RTP4 Land at Treswithian, 
Tregenna Lane and 
Cogegoes Farm, Camborne 

50.44 50.41 36 1,210  

RTP6 Land off Hillhead Road, 
Falmouth 

36.69 35.60 25.5 854  

RTP7 Carvinnack Farm, 
Shortlanesend, Truro 

50.28 50.14 17.5 1,203 Subject to a 
whole village 
masterplan 

RTP12 Stencoose Farm, Treliske, 
Truro 

42.32 41.76 30.5 1,002  

RTP15 Land to the west of 
Coldstyle Road, Liskeard 

24.29 24.29 30.5 583  

RTP16 Land at Killivose, Camborne 18.38 18.38 36.5 441 Should be 
linked with 

RTP4 

RTP8 Degembris and Nancmear 
Farms, Mitchell 

142.08 141.58 18.5 3,398  

RTP9 Ruthvoes and Quoit Farms, 
St Columb 

141.37 139.73 25 3,354  

RTP10 Trenerry Farm, St Allen 129.66 129.23 21.5 3,101  
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5 RECOMMENDATIONS 

5.1 None of the sites we are recommending to take forward to the next stage of assessment 
clearly meet all the criteria for an eco-community, but the sites presented in Table 4.2 
above have sufficient potential that they are worthy of further assessment. Sites identified 
at this stage which show the most potential for an eco-community are:  

 Maiden Green, Truro (RTP2) and Stencoose Farm, Treliske, Truro (RTP12) combined, 
 Treswithian, Tregenna Lane and Cogegoes Farm, Camborne (RTP4) and Killivose, 

Camborne (RTP16) combined,  
 Ruthvoes and Quoit Farms, St Columb (RTP9), and 
 Trenerry Farm, St Allen (RTP10).  

5.2 College & Kerwick Farms, South of Penryn, (RTP3) and land off Hillhead Road, Falmouth, 
(RTP6) will need careful design of linkages between sites and the green infrastructure. 
However the sites are located between Penryn and Falmouth – an area that is well-
connected via a rail link and has seen some major economic transformations in recent 
years.  

5.3 Carvinnack Farm, Shortlanesend (RTP7) site is not large enough to be a standalone 
development, however the proximity to Truro and site location as an extension to an 
existing village, plus the ability to deliver more than 800 dwellings is a basis for 
recommending further consultation.  

5.4 Land to the west of Coldstyle Road, Liskeard (RTP15) is located on the edge of Liskeard 
and scores poorly in terms of the local economy – it will therefore require a strong 
economic strategy with careful planning of employment provision. In addition, the site is 
small and requires provision of green infrastructure outside the site boundary (20%).  

5.5 RTP8 scored lowest among the four standalone sites assessed, primarily, due to its lower 
score on proximity to strategic highways and landscape character. 

5.6 In terms of relevance to planning policy objectives, standalone sites and sites adjacent to 
towns and villages may fit Options 1 and 2 in the Core Strategy Options Paper (2010), 
whereas sites on the edge of key urban centres are in line with Option 1 and Option 3. Site 
at the Carvinnack Farm, Shortlanesend (RTP7) may show how to address development in 
smaller settlements; however it is located in close proximity to Truro and therefore benefits 
from this unlike more remote villages. 

5.7 The next phase of the process of identification of eco-communities sites will cover 
consultations with individual landowners/developers and a subsequent review by Cornwall 
Council of the shortlist of sites. The formal public consultation events for each of the sites 
will be undertaken involving statutory consultees and the public. Consultations will focus on 
the opinion of local communities about the prospect of having eco-communities in their 
vicinity and/or integrated with their neighbourhoods. 
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Table 5.1Site assessment process results 

Uniqu
e site 
refere
nce 

Site Name Site 
Area, 

Ha 

Remai
ning 
Site 

Area, 
Ha 

Stage I 
assessment 

result 

Stage 
II total 
score 

Dwellings 
at 40dph, 

60% of 
the 

remainin
g area 

Considerations that 
influenced Stage II 
assessment result  

Stage II assessment 
result 

RTP1 Land at Hatt, Saltash 14.7 10.7 Fail - too small     

RTP2 Maiden Green, Truro 42.2 42.2 Pass 29.5 1,013  Pass 

RTP3 College & Kerwick Farms, 
South of Penryn 

30.2 24.8 Pass – should be 
linked to RTP6 33 595 

High total score and potential  
to link to RTP6 

Pass – only if developed 
together with RTP6 

RTP4 Land at Treswithian, 
Tregenna Lane and 
Cogegoes Farm, Camborne 

50.4 50.4 Pass 
36 1,210 

High total score Pass 

RTP5 Killiow Estate, Playing 
Place, Truro 

175.0 66.7 Pass 
28.5 1,601 

High quality agricultural land 
splits the site into isolated 

parcels 

RTBD15 

RTP6 Land off Hillhead Road, 
Falmouth 

36.7 35.6 Pass - could also 
link to RTP3 25.5 854 

Relatively high total score and 
the link with RTP3 site 

Pass - could also link to 
RTP3 

RTP7 Carvinnack Farm, 
Shortlanesend, Truro 

50.3 50.1 Pass 
17.5 1,203 

The size of the site and its 
location close to Truro 

Subject to a whole village 
masterplan 

RTP8 Degembris and Nancmear 
Farms, Mitchell 

142.1 141.6 Pass 

18.5 3,398 

Not very different from RTP9 & 
RTP10 sites, requires further 

investigations and 
consultations 

Pass 

(standalone eco-
community) 

RTP9 Ruthvoes and Quoit Farms, 
St Columb 

141.4 139.7 Pass 

25 3,354 

Better performing but not very 
different from RTP8 & RTP10 

sites, requires further 
investigations and 

Pass 

(standalone eco-
community) 

                                                
15 RTBD – here: recommended to be dropped 
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Uniqu
e site 
refere
nce 

Site Name Site 
Area, 

Ha 

Remai
ning 
Site 

Area, 
Ha 

Stage I 
assessment 

result 

Stage 
II total 
score 

Dwellings 
at 40dph, 

60% of 
the 

remainin
g area 

Considerations that 
influenced Stage II 
assessment result  

Stage II assessment 
result 

consultations 

RTP10 Trenerry Farm, St Allen 129.7 129.2 Pass 

21.5 3,101 

Not very different from RTP8 
and RTP9 sites, requires 
further investigations and 

consultations 

Pass 

(standalone eco-
community) 

RTP11 Land at Widemouth Bay, 
Bude 

19.5 18.5 Pass 
-1.5 444 

Extremely low total score RTBD 

RTP12 Stencoose Farm, Treliske, 
Truro 

42.3 41.8 Pass 
30.5 1,002 

High total score Pass – could also link to 
RTP2 

RTP13 Rame/Longdowns, Penryn 34.6 32.1 Pass 11 771 Very low total score RTBD 

RTP14 Doublebois, Liskeard 42.0 8.1 Fail - too small     

RTP15 Land to the west of 
Coldstyle Road, Liskeard 

24.3 24.3 Pass 

30.5 583 

High total score Pass – requires a strong 
economic strategy and 

provision of GI outside the 
site 

RTP16 Land at Killivose, Camborne 18.4 18.4 Pass - when 
linked to RTP4 36.5 441 

Very high total score and 
potential to link with RTP4 

Pass – only if developed 
together with RTP4 

RTP17 Land at Penvose Farm, 
Penryn 

20.0 17.1 Pass - when 
linked to RTP3 29 410 

Small size of the site as linkage 
to other proposed Penryn sites 

cannot be established 

RTBD 

RTP18 Par Moor Road, Carlyon 
Bay, St Austell 

7.8 0.7 Fail 

  

  

RTP19 Splattenridden, Rose-an-
Grouse, Hayle 

33.8 0.0 Fail     

RTP20 Delabole, Camelford 33.9 24.4 Pass 6.5 586 Very low total score RTBD 
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Uniqu
e site 
refere
nce 

Site Name Site 
Area, 

Ha 

Remai
ning 
Site 

Area, 
Ha 

Stage I 
assessment 

result 

Stage 
II total 
score 

Dwellings 
at 40dph, 

60% of 
the 

remainin
g area 

Considerations that 
influenced Stage II 
assessment result  

Stage II assessment 
result 

RTP21 Little Narabo, Camon 
Downs 

0.8 0.0 Fail     
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APPENDIX 1 

Call for Sites Notice



 Cornwall Core Strategy Eco-communities Study 

Final Report | September 2011  A1.2 



 Cornwall Core Strategy Eco-communities Study 

 Final Report | September 2011  A2.3 

APPENDIX 2 

Development options maps from the Cornwall Core Strategy Options Paper 
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Source: Cornwall Core Strategy Options Paper, 2010



 Cornwall Core Strategy Eco-communities Study 

 Final Report | September 2011  A2.7 

APPENDIX 3 

St Austell, St Blazey, and China Clay Area Regeneration Plan: map of sites 
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The St Austell and Clay Area Eco-communities sites include sites 8, 9, 10, 11, 12, and 13:
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APPENDIX 4 

Typologies of Cornwall LSOAs 



 Cornwall Core Strategy Eco-communities Study 

 Final Report | September 2011  A2.10 

Characteristics of Each of the LSOA types 

 
The characteristics of each of the type of Lower Super Output Areas16 (LSOAs) are described below. 
These are based on analysis of the performance against each of the data indicators, and the relative 
performance against other clusters.  
 
LSOA Type One – 'Younger Suburbs' 
This Type includes 19 LSOAs, 6% of the total. It is found in or on the edge of towns and is 
characterised by the high levels of people employed in technical occupations, the large number of 
people that walk or cycle to work and the high levels of households in private rented accommodation. 
These factors point towards younger neighbourhoods with a combination of families and working 
couples. Low levels of short distance commuting indicate that for many, work is available locally. The 
incidence of long distance commuting shows that some residents travel away to work, possibly 
attracted to live in the LSOAs by the relative proximity to services and availability of housing.  
 
LSOA Type Two – 'Dependency and Local Employment' 
This Type includes 12 LSOAs, 4% of the total. It is found on the Lands End peninsular, mainly around 
Penzance and Newlyn. It has the highest level of benefit claimants and 'no car' households and by far 
the largest proportion of households living in social rented accommodation. There is also a relatively 
high level of jobs and workspace units within these LSOAs; the occupational structure is weighted 
towards the personal services, sales and elementary classifications 
 
LSOA Type Three – 'Town Fringe & Employment' 
This Type includes 12 LSOAs, 4% of the total. It is found in or next to major towns inland and includes 
some key employment sites, particularly in the public sector. The LSOA’s within the Type Three host a 
high number of workspace units and jobs and consequently LSOAs in this Cluster are a major 
contributor to the county’s GVA.. The people that live in the LSOAs are relatively affluent; there is a 
high level of owner-occupation and low level of social rented accommodation. The numbers of 
households with two or more cars is high as is the proportion of people with high level skills.  
 
LSOA Type Four – 'Gloweth and Treliske' 
This Type includes a single LSOA; Carrick 005C; Gloweth and Treliske. It is defined by the very high 
number of workplace units and jobs which it hosts. This is the commercial centre in Truro. The LSOA 
has very high numbers of people of pensionable age, claims of pension credit and households without a 
car.  
 
LSOA Type Five – 'Sparse Rural' 
This Type includes 46 LSOAs, 14% of the total. It includes the majority of the larger LSOAs, where the 
population is more sparse. It is found in rural and coastal areas, covering much of North Cornwall, the 
area around Polperro, between Falmouth and Mevagissey and on the Lizard and Lands End 
peninsulas. This Type has highest levels of second homes, of homeworkers, of households with two or 
more cars and of long distance commuters. It also has the highest proportion of people of pensionable 
age and is furthest from service points. The distribution of the occupational classifications of those 
working is weighted towards the skilled trades and elementary classifications.  
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LSOA Type Six – 'Town Catchment' 
This Type applies to the largest section of the population. It covers 102 LSOAs, 31% of the total. It is 
found mainly, but not exclusively in the west of the county, but is scattered. It tends to relate to the local 
hinterland of smaller towns. It is found mainly inland but there are exceptions, in particular related to 
Bude, St.Ives, Newquay and Penzance. The Type Six LSOAs have high levels of short distance 
commuting, and hosts limited numbers of workplace units and jobs. People that live in these LSOAs are 
more likely to own their homes than in any other LSOA – it has the highest level of owner occupation,. 
People in these LSOAs are likely to be economically engaged in the county or not reliant on earned 
income – there a relatively low levels of second homes and long distance commuting is only just above 
average. Skill levels are relatively high and there is a reasonably low incidence of benefit claims. The 
spread of occupational classification follows the county’s average, although there is a high level of 
employment in the tourism sector.  
 
LSOA Type Seven – 'Urban Neighbourhoods' 
This Type includes 52 LSOAs, 16% of the total. The LSOAs in this cluster are mainly small and 
therefore densely populated. This cluster is mainly related to towns but is also found in a few LSOAs in 
the rural part of central Cornwall. Again these LSOAs are small pointing towards a location in larger 
villages or settlements. The Cluster hosts few workplace units and jobs, indicating that the primary role 
of the LSOAs within it is residential. The people that live in the LSOAs seem likely to work in the local 
economy – there are below average levels of short distance commuting and the lowest incidence of 
long distance commuting and second homes of the 8 typologies. Employment is weighted towards the 
personal service, sales, process and elementary occupational classifications. 
 
LSOA Type Eight – 'Key Service Centre Commuters' 
The final Cluster includes 83 LSOAs, 25% of the total. It is found in the far east of the County, on the 
south coast related to Looe and throughout much of the 'central' western end of the County. It appears 
to be related to the hinterland of some key service centres. LSOAs in this Cluster are mid sized pointing 
to an accessible rural rather than urban character. This Cluster is similar in many ways to Cluster 6, but 
LSOAs within it appear to be slightly more affluent. It hosts a relatively few workplace units or jobs, but 
slightly more than Cluster 6. It has the highest number of short distance commuters, but slightly fewer 
long distance commuters than Cluster 6. It has low numbers of 'no car' households and a relatively high 
number of households with 2 or more cars (slightly more than Cluster 6). Its residents are highly skilled 
(more so than Cluster 6). There are slightly more holiday homes than in Cluster 6, although still 
relatively few compared to other parts of the County. Levels of benefit claimants are low. Employment is 
weighted towards the professional, technical and skilled trade occupational classifications. Levels of 
employment in personal services, sales, elementary and process classifications are well below the 
County average and lower than in Cluster 6. 
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APPENDIX 5 

Detailed Stage II Site Assessment Table (Separate Volume Report) 


