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Questions for Clarification St Cleer Neighbourhood Development Plan.  

I am Deborah McCann, the independent examiner of the St Cleer Neighbourhood 

Development Plan 2019-2030. I seek clarification on the following policy/supporting 

information. These questions are directed to the Qualifying Body. 

1. POLICY 1 – SETTLEMENT DEVELOPMENT BOUNDARIES 

1. Settlement development boundaries are set for the following villages: 

a. Commonmoor 

b. St Cleer 

c. Hockings House 

d. Darite 

e. Tremar 

f. Tremar Coombe 

g. Higher Tremarcombe 

h. Crows Nest 

The Settlement Development Boundaries are shown on the Map 2. They 

accommodate the development proposals set out in NDP Polices 17 and 22. 

2. Within each Settlement Development Boundary, there is a presumption in favour 

of sustainable development that will apply to proposals for small scale infill and the 

development of previously developed land that respect the setting, scale, form and 

character of the settlement and the criteria set out in NDP Policy 16. 

QUESTION 
The policy is entitled “Settlement Development Boundaries”. Please clarify whether 

the policy is seeking to establish settlement boundaries or development boundaries? 

Map 2 appears to show 9 settlement/development boundary areas, but the policy 

only refers to 8. Please clarify whether the intention of the policy is to create a 

settlement/development boundary around the Horizon site or whether this appears 
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on this map in error as it is intended as a site allocation? It would be helpful to be 

provided with a larger scale map so that the details of the proposed boundaries can 

be more clearly identified.  

Response: 

The intention is to establish development boundaries for each settlement, hence 

the term ‘Settlement Development Boundaries’. Settlement is the preferred term as 

‘village’ was thought to imply a place with a range of services etc which is not the 

case with most of the Parish’s settlements. 

In drawing up the development boundaries, the advice of Cornwall Council 

(http://www.stcleerplan.org.uk/data/uploads/591.pdf ) was taken into account and a 

detailed assessment carried out 

(http://www.stcleerplan.org.uk/data/uploads/569.pdf). The Sustainability Checklist 

Appendix 2/4 also discusses the settlement development boundary proposals from 

a heritage perspective (https://plansupport.services/wp-

content/uploads/2019/11/St-Cleer-Sustinability-Appraisal-v2-compressed.pdf). 

The intention was to be clear that within the development boundary there is a 

presumption in favour of sustainable development of small scale infill and 

previously developed land, and that outside of the Settlement Boundary 

development will not be supported unless it is in accordance with CLP Policy 7, or 

CLP Policy 9 and NDP Policy 18 (Affordable Housing Rural Exception Sites), and 

NDP Policy 2 (Rural Gaps). This is explained in NDP Policy 1, paras 2 and 4.  

In NDP Policy 1, para 3, it is explained that the development boundaries were 

drawn up to enclose two specific sites that were identified to meet housing needs 

in Policy 17, ie the land r/o the Stag in St Cleer, and Horizon Farm. Both are also 

identified as ‘allocations’ in Policy 17.  It seemed logical that as we had conceived 

the Horizon Farm proposal as a ‘Sustainable Rural Settlement’ (See Policy 22) it 

should also have a settlement development boundary.  In retrospect it may have 

been clearer to also have identified Horizon Farm in the list of settlement 

development boundaries set out in NDP Policy 1 para 1. It is also noted that line 1 

of Policy 17 and 18 incorrectly refer to ‘village settlement boundaries’ rather than 
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settlement development boundaries’ and the Parish Council would support a 

modification to amend these points. 

With regard to the settlement development boundary maps, Section 10 of the NDP 

which gives individual maps for each settlement, and the detailed study referred to 

above may also help. We have also produced a  zoomable version of map 2 that 

may assist: ( https://plansupport.services/wp-content/uploads/2020/05/St-Cleer-

Parish-NDP-1.png ). 

2. POLICY 2 - RURAL GAPS 

1. Rural Gaps are defined between the settlements of: 

a. St Cleer - Hockins House 

b. St Cleer – Higher Tremar 

c. St Cleer - Tremar Coombe – Lower Tremar 

d. St Cleer- Horizon Farm- Lower Tremar 

e. Tremar Coombe – Higher Tremar – Darite 

f. Lower Tremar – Tremar Coombe – Crows Nest  

g. Darite – Crows Nest 

As shown on Map 7 following. 

2. Rural Gap areas will be subject to CLP Policy 7 as they are ‘open countryside’. 

However, they are not regarded as being appropriate locations for development such 

as CLP Policy 9 rural exception affordable housing sites. 

3. Any development proposals coming forward under Policy 7 within the Rural Gaps 

will be supported where they are located and designed to maintain the separation of 

the settlements, the visual openness and landscape character of the gaps, through: 

a. Locating structures where they will be viewed against existing built form; 
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b. Retaining the proportion and scale of built structures and the space between 

them; 

c. Referencing the built vernacular of the neighbourhood area; 

d. Conserving and restoring traditional boundary treatments; 

e. Comprehensive landscaping with appropriate plant species in boundary 

treatments which integrate with, and wherever possible, deliver enhancements to the 

rural landscape character; 

f. Avoiding interference with obvious wildlife corridors and incorporating additional 

links; 

g. Respecting the character or setting of heritage assets and historic routes located 

between settlements. 

QUESTION 

This policy covers significant areas of land within the Parish. Point 2. seeks to restrict 

the application of policy 9 of the Cornwall Local Plan within these areas. Policy 9 is a 

strategic policy of the Cornwall Local Plan and in order to meet the Basic Conditions 

the neighbourhood plan must be in general conformity with the strategic policies of 

the Cornwall Local Plan. Please clarify how point 2. meets the Basic Conditions. 

Please clarify why the areas covered by point 2 “are not regarded as being 

appropriate locations for development such as CLP Policy 9 rural exception 

affordable housing sites” on the basis that the definition of Rural Exception Sites (in 

the NPPF 2019) is: 

“Small sites used for affordable housing in perpetuity where sites would not normally 

be used for housing. Rural exception sites seek to address the needs of the local 

community by accommodating households who are either current residents or have 

an existing family or employment connection. A proportion of market homes may be 

allowed on the site at the local planning authority’s discretion, for example where 

essential to enable the delivery of affordable units without grant funding.” 
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Please clarify how the neighbourhood plan would meet the need for affordable 

housing with this restriction imposed by point 2.  

Response: 

The in para 9.1.4 the justification for NDP Policy 2 explains the logic behind the 

need to avoid CLP Policy 9 exceptions in the Rural Gaps. 

The Parish Council fully understands, appreciates the importance of, and supports 

the use of NPPF and CLP Policy 9 guidance for rural exception affordable 

housing. However, it is something of a blunt tool which we feel should be carefully 

interpreted to take account of local circumstances. In St Cleer Parish there are 

particular local circumstances related to the historic pattern of development with a 

cluster of several settlements separated by narrow bands of attractive countryside, 

located within the designated World Heritage Site and its setting and also in the 

setting of the Cornwall AONB. 

This distribution of several well-defined settlements in close proximity, each with a 

lengthy settlement edge that faces towards nearby settlements, along which sites 

could come forward that fall within the criteria of CLP Policy 9 as being ‘outside of 

but adjacent to the existing built up area’, could lead to an unusual frequency and 

concentration of rural exception sites. This could gradually erode the openness 

and landscape character of the green spaces between the settlements, the loss of 

the individual distinctiveness of each settlement and their sense of place, and 

harm to the role of the gaps as both a setting for heritage assets and an 

expression of the mining heritage story in the area, impinging on the significance 

and value of the WHS. 

Such a concentration of rural exception sites would also have the potential to 

increase pressures on the local road network and community services and add 

unreasonably to populations in settlements lacking basic services.  

Balanced against these concerns is the need for more affordable dwellings in the 

Parish, which at May 5th 2020 stood at 29 according to CC Homechoice, as 

follows: 
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However, PP exists for rural exception sites at Darite (PA16/01027) for 15 

affordable dwellings, and at Penhale Farm, St Cleer (PA18/02930) for 26 dwellings 

(of which 14 are affordable dwellings) and at Hockings House St Cleer 

(PA19/08136) for 8 dwellings (of which 4 are affordable dwellings). This is 33 

affordable dwellings consented against a need for 29, plus a further 16 open 

market dwellings, totalling 49 dwellings against a CLP requirement for 10.  Not 

only does this show that housing need is more than met, but also it is noticeable 

that two of PPs are within the proposed rural gaps surrounding St Cleer, and the 

other is within the proposed rural gap between Darite and Higher Tremarcoombe, 

illustrating their vulnerability.  

(In terms of affordable housing supply, it should also be noted that further 

affordable housing will result from the application of CLP Policy 8 on the Horizon 

Farm proposal). 

It should also be noted that NDP Policy 18 is clearly supportive of rural exception 

sites in line with NPPF and CLP policy 9, subject to local criteria.  

On balance therefore it is considered that the restriction on rural exception sites in 

the rural gaps is justified by the particular local circumstances, and as future needs 

for affordable housing can be met from rural exception sites located away from the 

rural gaps under NDP Policy 18, that NDP Policy 2. 2 does meet Basic 

Conditions. 

However, should the Examiner be minded to recommend that, in order to meet 

Basic Conditions, the restriction on CLP Policy 9 rural exception sites NDP Policy 

2.2 and 18.2 should be deleted, it is requested that instead: 

a). NDP Policy 2.3 be modified to read something like ‘Any development 

proposals coming forward under CLP Policy 7, CLP Policy 9 and NDP Policy 18 

Parish Band 1 bed 2 bed 3 bed 5 bed Total 
St Cleer A 4 2 0 0 6 

C 1 0 2 1 4 
D 0 1 0 0 1 
E 9 9 0 0 18 

Total 14 12 2 1 29 
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within the Rural Gaps will be supported where they are…(then as per existing 

Policy)’ 

b). As there could be subsequent affordable rural exception site developments 

alongside exception sites permitted in the rural gaps, which could lead to 

inappropriate ‘leapfrogging’ extensions of the built up area and ribbon 

development which could harm the characteristics and purpose of the gaps, NDP 

Policy 18.2 should be modified to say something like ‘Where the site is within a 

Rural Gap as defined in Policy 2.1 the development is located and designed in 

accordance with NDP Policy 2.3 and cumulatively with other developments would 

not significantly erode the separation of the settlements that are separated by the 

Rural Gap, nor its visual openness and landscape character.’ 

c). It is further suggested that to be consistent and help avoid further ‘leapfrogging’ 

extensions, that the Rural Gap designation should be modified to cover the 

currently consented exception sites at Penhale Farm, St Cleer, and at Hendra, 

Darite. 

3. POLICY 13 – LOCAL GREEN SPACES 

1. The neighbourhood plan designates the following locations as local green spaces 

(as shown on the proposals Map 6 

a. Land at Redgate, fronting St Cleer Road 

b. Land r/o White Cottage, Commonmoor 

c. Land r/o Tor Cottage, Commonmoor 

d. Land fronting Tremar Stream, Tremar Coombe 

e. Land at Higher Tremar 

f. St Cleer Downs 

g. Tremarcoombe Common 
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h. Torplain Common 

i. Hendra Close, Darite 

j. Allotment Gardens 

2. Development that would harm the openness or special character of a Local Green 

Space or its significance and value to the local community will not be permitted 

unless there are very special circumstances which outweigh the harm to the Local 

Green Space. 

3. The provision of infrastructure such as water troughs and fencing which are 

required to bring about active grazing and facilitate the management of Common 

Land areas identified as Local Green Spaces will be supported. 

QUESTION 

Can you please confirm that the owners of the proposed LGS have been consulted 

and have they responded? Please provide copies of the responses you have 

received. 

RESPONSE: 

Most of the LGS are Conclusive Registered Common Land under s4 of the 

Countryside Rights of Way (CRoW) Act 2000 and is mapped as access land under 

that Act and are subject to the ‘right to roam’. The owners and those with 

commoners’ rights to graze etc are represented by the Bodmin Moor Commons 

Council and the St Cleer Commoners Association. Both were consulted on the 

NDP at the R14 stage. The BMCC response is available here: 

https://plansupport.services/wp-content/uploads/2020/05/Fwd-BMCC-Comments-

on-St-Cleer-Neighbourhood-Development-Plan.pdf  

St Cleer Commoners Association did not reply formally at that stage but were kept 

informed of the NDP provisions by the NDP Steering Group Chair. The Association 

did later reply in connection with Horizon Farm following a further direct approach. 
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Individual owners of both Common Land and other proposed LGS sites were not 

consulted directly on the LGS proposal, as it was considered that consultation 

through the two Associations and through the delivery of a Summary Leaflet and 

comments form to every household in the Parish was sufficient given the 

resources available to the Parish Council. 

However, the LGS include the site at Hendra Close, Darite, owned by Devon and 

Cornwall Housing (now LiveWest Housing) who were consulted on the whole NDP 

at R14 stage but did not reply. The allotments site at Bakers Hill, St Cleer is owned 

by the Parish Council so no consultation was necessary, although the St Cleer 

Parish Allotment Society was consulted on the whole NDP but did not reply. 

4.POLICY 17 – NEW HOUSING DEVELOPMENT SITES 

Land is allocated for developments at the following sites within the Village Settlement 

Boundaries as shown on the proposals map, subject to the same criteria as 

paragraphs a to h above: 

Site 2 Land at Horizon Farm, Tremar – 60 to 70 homes – See Policy 22, NB see also 

Policy 18 below. 

POLICY 22 - HORIZON FARM SUSTAINABLE RURAL SETTLEMENT 

1. Sustainable development options which regenerate the Horizon Farm site in a way 

that maximises the social, environmental, economic and cultural benefits to the 

community of St Cleer Parish will be supported including: 

a. Residential development comprising about 60 to 70 dwellings, of which at least 

25% should be for affordable rented accommodation, with a mix of smaller units 

suitable for younger and older residents, and family homes. 

b. An Extra Care facility located close to community and retail facilities. 

c. Employment uses which: 

i. Provide employment and or business opportunities within A1- shops, A3 
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restaurants/cafes, B2- businesses, B3 – Storage, D1-Non-Residential Institutions 

and D2 assembly, and 

ii. Provide diversification or expansion opportunities for existing local businesses in 

the parish, and 

iii. Provide or enhances community facilities in the parish, and 

iv. Provide facilities that would attract tourism to the area, 

d. Retail uses which: 

i. Provide grocery and ‘top up shopping’ that reduces the need of Parish residents to 

travel to Liskeard 

ii. Provide services which complement the residential and extra care facility 

e. Leisure uses which provide facilities such as a community orchard, allotments, 

green open space, play spaces, recreation value in the form of a community park 

2. Proposals to regenerate the site, to be set out in a master plan, must: 

a. Use an appropriate mix of non-reflective material textures, subdued colours, 

characteristic building forms and massing, rooflines and landscaping to ensure that 

the appearance of the development is consistent with views from the WHS and 

AONB of existing historic settlements in the vicinity and breaks up the profile of 

structures when seen as the foreground to the AONB/WHS; 

b. Provide shared pedestrian/cycle off highway routes through Common land to 

connect the site with Tremar and St Cleer, in partnership with the St Cleer and 

District Commoners Association; 

c. Incorporate an off-site traffic calming scheme for the road linking Lower Tremar to 

the B3254; 

d. Mitigate any pollution remaining on the site remnant from its previous intensive 

agricultural use and ensure that no off-site contamination occurs as a result of the 

development; 
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e. Maximise opportunities for the incorporation of sustainable energy production and 

zero-carbon footprint development and occupation. 

f. Provide for an archaeological watching brief as topsoil removed, and for any 

heritage features revealed to be retained in site layout and any landscaping scheme. 

3. Applications should include a Design and Access Statement derived from the 

master-planning process that illustrates satisfactorily how the above requirements 

have been met, through the use of a Landscape and Visual Impact Assessment, 

Ecology Report, Flood Risk Assessment, Phase 1 Contamination Study and Green 

Travel Plan and include an overall ‘sustainability statement’ which demonstrates how 

the proposed new settlement will achieve a high degree of sustainability, covering 

issues such as sustainable energy use, waste water treatment, habitat and 

biodiversity enhancement, reduction in need to travel. 

QUESTION 

Please clarify how the proposed allocation of the former Horizon Farm site for 

development has regard to the sustainable development principles which underpin 

the National Planning Policy Framework (2019). 

Please clarify how the proposed allocation of the former Horizon Farm Site for 

development is in general conformity with the strategic policies of the Cornwall Local 

Plan. 

Please clarify the allocation process including any evidence relating to any site 

assessment. 

I would particularly like the response to address the issues raised in connection with: 

a) PA15/02602 Outline application for a development containing up to 87no. dwelling 

houses, 1no. retail outlet, and change of use of 1no building from agricultural use to 

up to 40no. apartments. 

Decision: Refused Tues 18th Aug 2015 

Appeal Decision: Dismissed 

11 



 

 

     

 

 

 

Information Classification: CONTROLLED 

b) the Cornwall Council Reg 14 response: 

“Please also refer to the area team Planning Officer comments in respect of a 

previous planning application on this site and their consideration that this site is 

inappropriate for housing due to the lack of sustainable transport links to the main 

settlement area. Previous appeal decision has indicated that this site is inappropriate 

for housing. The planning inspector’s decision would be a material planning 

consideration in any future assessment of the site for housing.” 

And clarify why the site is considered a sustainable location for an extra care facility. 

RESPONSE 

1. Preamble 

1.1 To effectively respond, it is necessary to replay some of the recent 

history of this site and the allocation. 

1.2 The Horizon Farm site has a long history of environmental nuisance issues 

including significant noise, pollution, smell and fly infestation that were of extreme 

concern to the local community. Fortunately, these issues largely ceased when 

emerging new EC rules on animal welfare and hygiene led the site owner to 

relocate the business away from St Cleer in 2010. A long quest to find a suitable 

alternative use for the site then commenced.  

1.3 In discussions in late 2011 with the site owner and agents about finding a 

future use for the site, Cornwall Council officers recommended that that a Planning 

Brief was a necessary first step to pin down the issues that would need to be dealt 

with in any proposal. In January 2012 a Draft Planning Brief was produced by 

‘Planning for Results and AGS Architectural Services’ in which the introduction 

says it is prepared ‘in partnership with Cornwall Council, St Cleer Parish Council, 

and in consultation with Cornwall Councillor Mrs Derris Watson’. Copy at: 

http://www.stcleerplan.org.uk/data/uploads/592.pdf The draft Brief was not specific 

about the form of development that might replace the egg farm, but asserted that 

‘the site…provides an excellent opportunity to bring forward a modern, new mixed 

use development’ and identified the various aspects that would need to be studied 
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to support a future planning application. The Brief was not concluded, but on 

submission to the Parish Council in April 2012 it sparked the concept of producing 

an NDP, leading to the creation of a working party in November 2012 to manage 

the creation of the Plan. In August 2013 the Parish was Designated for an NDP. In 

July 2013 a public meeting was held to set the ball rolling, at which the Horizon 

project was discussed. At the September 2013 Steering Group meeting Horizon 

Farm was identified as a ‘Preferred Option’ for housing and business/job creation 

to be included in subsequent community consultation that was carried out in 

November 2013. Following a subsequent further community consultation held in 

July 2014 the site was included in the pre-submission draft NDP.  

1.4 Prior to the publication of this draft a formal SEA and HRA Screening Opinion 

was sought from Cornwall Council. The formal Statement on the Need for SEA 

and HRA issued by Cornwall Council as the competent body noted that the 

Environment Agency had confirmed that the level of growth proposed in the plan 

would not cause significant effects for matters within their remit, and that English 

Heritage and Natural England’s recommended changes to Policies ECR1, ECR2, 

and ECR6 had been included in the NDP. The Statement concluded that SEA and 

HRA were not required. In other words, the proposals in the NDP, including 

Horizon Farm, were considered not to be likely to generate any significant 

effects on the environment within the terms of the Environmental 

Assessment of Plans and Programmes Regulations and the Habitat 

Regulations. We believe that this is relevant in making any judgement as to 

whether the Horizon Farm proposal is sustainable development. See 

http://www.stcleerplan.org.uk/data/uploads/595.pdf 

1.5 The pre-submission draft NDP went through its formal Reg 14 consultation in 

December 2014 and January 2015. Following the review of comments made in 

response to the consultation, no amendments to the Horizon Farm proposal were 

considered necessary as no relevant comments were received. Notable, none of 

the comments, including those from Cornwall Council teams, suggested that 

the Horizon Farm allocation was not sustainable development. 
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(For information, the site appraisal carried out by the NDP Steering group, and the 

policies included in the R14 pre-submission draft NDP and the submitted version 

of the Plan are here: http://www.stcleerplan.org.uk/data/uploads/597.pdf ) 

1.6 In the meantime, the site owner and a developer were pursuing similar but 

somewhat larger scale proposals, as can be seen by reference to the planning 

history set out here: http://www.stcleerplan.org.uk/data/uploads/596.pdf The 

Parish Council was concerned that these were of an overlarge scale and did 

not offer the safeguards relating to access, road safety and affordable 

housing that the NDP sought. It raised objections to both the 2014 and 2015 

applications and made strong representations for dismissal at the 

subsequent Appeal of the latter refusal. 

1.7 The St Cleer Parish NDP was submitted to Cornwall Council on 19th February 

2015. After being checked as ‘legally compliant’ by the CC legal team, it was 

published for a 6 weeks consultation on 8th May. This resulted in a strong 

representation from the St Cleer Residents Association over Policy ECR3.3, an 

allocation for 50 dwellings on land west of St Cleer (within what is now proposed 

as the Rural Gap between St Cleer and Hockings House). So vehement was this 

representation that on 9th June 2015 the Parish Council voted to recall the plan for 

amendment. In effect eventually amounted to a ‘restart’ of the NDP that has led to 

the document which is the subject of the current Examination. To be clear, the 

recall of the 2015 NDP was not because of concerns about the sustainability 

of the Horizon Farm proposals. 

1.8 On restarting the St Cleer Parish NDP process, it was decided carry out a 

much deeper and critical depth of analysis of the evidence. This can be seen in the 

St Cleer NDP Settlement Boundary and Development Potential Analysis, the 

further round of scoping consultations, the extended Sustainability Check, and the 

Evidence Base Report. This approach led to some significant changes in the 

policies proposed but reinforced the logic of bringing forward Horizon Farm 

for housing, employment and community services use as a small 

sustainable rural settlement, hence the proposal brought forward under NDP 

Policy 22. 
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1.9 In view of the level of revisions made generally to the NDP, it was thought wise 

to seek a new SEA/HRA Screening Opinion. The formal Statement on the Need 

for SEA and HRA issued by Cornwall Council as the competent body found that a 

full SEA was not required as the NDP determines the use of a small area at local 

level and does not reveal any significant effects on the environment. In reaching 

this decision Horizon Farm proposal was ‘screened out’ as it was not considered to 

be on a significantly greater scale than the previous use, nor the types of impact of 

a markedly different nature or there to be a high level of contamination. The 

Screening Opinion also acted as an ‘Appropriate Assessment’ under HRA 

concluding that the potential effects on the Plymouth Sound and Estuaries SAC 

and Tamar Estuary Complex SPA from recreational disturbance were addressed 

through strategic mitigation though Cornwall Local Plan Policy 22. In other words, 

the proposals in the NDP, including Horizon Farm, were again considered 

not to be likely to generate any significant effects on the environment within 

the terms of the Environmental Assessment of Plans and Programmes 

Regulations and the Habitat Regulations. We believe that this is also relevant 

in making any judgement as to whether the Horizon Farm proposal is 

sustainable development 

1.10 It was also thought wise to rerun the Regulation 14 pre-submission 

consultation. Given the history described above, it was something of a surprise to 

the Steering Group to see the comments made by the Cornwall Council 

Development Managers, who had clearly linked the dismissed appeal application 

to the NDP proposals. There was concern that the comments were made on an 

uninformed basis by officers not fully aware of the previous history and the local 

situation and a naïve understanding of the potential alternative uses that the site 

could fall into. The Steering Group were therefore unable to accept the comments 

made, as the failed application referred to is significantly dis-similar to the NDP 

proposal and measures were now proposed to address the sustainability issues 

raised at the appeal. The suggestion that the farm ‘would be best utilised for 

agriculture or horticulture or at a push – low scale employment operation that does 

not generate significant traffic movements’ is wholly unrealistic. 

Agricultural/horticultural investment on the scale necessary is highly unlikely in this 

location well away from main markets and processors. However, were it to occur 
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the format and confines of the site imply that it might be in the form of 

‘concentrated animal feeding operations’ which is likely to generate similar issues 

of smells, noise, pollution and traffic generation associated with the previous egg 

production activity. Low scale employment is meaningless term, and substantial 

investment would be needed to convert the existing buildings to a suitable 

condition. The Steering Group considered that there is a real risk that unless a 

realistic and common-sense approach is taken to this site it will fall into dereliction 

or a mishmash of vague uses which create environmental problems and are far 

less sustainable, or a return to intensive agriculture that would seriously harm the 

area. 

1.11 The NDP Steering Group were also concerned that in the Regulation 14 

comments highway capacity and safety issues were being conflated with 

sustainability issues. Whilst it is acknowledged that there is some degree of inter-

relationship, capacity and safety issues can be overcome. 

1.12 The Chair of the NDP Steering Group therefore made contact with the  

Planning Group Leader for Neighbourhood Planning, from which it was concluded 

that the NDP Policy should be adjusted to ensure that the access issues were 

clearly addressed, and that the emerging masterplan should also be very clear in 

its exposition of the wider sustainability of the site. 

2. How the proposed allocation of the former Horizon Farm site for 

development has regard to the sustainable development principles which 

underpin the National Planning Policy Framework (2019) and is in general 

conformity with the strategic policies of the Cornwall Local Plan (including 

reference to Appeal Decision on Application PA15/02602). 

2.1 Although NDP Policy 17 is the allocation policy, to respond to this request for 

clarification the focus has been on NDP Policy 22 as that contains the main 

justification and policy criteria for the site. A matrix has been prepared which 

cross-references and compares NDP Policy 22 with NPPF 2019, the Cornwall 

Local Plan Strategic Policies [CLPSP], and the Appeal Decision. This is attached 

here: http://www.stcleerplan.org.uk/data/uploads/598.pdf. In short it finds that the 
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allocation is broadly in line with NPPF and CLPSP, with the main issue focusing on 

sustainable transportation. 

2.2 With regard to the Appeal Decision, the main point to make is that the 

development proposed by Policy 22 is not the same development as the 

appealed application. The previous planning application, subject of the dismissed 

appeal, proposed a mixed-use development but with a higher proportion of 

residential, and the non-residential element of the scheme was minimal, 

comprising only a single retail unit. The retail unit, as proposed, would have 

provided future residents with some limited provisions but would have been 

unlikely to cater for everyday needs for the residents of the site and its environs, 

thus encouraging additional journeys. However, NDP Policy 22 proposes to 

introduce a wider range of uses at the site such as retail, community and 

commercial uses, such that the site could become more self-sufficient and provide 

the required services and facilities that would reduce the need for residents to 

travel. It also proposes community space and workshop space which could 

accommodate small start-up businesses or hot-desking, access to small business 

and IT kit, and ‘maker space’ could cater for St Cleer parish residents in this 

location and from surrounding villages, which could also help avoid or reduce the 

length of journeys. Flexible working space and community areas could also be 

used for creches or extra care services, such as visiting Doctors, again reducing 

the need for travel further afield. Leisure facilities, both internal and external could 

provide local opportunities that also reduces the need to travel.  This could be of 

particular importance in the post-COVID era when home working and the need to 

access a wider range of services locally becomes much more significant. The shop 

and restaurant are already in operation and proving to be extremely popular with 

local people1. 

1 The Horizon Farm Shop has remained open during the COVID 19 crisis, taking orders by various 
mediums for those shielding and socially distancing for all or any food requirements . They have run 
a delivery service using volunteers to get the orders to those in need. Also many local residents have 
taken their exercise in the form of a walk to the shop from many areas of the parish, even if only to 
collect their daily paper or pint of milk, giving their exercise a purpose as well as providing physical 
activity. This being important for those who live alone and do not have company on their walk. 
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2.3 Such a mix of uses as proposed is considered to be far more likely to reduce 

the travel generated from local residents of the site and to reduce travel from the 

St Cleer settlements. 

2.4 Although local bus services are not up to urban frequencies, they do offer 

basic journeys to work (in Liskeard) and for shopping and access to health 

services. With a wider ‘offer’ from Horizon, the enhancement and extension of 

such services may become viable, particularly if increased funding is available as 

announced by the Transport Secretary on 9th May 2020, encouraging use by site 

residents and the residents of the other St Cleer settlements. 

2.5 With regard to local road conditions and pedestrian facilities it is considered 

that the offer given in the failed planning application was insufficiently developed to 

address the concerns raised by the Inspector. Although the NDP policy 22 

proposal is less likely to generate car journeys, for the reasons given above, it also 

proposes shared pedestrian/cycle off highway routes through Common land to 

connect the site with Tremar and St Cleer’s facilities, in partnership with the St 

Cleer and District Commoners Association. Admittedly this would still be subject to 

weather issues. The policy also requires an off-site traffic calming scheme for the 

road linking Lower Tremar to the B3254.  

2.6 It is accepted that the Horizon Farm location cannot be ‘connected’ to nearby 

villages with full highway provisions, such as surfaced and lit footways. However, 

the NDP Policy 22 proposes a mix of uses which will generate a different and 

reduced travel pattern and measures can be put in place to promote non-car 

based travel and sustainable travel modes can be enhanced with localised 

improvements and upgraded connections. (The majority of roads which connect 

the settlements do not have surfaced footways and even in the main village there 

are no street lights.) 

2.7 By promoting a range of options and requirements for development of the site, 

it is anticipated that the transport related issues, highlighted within the Planning 

Inspectors decision can be reduced in severity and mitigation can be secured to 

meet the policy requirements for delivery of a sustainable development 
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2.8 In the light of the preceding information, the Parish Council is firmly of 

the view that the dismissed Appeal development and the Horizon Farm NDP 

allocation are not comparable, and that the Appeal decision should not be 

treated as a material planning consideration in any future assessment of the 

site for housing. 

3. Clarification of the allocation process including any evidence relating to 

any site assessment. 

3.1 The allocation of Horizon Farm emerged from the analysis of the evidence 

base and the Settlement Boundary and Development Potential Analysis. It was 

realised that such an allocation would be complex so a Master Plan study was 

commissioned from AECOM using the Locality Technical Assistance support. The 

Master Plan study is here https://plansupport.services/wp-

content/uploads/2019/11/St-Cleer-Feasibility-report_ISSUE1_Optimized.pdf 

3.2 The discussions around the Master Plan guided the formulation of NDP Policy 

22. It is anticipated that any planning application would need to be based on and 

include a much more detailed Master Plan.  

4. Why the site is considered a sustainable location for an extra care facility? 

4.1 Evidence shows that the “Extra Care” model can help older people meet their 

need for their own front door, but with care and services available when they need 

them. This model has proven benefits in helping people avoid isolation and 

improve their health and wellbeing in their later years. The Cornwall Council 

Supplementary Planning Document on Housing: 

https://indd.adobe.com/view/d6991b3d-474f-4b3a-953a-77b4d812c222 

includes as section on Extra Care. It says that ‘Extra Care Housing should usually 

be located in good proximity to public transport, shops, amenities and facilities 

(such as GP surgery and pharmacy) with a level and safe route of access. 

However, there may be occasions where a range of sites are appropriate 

especially if more innovative models are proposed which include arrangements for 

smaller settlements. This scale of development however, is not likely to be 

appropriate for smaller settlements for which there is still likely to be a demand for 
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such housing. The Council therefore also encourages innovative solutions to the 

provision of extra care housing which meets the need at the right scale for the role 

and function of our towns and villages, including in our smaller rural communities. 

This could include the development of ‘hub and spoke’ forms of facilities to provide 

a range of care and support, enabling independence and rehabilitation’  

4.2 Cornwall Council have issued a series of profiles which indicate the future 

need for up to 3500 new extra care units by 2025. For the Liskeard area the need 

is for an additional 75 extra care units by 2025, and more will be needed beyond 

that: https://www.cornwall.gov.uk/media/36760009/extra-care-area-profiles-45162-

web.pdf 

It has issued a call for strategic partners to help it supply this requirement: 

https://www.cornwall.gov.uk/media/36731964/extra-care-brochure-45185-web.pdf 

4.3 St Cleer Parish Council are of the opinion that such a facility, located at 

Horizon Farm, could contribute to meeting this need following the innovative 

solutions route mentioned above. It could bring in additional investment to the site, 

meet local needs (as of 5th May 2020, of the one bed need, 11 of the 14 

households in need are aged 55 or over, indicating a need for accommodation 

designed to meet the needs of older people), provide local jobs for local people, 

particularly those with lower level qualifications, allow older people from the St 

Cleer parish community to stay near their friends and loved ones when their needs 

change as they grow older, support complementary uses such as the shop, the 

restaurant, any future community facilities, and overall support the sustainability of 

Horizon Farm. 

5. CONCLUSION 

5.1 The Parish Council is aware that unfortunately the failed Appeal application 

has become a stumbling block to the allocation of Horizon Farm as a sustainable 

rural settlement. However it believes there is a clear pragmatic planning case, 

firmly rooted in local circumstances and aspirations, for supporting the allocation, 

for the reasons set out in paras 9.71 and 9.72 of the ST Cleer Parish NDP:  
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 The site as it stands constitutes a massive potential problem for the area, 

for example if it were to revert to its former use or similar activity or into a 

major industrial or storage activity which  could bring significant noise, traffic 

and pollution that would very seriously harm the tranquillity, character and 

residential amenities of the nearby villages. 

 It could include local needs and market housing sufficient to take pressure 

off less suitable land alongside existing settlements; 

 employment opportunities, such as workshops and offices close to 

residential provision, with the potential to reduce travel demand to jobs 

elsewhere; 

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

of the community 

 retail provision that would reduce the need of St Cleer Parish residents to 

travel to Liskeard or elsewhere outside the Parish for ‘top up’ food shopping 

and other services 

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

 additional green infrastructure and biodiversity enhancement; 

 the mitigation of existing contamination on the site 

5.2 Alternatively, if it is considered that the proposal for Horizon Farm should be 

seen as an allocation, then the Parish Council would support the retention of 

Policy 22 as a guiding set of principles and criteria to help developers and 

minimise conflict over future use of the site. 

5. POLICY 23 – SUSTAINABLE ENERGY PRODUCTION 

1. Wind Turbines 

a. Wind turbines will not be supported within the AONB and WHS; 

b. Elsewhere within the Parish wind turbines will be supported provided they are of 

small size (up to 25M to tip) and the potential harmful impacts on the following are 

appropriately avoided or mitigated: 
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i. Residential amenity through noise generation, shadow flicker or overbearing 

visual impact. 

ii. Safety of highways and public rights of way. 

iii. Landscape and visual impact, having particular regard for the sensitivity of 

landscape to wind turbines within the setting of the AONB and WHS 

c. Proposals for individual wind turbines or wind farms will not be supported where 

they, together with existing and approved turbines or wind farms, would lead to a 

concentration of wind turbines on a scale which would significantly change the 

character of the wider landscape. 

d. Proposals will be expected to include provisions under S106 or similarly binding 

arrangements to ensure that at the end of its operational life turbines will be removed 

and the site remediated to its previous quality for agricultural use. 

e. Applicants should use Cornwall Council’s SPD on Renewable Energy Annexes 1 

& 2 to inform their impact assessments. 

QUESTION 

As a result of the Written Statement made by: Secretary of State for Communities 

and Local Government (Greg Clark) on 18 Jun 2015. neighbourhood plans can only 

support the development of wind turbines (other than small scale domestic) where a 

site is identified within the neighbourhood plan. Please confirm that there is no 

intention to identify a site/s for wind turbines in the neighbourhood plan. 

RESPONSE 

1. To be precise, the Written Statement says:  

‘When determining planning applications for wind energy development involving 

one or more wind turbines, local planning authorities should only grant planning 

permission if: 

 the development site is in an area identified as suitable for wind energy 

development in a Local or Neighbourhood Plan; and 
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 following consultation, it can be demonstrated that the planning impacts 

identified by affected local communities have been fully addressed and 

therefore the proposal has their backing. 

2. The approach taken in the St Cleer NDP is to be clear that in in the AONB and 

WHS wind turbines will not be supported, but that elsewhere within the Parish they 

will be supported subject to criteria intended to ensure that they are small and 

have no significant harmful impacts. 

3. It is not the intention to identify specific sites for wind turbines in the St Cleer 

NDP. 

Renewable energy evidence base: 

http://www.stcleerplan.org.uk/data/uploads/564.pdf 
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	Untitled
	Questions for Clarification St Cleer Neighbourhood Development Plan.  
	Questions for Clarification St Cleer Neighbourhood Development Plan.  
	I am Deborah McCann, the independent examiner of the St Cleer Neighbourhood Development Plan 2019-2030. I seek clarification on the following policy/supporting information. These questions are directed to the Qualifying Body. 
	1. POLICY 1 – SETTLEMENT DEVELOPMENT BOUNDARIES 
	1. POLICY 1 – SETTLEMENT DEVELOPMENT BOUNDARIES 
	1. Settlement development boundaries are set for the following villages: 
	a.
	a.
	a.
	 Commonmoor 

	b.
	b.
	 St Cleer 

	c.
	c.
	 Hockings House 

	d.
	d.
	 Darite 

	e.
	e.
	 Tremar 

	f.
	f.
	 Tremar Coombe 

	g.
	g.
	 Higher Tremarcombe 

	h.
	h.
	 Crows Nest 


	The Settlement Development Boundaries are shown on the Map 2. They accommodate the development proposals set out in NDP Polices 17 and 22. 
	2. Within each Settlement Development Boundary, there is a presumption in favour of sustainable development that will apply to proposals for small scale infill and the development of previously developed land that respect the setting, scale, form and character of the settlement and the criteria set out in NDP Policy 16. 
	QUESTION 
	The policy is entitled “Settlement Development Boundaries”. Please clarify whether the policy is seeking to establish settlement boundaries or development boundaries? Map 2 appears to show 9 settlement/development boundary areas, but the policy only refers to 8. Please clarify whether the intention of the policy is to create a settlement/development boundary around the Horizon site or whether this appears 
	The policy is entitled “Settlement Development Boundaries”. Please clarify whether the policy is seeking to establish settlement boundaries or development boundaries? Map 2 appears to show 9 settlement/development boundary areas, but the policy only refers to 8. Please clarify whether the intention of the policy is to create a settlement/development boundary around the Horizon site or whether this appears 
	on this map in error as it is intended as a site allocation? It would be helpful to be provided with a larger scale map so that the details of the proposed boundaries can be more clearly identified.  

	Response: 
	The intention is to establish development boundaries for each settlement, hence the term ‘Settlement Development Boundaries’. Settlement is the preferred term as ‘village’ was thought to imply a place with a range of services etc which is not the case with most of the Parish’s settlements. 
	In drawing up the development boundaries, the advice of Cornwall Council ( ) was taken into account and a detailed assessment carried out (). The Sustainability Checklist Appendix 2/4 also discusses the settlement development boundary proposals from a heritage perspective (). 
	http://www.stcleerplan.org.uk/data/uploads/591.pdf
	http://www.stcleerplan.org.uk/data/uploads/591.pdf

	http://www.stcleerplan.org.uk/data/uploads/569.pdf
	http://www.stcleerplan.org.uk/data/uploads/569.pdf

	content/uploads/2019/11/St-Cleer-Sustinability-Appraisal-v2-compressed.pdf
	https://plansupport.services/wp
	-


	The intention was to be clear that within the development boundary there is a presumption in favour of sustainable development of small scale infill and previously developed land, and that outside of the Settlement Boundary development will not be supported unless it is in accordance with CLP Policy 7, or CLP Policy 9 and NDP Policy 18 (Affordable Housing Rural Exception Sites), and NDP Policy 2 (Rural Gaps). This is explained in NDP Policy 1, paras 2 and 4.  
	In NDP Policy 1, para 3, it is explained that the development boundaries were drawn up to enclose two specific sites that were identified to meet housing needs in Policy 17, ie the land r/o the Stag in St Cleer, and Horizon Farm. Both are also identified as ‘allocations’ in Policy 17.  It seemed logical that as we had conceived the Horizon Farm proposal as a ‘Sustainable Rural Settlement’ (See Policy 22) it should also have a settlement development boundary.  In retrospect it may have been clearer to also h
	In NDP Policy 1, para 3, it is explained that the development boundaries were drawn up to enclose two specific sites that were identified to meet housing needs in Policy 17, ie the land r/o the Stag in St Cleer, and Horizon Farm. Both are also identified as ‘allocations’ in Policy 17.  It seemed logical that as we had conceived the Horizon Farm proposal as a ‘Sustainable Rural Settlement’ (See Policy 22) it should also have a settlement development boundary.  In retrospect it may have been clearer to also h
	settlement development boundaries’ and the Parish Council would support a modification to amend these points. 

	With regard to the settlement development boundary maps, Section 10 of the NDP which gives individual maps for each settlement, and the detailed study referred to above may also help. We have also produced a  zoomable version of map 2 that may assist: (  ). 
	Parish-NDP-1.png
	https://plansupport.services/wp-content/uploads/2020/05/St-Cleer
	-



	2. POLICY 2 - RURAL GAPS 
	2. POLICY 2 - RURAL GAPS 
	1. Rural Gaps are defined between the settlements of: 
	a.
	a.
	a.
	 St Cleer - Hockins House 

	b.
	b.
	 St Cleer – Higher Tremar 

	c.
	c.
	 St Cleer - Tremar Coombe – Lower Tremar 

	d.
	d.
	 St Cleer- Horizon Farm- Lower Tremar 

	e.
	e.
	 Tremar Coombe – Higher Tremar – Darite 

	f.
	f.
	 Lower Tremar – Tremar Coombe – Crows Nest  

	g.
	g.
	 Darite – Crows Nest As shown on Map 7 following. 


	2.
	2.
	2.
	 Rural Gap areas will be subject to CLP Policy 7 as they are ‘open countryside’. However, they are not regarded as being appropriate locations for development such as CLP Policy 9 rural exception affordable housing sites. 

	3.
	3.
	 Any development proposals coming forward under Policy 7 within the Rural Gaps will be supported where they are located and designed to maintain the separation of the settlements, the visual openness and landscape character of the gaps, through: 


	a.
	a.
	a.
	 Locating structures where they will be viewed against existing built form; 

	b.
	b.
	 Retaining the proportion and scale of built structures and the space between them; 

	c.
	c.
	 Referencing the built vernacular of the neighbourhood area; 

	d.
	d.
	 Conserving and restoring traditional boundary treatments; 

	e.
	e.
	 Comprehensive landscaping with appropriate plant species in boundary treatments which integrate with, and wherever possible, deliver enhancements to the rural landscape character; 

	f.
	f.
	 Avoiding interference with obvious wildlife corridors and incorporating additional links; 

	g.
	g.
	 Respecting the character or setting of heritage assets and historic routes located between settlements. 


	QUESTION 
	This policy covers significant areas of land within the Parish. Point 2. seeks to restrict the application of policy 9 of the Cornwall Local Plan within these areas. Policy 9 is a strategic policy of the Cornwall Local Plan and in order to meet the Basic Conditions the neighbourhood plan must be in general conformity with the strategic policies of the Cornwall Local Plan. Please clarify how point 2. meets the Basic Conditions. 
	Please clarify why the areas covered by point 2 “are not regarded as being appropriate locations for development such as CLP Policy 9 rural exception affordable housing sites” on the basis that the definition of Rural Exception Sites (in the NPPF 2019) is: 
	“Small sites used for affordable housing in perpetuity where sites would not normally be used for housing. Rural exception sites seek to address the needs of the local community by accommodating households who are either current residents or have an existing family or employment connection. A proportion of market homes may be allowed on the site at the local planning authority’s discretion, for example where essential to enable the delivery of affordable units without grant funding.” 
	Please clarify how the neighbourhood plan would meet the need for affordable housing with this restriction imposed by point 2.  
	Response: 
	The in para 9.1.4 the justification for NDP Policy 2 explains the logic behind the need to avoid CLP Policy 9 exceptions in the Rural Gaps. 
	The Parish Council fully understands, appreciates the importance of, and supports the use of NPPF and CLP Policy 9 guidance for rural exception affordable housing. However, it is something of a blunt tool which we feel should be carefully interpreted to take account of local circumstances. In St Cleer Parish there are particular local circumstances related to the historic pattern of development with a cluster of several settlements separated by narrow bands of attractive countryside, located within the desi
	This distribution of several well-defined settlements in close proximity, each with a lengthy settlement edge that faces towards nearby settlements, along which sites could come forward that fall within the criteria of CLP Policy 9 as being ‘outside of but adjacent to the existing built up area’, could lead to an unusual frequency and concentration of rural exception sites. This could gradually erode the openness and landscape character of the green spaces between the settlements, the loss of the individual
	Such a concentration of rural exception sites would also have the potential to increase pressures on the local road network and community services and add unreasonably to populations in settlements lacking basic services.  
	Balanced against these concerns is the need for more affordable dwellings in the Parish, which at May 5 2020 stood at 29 according to CC Homechoice, as follows: 
	th

	However, PP exists for rural exception sites at Darite (PA16/01027) for 15 affordable dwellings, and at Penhale Farm, St Cleer (PA18/02930) for 26 dwellings (of which 14 are affordable dwellings) and at Hockings House St Cleer (PA19/08136) for 8 dwellings (of which 4 are affordable dwellings). This is 33 affordable dwellings consented against a need for 29, plus a further 16 open market dwellings, totalling 49 dwellings against a CLP requirement for 10.  Not only does this show that housing need is more tha
	within the Rural Gaps will be supported where they are…(then as per existing Policy)’ 
	b). As there could be subsequent affordable rural exception site developments alongside exception sites permitted in the rural gaps, which could lead to inappropriate ‘leapfrogging’ extensions of the built up area and ribbon development which could harm the characteristics and purpose of the gaps, NDP Policy 18.2 should be modified to say something like ‘Where the site is within a Rural Gap as defined in Policy 2.1 the development is located and designed in accordance with NDP Policy 2.3 and cumulatively wi
	c). It is further suggested that to be consistent and help avoid further ‘leapfrogging’ extensions, that the Rural Gap designation should be modified to cover the currently consented exception sites at Penhale Farm, St Cleer, and at Hendra, Darite. 

	3. POLICY 13 – LOCAL GREEN SPACES 
	3. POLICY 13 – LOCAL GREEN SPACES 
	1. The neighbourhood plan designates the following locations as local green spaces (as shown on the proposals Map 6 
	a.
	a.
	a.
	 Land at Redgate, fronting St Cleer Road 

	b.
	b.
	 Land r/o White Cottage, Commonmoor 

	c.
	c.
	 Land r/o Tor Cottage, Commonmoor 

	d.
	d.
	 Land fronting Tremar Stream, Tremar Coombe 

	e.
	e.
	 Land at Higher Tremar 

	f.
	f.
	 St Cleer Downs 

	g.
	g.
	 Tremarcoombe Common 

	h.
	h.
	 Torplain Common 

	i.
	i.
	 Hendra Close, Darite 

	j.
	j.
	 Allotment Gardens 


	2.
	2.
	2.
	 Development that would harm the openness or special character of a Local Green Space or its significance and value to the local community will not be permitted unless there are very special circumstances which outweigh the harm to the Local Green Space. 

	3.
	3.
	 The provision of infrastructure such as water troughs and fencing which are required to bring about active grazing and facilitate the management of Common Land areas identified as Local Green Spaces will be supported. 




	QUESTION 
	QUESTION 
	Can you please confirm that the owners of the proposed LGS have been consulted and have they responded? Please provide copies of the responses you have received. 
	RESPONSE: 
	Most of the LGS are Conclusive Registered Common Land under s4 of the Countryside Rights of Way (CRoW) Act 2000 and is mapped as access land under that Act and are subject to the ‘right to roam’. The owners and those with commoners’ rights to graze etc are represented by the Bodmin Moor Commons Council and the St Cleer Commoners Association. Both were consulted on the NDP at the R14 stage. The BMCC response is available here: on-St-Cleer-Neighbourhood-Development-Plan.pdf  
	https://plansupport.services/wp-content/uploads/2020/05/Fwd-BMCC-Comments
	-

	St Cleer Commoners Association did not reply formally at that stage but were kept informed of the NDP provisions by the NDP Steering Group Chair. The Association did later reply in connection with Horizon Farm following a further direct approach. 
	Individual owners of both Common Land and other proposed LGS sites were not consulted directly on the LGS proposal, as it was considered that consultation through the two Associations and through the delivery of a Summary Leaflet and comments form to every household in the Parish was sufficient given the resources available to the Parish Council. 
	However, the LGS include the site at Hendra Close, Darite, owned by Devon and Cornwall Housing (now LiveWest Housing) who were consulted on the whole NDP at R14 stage but did not reply. The allotments site at Bakers Hill, St Cleer is owned by the Parish Council so no consultation was necessary, although the St Cleer Parish Allotment Society was consulted on the whole NDP but did not reply. 
	4.POLICY 17 – NEW HOUSING DEVELOPMENT SITES 
	Land is allocated for developments at the following sites within the Village Settlement Boundaries as shown on the proposals map, subject to the same criteria as paragraphs a to h above: 
	Site 2 Land at Horizon Farm, Tremar – 60 to 70 homes – See Policy 22, NB see also Policy 18 below. 
	POLICY 22 - HORIZON FARM SUSTAINABLE RURAL SETTLEMENT 
	1. Sustainable development options which regenerate the Horizon Farm site in a way that maximises the social, environmental, economic and cultural benefits to the community of St Cleer Parish will be supported including: 
	a.
	a.
	a.
	 Residential development comprising about 60 to 70 dwellings, of which at least 25% should be for affordable rented accommodation, with a mix of smaller units suitable for younger and older residents, and family homes. 

	b.
	b.
	 An Extra Care facility located close to community and retail facilities. 

	c.
	c.
	 Employment uses which: 

	i.
	i.
	 Provide employment and or business opportunities within A1- shops, A3 


	restaurants/cafes, B2- businesses, B3 – Storage, D1-Non-Residential Institutions and D2 assembly, and 
	ii. Provide diversification or expansion opportunities for existing local businesses in the parish, and 
	iii. Provide or enhances community facilities in the parish, and 
	iv.
	iv.
	iv.
	 Provide facilities that would attract tourism to the area, 

	d.
	d.
	 Retail uses which: 

	i.
	i.
	 Provide grocery and ‘top up shopping’ that reduces the need of Parish residents to travel to Liskeard 


	ii.
	ii.
	ii.
	 Provide services which complement the residential and extra care facility 

	e.
	e.
	 Leisure uses which provide facilities such as a community orchard, allotments, green open space, play spaces, recreation value in the form of a community park 


	2. Proposals to regenerate the site, to be set out in a master plan, must: 
	a.
	a.
	a.
	 Use an appropriate mix of non-reflective material textures, subdued colours, characteristic building forms and massing, rooflines and landscaping to ensure that the appearance of the development is consistent with views from the WHS and AONB of existing historic settlements in the vicinity and breaks up the profile of structures when seen as the foreground to the AONB/WHS; 

	b.
	b.
	 Provide shared pedestrian/cycle off highway routes through Common land to connect the site with Tremar and St Cleer, in partnership with the St Cleer and District Commoners Association; 

	c.
	c.
	 Incorporate an off-site traffic calming scheme for the road linking Lower Tremar to the B3254; 

	d.
	d.
	 Mitigate any pollution remaining on the site remnant from its previous intensive agricultural use and ensure that no off-site contamination occurs as a result of the development; 

	e.
	e.
	 Maximise opportunities for the incorporation of sustainable energy production and zero-carbon footprint development and occupation. 

	f.
	f.
	 Provide for an archaeological watching brief as topsoil removed, and for any heritage features revealed to be retained in site layout and any landscaping scheme. 


	3. Applications should include a Design and Access Statement derived from the master-planning process that illustrates satisfactorily how the above requirements have been met, through the use of a Landscape and Visual Impact Assessment, Ecology Report, Flood Risk Assessment, Phase 1 Contamination Study and Green Travel Plan and include an overall ‘sustainability statement’ which demonstrates how the proposed new settlement will achieve a high degree of sustainability, covering issues such as sustainable ene

	QUESTION 
	QUESTION 
	Please clarify how the proposed allocation of the former Horizon Farm site for development has regard to the sustainable development principles which underpin the National Planning Policy Framework (2019). 
	Please clarify how the proposed allocation of the former Horizon Farm Site for development is in general conformity with the strategic policies of the Cornwall Local Plan. 
	Please clarify the allocation process including any evidence relating to any site assessment. 
	I would particularly like the response to address the issues raised in connection with: 
	a) 
	a) 
	a) 
	PA15/02602 Outline application for a development containing up to 87no. dwelling houses, 1no. retail outlet, and change of use of 1no building from agricultural use to up to 40no. apartments. 

	b)
	b)
	 the Cornwall Council Reg 14 response: 


	Decision: Refused Tues 18th Aug 2015 
	Appeal Decision: Dismissed 
	“Please also refer to the area team Planning Officer comments in respect of a previous planning application on this site and their consideration that this site is inappropriate for housing due to the lack of sustainable transport links to the main settlement area. Previous appeal decision has indicated that this site is inappropriate for housing. The planning inspector’s decision would be a material planning consideration in any future assessment of the site for housing.” 
	And clarify why the site is considered a sustainable location for an extra care facility. 
	RESPONSE 
	1. Preamble 
	1. Preamble 
	1.1 To effectively respond, it is necessary to replay some of the recent history of this site and the allocation. 
	1.1 To effectively respond, it is necessary to replay some of the recent history of this site and the allocation. 
	1.2 The Horizon Farm site has a long history of environmental nuisance issues including significant noise, pollution, smell and fly infestation that were of extreme concern to the local community. Fortunately, these issues largely ceased when emerging new EC rules on animal welfare and hygiene led the site owner to relocate the business away from St Cleer in 2010. A long quest to find a suitable alternative use for the site then commenced.  
	1.3 In discussions in late 2011 with the site owner and agents about finding a future use for the site, Cornwall Council officers recommended that that a Planning Brief was a necessary first step to pin down the issues that would need to be dealt with in any proposal. In January 2012 a Draft Planning Brief was produced by ‘Planning for Results and AGS Architectural Services’ in which the introduction says it is prepared ‘in partnership with Cornwall Council, St Cleer Parish Council, and in consultation with
	http://www.stcleerplan.org.uk/data/uploads/592.pdf
	http://www.stcleerplan.org.uk/data/uploads/592.pdf


	‘the site…provides an excellent opportunity to bring forward a modern, new mixed 
	use development’ and identified the various aspects that would need to be studied 
	use development’ and identified the various aspects that would need to be studied 
	to support a future planning application. The Brief was not concluded, but on submission to the Parish Council in April 2012 it sparked the concept of producing an NDP, leading to the creation of a working party in November 2012 to manage the creation of the Plan. In August 2013 the Parish was Designated for an NDP. In July 2013 a public meeting was held to set the ball rolling, at which the Horizon project was discussed. At the September 2013 Steering Group meeting Horizon Farm was identified as a ‘Preferr

	1.4 Prior to the publication of this draft a formal SEA and HRA Screening Opinion was sought from Cornwall Council. The formal Statement on the Need for SEA and HRA issued by Cornwall Council as the competent body noted that the Environment Agency had confirmed that the level of growth proposed in the plan would not cause significant effects for matters within their remit, and that English Heritage and Natural England’s recommended changes to Policies ECR1, ECR2, and ECR6 had been included in the NDP. The S
	http://www.stcleerplan.org.uk/data/uploads/595.pdf 
	http://www.stcleerplan.org.uk/data/uploads/595.pdf 
	http://www.stcleerplan.org.uk/data/uploads/595.pdf 


	1.5 The pre-submission draft NDP went through its formal Reg 14 consultation in December 2014 and January 2015. Following the review of comments made in response to the consultation, no amendments to the Horizon Farm proposal were considered necessary as no relevant comments were received. Notable, none of the comments, including those from Cornwall Council teams, suggested that the Horizon Farm allocation was not sustainable development. 
	(For information, the site appraisal carried out by the NDP Steering group, and the policies included in the R14 pre-submission draft NDP and the submitted version of the Plan are here:  ) 
	http://www.stcleerplan.org.uk/data/uploads/597.pdf
	http://www.stcleerplan.org.uk/data/uploads/597.pdf


	1.6 In the meantime, the site owner and a developer were pursuing similar but somewhat larger scale proposals, as can be seen by reference to the planning history set out here: The Parish Council was concerned that these were of an overlarge scale and did not offer the safeguards relating to access, road safety and affordable housing that the NDP sought. It raised objections to both the 2014 and 2015 applications and made strong representations for dismissal at the subsequent Appeal of the latter refusal. 
	http://www.stcleerplan.org.uk/data/uploads/596.pdf 
	http://www.stcleerplan.org.uk/data/uploads/596.pdf 


	1.7 The St Cleer Parish NDP was submitted to Cornwall Council on 19th February 2015. After being checked as ‘legally compliant’ by the CC legal team, it was published for a 6 weeks consultation on 8th May. This resulted in a strong representation from the St Cleer Residents Association over Policy ECR3.3, an allocation for 50 dwellings on land west of St Cleer (within what is now proposed as the Rural Gap between St Cleer and Hockings House). So vehement was this representation that on 9th June 2015 the Par
	1.8 On restarting the St Cleer Parish NDP process, it was decided carry out a much deeper and critical depth of analysis of the evidence. This can be seen in the St Cleer NDP Settlement Boundary and Development Potential Analysis, the further round of scoping consultations, the extended Sustainability Check, and the Evidence Base Report. This approach led to some significant changes in the policies proposed but reinforced the logic of bringing forward Horizon Farm for housing, employment and community servi
	1.9 In view of the level of revisions made generally to the NDP, it was thought wise to seek a new SEA/HRA Screening Opinion. The formal Statement on the Need for SEA and HRA issued by Cornwall Council as the competent body found that a full SEA was not required as the NDP determines the use of a small area at local level and does not reveal any significant effects on the environment. In reaching this decision Horizon Farm proposal was ‘screened out’ as it was not considered to be on a significantly greater
	1.10 It was also thought wise to rerun the Regulation 14 pre-submission consultation. Given the history described above, it was something of a surprise to the Steering Group to see the comments made by the Cornwall Council Development Managers, who had clearly linked the dismissed appeal application to the NDP proposals. There was concern that the comments were made on an uninformed basis by officers not fully aware of the previous history and the local situation and a naïve understanding of the potential a
	1.10 It was also thought wise to rerun the Regulation 14 pre-submission consultation. Given the history described above, it was something of a surprise to the Steering Group to see the comments made by the Cornwall Council Development Managers, who had clearly linked the dismissed appeal application to the NDP proposals. There was concern that the comments were made on an uninformed basis by officers not fully aware of the previous history and the local situation and a naïve understanding of the potential a
	the format and confines of the site imply that it might be in the form of ‘concentrated animal feeding operations’ which is likely to generate similar issues of smells, noise, pollution and traffic generation associated with the previous egg production activity. Low scale employment is meaningless term, and substantial investment would be needed to convert the existing buildings to a suitable condition. The Steering Group considered that there is a real risk that unless a realistic and common-sense approach

	1.11 The NDP Steering Group were also concerned that in the Regulation 14 comments highway capacity and safety issues were being conflated with sustainability issues. Whilst it is acknowledged that there is some degree of interrelationship, capacity and safety issues can be overcome. 
	-

	1.12
	1.12
	1.12
	 The Chair of the NDP Steering Group therefore made contact with the  Planning Group Leader for Neighbourhood Planning, from which it was concluded that the NDP Policy should be adjusted to ensure that the access issues were clearly addressed, and that the emerging masterplan should also be very clear in its exposition of the wider sustainability of the site. 

	2.
	2.
	 How the proposed allocation of the former Horizon Farm site for development has regard to the sustainable development principles which underpin the National Planning Policy Framework (2019) and is in general conformity with the strategic policies of the Cornwall Local Plan (including reference to Appeal Decision on Application PA15/02602). 


	2.1 Although NDP Policy 17 is the allocation policy, to respond to this request for clarification the focus has been on NDP Policy 22 as that contains the main justification and policy criteria for the site. A matrix has been prepared which cross-references and compares NDP Policy 22 with NPPF 2019, the Cornwall Local Plan Strategic Policies [CLPSP], and the Appeal Decision. This is attached here: . In short it finds that the 
	2.1 Although NDP Policy 17 is the allocation policy, to respond to this request for clarification the focus has been on NDP Policy 22 as that contains the main justification and policy criteria for the site. A matrix has been prepared which cross-references and compares NDP Policy 22 with NPPF 2019, the Cornwall Local Plan Strategic Policies [CLPSP], and the Appeal Decision. This is attached here: . In short it finds that the 
	http://www.stcleerplan.org.uk/data/uploads/598.pdf

	allocation is broadly in line with NPPF and CLPSP, with the main issue focusing on sustainable transportation. 

	2.2 With regard to the Appeal Decision, the main point to make is that the development proposed by Policy 22 is not the same development as the appealed application. The previous planning application, subject of the dismissed appeal, proposed a mixed-use development but with a higher proportion of residential, and the non-residential element of the scheme was minimal, comprising only a single retail unit. The retail unit, as proposed, would have provided future residents with some limited provisions but wou
	1

	The Horizon Farm Shop has remained open during the COVID 19 crisis, taking orders by various mediums for those shielding and socially distancing for all or any food requirements . They have run a delivery service using volunteers to get the orders to those in need. Also many local residents have taken their exercise in the form of a walk to the shop from many areas of the parish, even if only to collect their daily paper or pint of milk, giving their exercise a purpose as well as providing physical activity
	1 

	2.3 Such a mix of uses as proposed is considered to be far more likely to reduce the travel generated from local residents of the site and to reduce travel from the St Cleer settlements. 
	2.4 Although local bus services are not up to urban frequencies, they do offer basic journeys to work (in Liskeard) and for shopping and access to health services. With a wider ‘offer’ from Horizon, the enhancement and extension of such services may become viable, particularly if increased funding is available as announced by the Transport Secretary on 9th May 2020, encouraging use by site residents and the residents of the other St Cleer settlements. 
	2.5 With regard to local road conditions and pedestrian facilities it is considered that the offer given in the failed planning application was insufficiently developed to address the concerns raised by the Inspector. Although the NDP policy 22 proposal is less likely to generate car journeys, for the reasons given above, it also proposes shared pedestrian/cycle off highway routes through Common land to connect the site with Tremar and St Cleer’s facilities, in partnership with the St Cleer and District Com
	2.6 It is accepted that the Horizon Farm location cannot be ‘connected’ to nearby villages with full highway provisions, such as surfaced and lit footways. However, the NDP Policy 22 proposes a mix of uses which will generate a different and reduced travel pattern and measures can be put in place to promote non-car based travel and sustainable travel modes can be enhanced with localised improvements and upgraded connections. (The majority of roads which connect the settlements do not have surfaced footways 
	2.7 By promoting a range of options and requirements for development of the site, it is anticipated that the transport related issues, highlighted within the Planning Inspectors decision can be reduced in severity and mitigation can be secured to meet the policy requirements for delivery of a sustainable development 
	2.8
	2.8
	2.8
	 In the light of the preceding information, the Parish Council is firmly of the view that the dismissed Appeal development and the Horizon Farm NDP allocation are not comparable, and that the Appeal decision should not be treated as a material planning consideration in any future assessment of the site for housing. 

	3.
	3.
	 Clarification of the allocation process including any evidence relating to any site assessment. 


	3.1 The allocation of Horizon Farm emerged from the analysis of the evidence base and the Settlement Boundary and Development Potential Analysis. It was realised that such an allocation would be complex so a Master Plan study was commissioned from AECOM using the Locality Technical Assistance support. The Master Plan study is here 
	content/uploads/2019/11/St-Cleer-Feasibility-report_ISSUE1_Optimized.pdf 
	https://plansupport.services/wp
	-


	3.2 The discussions around the Master Plan guided the formulation of NDP Policy 
	22. It is anticipated that any planning application would need to be based on and include a much more detailed Master Plan.  
	4. Why the site is considered a sustainable location for an extra care facility? 
	4.1 Evidence shows that the “Extra Care” model can help older people meet their need for their own front door, but with care and services available when they need them. This model has proven benefits in helping people avoid isolation and improve their health and wellbeing in their later years. The Cornwall Council Supplementary Planning Document on Housing: 
	https://indd.adobe.com/view/d6991b3d-474f-4b3a-953a-77b4d812c222 
	https://indd.adobe.com/view/d6991b3d-474f-4b3a-953a-77b4d812c222 
	https://indd.adobe.com/view/d6991b3d-474f-4b3a-953a-77b4d812c222 


	includes as section on Extra Care. It says that ‘Extra Care Housing should usually be located in good proximity to public transport, shops, amenities and facilities (such as GP surgery and pharmacy) with a level and safe route of access. However, there may be occasions where a range of sites are appropriate especially if more innovative models are proposed which include arrangements for smaller settlements. This scale of development however, is not likely to be appropriate for smaller settlements for which 
	includes as section on Extra Care. It says that ‘Extra Care Housing should usually be located in good proximity to public transport, shops, amenities and facilities (such as GP surgery and pharmacy) with a level and safe route of access. However, there may be occasions where a range of sites are appropriate especially if more innovative models are proposed which include arrangements for smaller settlements. This scale of development however, is not likely to be appropriate for smaller settlements for which 
	such housing. The Council therefore also encourages innovative solutions to the provision of extra care housing which meets the need at the right scale for the role and function of our towns and villages, including in our smaller rural communities. This could include the development of ‘hub and spoke’ forms of facilities to provide a range of care and support, enabling independence and rehabilitation’  

	4.2 Cornwall Council have issued a series of profiles which indicate the future need for up to 3500 new extra care units by 2025. For the Liskeard area the need is for an additional 75 extra care units by 2025, and more will be needed beyond that: 
	web.pdf 
	https://www.cornwall.gov.uk/media/36760009/extra-care-area-profiles-45162
	-


	It has issued a call for strategic partners to help it supply this requirement: 
	https://www.cornwall.gov.uk/media/36731964/extra-care-brochure-45185-web.pdf 

	4.3
	4.3
	4.3
	 St Cleer Parish Council are of the opinion that such a facility, located at Horizon Farm, could contribute to meeting this need following the innovative solutions route mentioned above. It could bring in additional investment to the site, meet local needs (as of 5th May 2020, of the one bed need, 11 of the 14 households in need are aged 55 or over, indicating a need for accommodation designed to meet the needs of older people), provide local jobs for local people, particularly those with lower level qualif

	5.
	5.
	 CONCLUSION 


	5.1 The Parish Council is aware that unfortunately the failed Appeal application has become a stumbling block to the allocation of Horizon Farm as a sustainable rural settlement. However it believes there is a clear pragmatic planning case, firmly rooted in local circumstances and aspirations, for supporting the allocation, for the reasons set out in paras 9.71 and 9.72 of the ST Cleer Parish NDP:  
	 
	 
	 
	The site as it stands constitutes a massive potential problem for the area, for example if it were to revert to its former use or similar activity or into a major industrial or storage activity which  could bring significant noise, traffic and pollution that would very seriously harm the tranquillity, character and residential amenities of the nearby villages. 

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

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

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

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

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

	 
	 
	additional green infrastructure and biodiversity enhancement; 

	 
	 
	the mitigation of existing contamination on the site 


	5.2 Alternatively, if it is considered that the proposal for Horizon Farm should be seen as an allocation, then the Parish Council would support the retention of Policy 22 as a guiding set of principles and criteria to help developers and minimise conflict over future use of the site. 
	5. POLICY 23 – SUSTAINABLE ENERGY PRODUCTION 
	1. Wind Turbines 
	a.
	a.
	a.
	 Wind turbines will not be supported within the AONB and WHS; 

	b.
	b.
	 Elsewhere within the Parish wind turbines will be supported provided they are of small size (up to 25M to tip) and the potential harmful impacts on the following are appropriately avoided or mitigated: 

	i. 
	i. 
	Residential amenity through noise generation, shadow flicker or overbearing visual impact. 


	ii. Safety of highways and public rights of way. 
	iii. 
	iii. 
	iii. 
	Landscape and visual impact, having particular regard for the sensitivity of landscape to wind turbines within the setting of the AONB and WHS 

	c.
	c.
	 Proposals for individual wind turbines or wind farms will not be supported where they, together with existing and approved turbines or wind farms, would lead to a concentration of wind turbines on a scale which would significantly change the character of the wider landscape. 

	d.
	d.
	 Proposals will be expected to include provisions under S106 or similarly binding arrangements to ensure that at the end of its operational life turbines will be removed and the site remediated to its previous quality for agricultural use. 

	e.
	e.
	 Applicants should use Cornwall Council’s SPD on Renewable Energy Annexes 1 & 2 to inform their impact assessments. 


	QUESTION 
	As a result of the Written Statement made by: Secretary of State for Communities and Local Government (Greg Clark) on 18 Jun 2015. neighbourhood plans can only support the development of wind turbines (other than small scale domestic) where a site is identified within the neighbourhood plan. Please confirm that there is no intention to identify a site/s for wind turbines in the neighbourhood plan. 
	RESPONSE 
	1. To be precise, the Written Statement says:  
	‘When determining planning applications for wind energy development involving one or more wind turbines, local planning authorities should only grant planning permission if: 
	 the development site is in an area identified as suitable for wind energy development in a Local or Neighbourhood Plan; and 
	 following consultation, it can be demonstrated that the planning impacts identified by affected local communities have been fully addressed and therefore the proposal has their backing. 
	2.
	2.
	2.
	 The approach taken in the St Cleer NDP is to be clear that in in the AONB and WHS wind turbines will not be supported, but that elsewhere within the Parish they will be supported subject to criteria intended to ensure that they are small and have no significant harmful impacts. 

	3.
	3.
	 It is not the intention to identify specific sites for wind turbines in the St Cleer NDP. 


	Renewable energy evidence base: 
	http://www.stcleerplan.org.uk/data/uploads/564.pdf 
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