
St. Minver Parishes  

 

Your Neighbourhood Development Plan (NDP) 

 

THE NEXT STEP  
  

Development Areas Consultation          

 

The purpose of this document is to put forward the ideas for Development 
Areas to be included in the NDP; explain the reasoning behind the proposed 
solution to the Boundaries issue: and to provide a further opportunity to obtain 
the views of resident’s on this very important topic. 

 

Please do not just look at the attached plans 
Please read the whole of this document; it is a long document but without 
reading the words the plans will be difficult to interpret. 

 

Please make your views on Development Areas known by 
answering the questionnaire at the end of this document 
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1. Introduction 

The Localism Act that came into force in 2011 removed many of the constraints on development, including 
the established Development Boundaries. This leaves areas such as the St Minver Parishes very exposed to 
excessive and inappropriate development. However, the Act also introduced Neighbourhood Planning as a 
new right for communities to have a major say in how the area in which they live is developed and in 
particular what is built and where. 

St Minver Highlands and Lowlands Parish Councils have come together to produce a Neighbourhood 
Development Plan (NDP) that, with your help, will provide a vision for the future and policies that will form 
a legal document to guide future development that supports your priorities. 

A Steering Group and six Working Groups have carried out much work gathering information and views on 
a range of topics including Housing Needs, Planning, Environment, Infrastructure, Leisure and Business. 
Two questionnaires and three Consultation events open to all residents and home owners have been held 
to communicate this activity and to seek their views.  

On most topics the NDP team now believe there is sufficient consensus to be able to proceed to drafting 
the NDP. However, although the residents have expressed a very strong preference for re-establishing 
Development Boundaries there is still work to be done on defining exactly where these should be to allow 
for the future development that the Parishes need and the NDP must facilitate. 

The NDP team have looked in detail at the feedback from the residents, and the issues that have to be 
considered in allocating development areas, to identify five areas for consideration for residential 
development, one area for consideration for community facility development and two areas for 
consideration for business site development. 

The purpose of this consultation document, including a short questionnaire, is to explain why these areas 
have been identified as potential development sites and to seek resident’s views on these proposals. An 
open public consultation meeting on this topic will be held at the Rock Institute on Monday 17th March 
2014 at 6.30 pm. We very much look forward to seeing your responses to the questionnaire and hope that 
you will also be able to attend the Consultation meeting. The NDP must reflect as closely as practical the 
needs and wishes of the residents of the Parishes. Your feedback is vital to ensure that it does. 

 

2. Background 

2.1 NDP requirements 

The objective of the Neighbourhood Development Plan is to provide a clear, legally binding statement of 
local requirements for the development of the Parishes. It is, therefore, important that it clearly defines 
the environment, facilities and amenities that exist today; what local people want to see in the future; and 
the plans and controls that are to be put in place to achieve it. 

The NDP addresses issues of development and use of land to meet the sustainable needs of the 
community. It cannot prohibit all development, but it can identify what should be built and where. At the 
very least it has to accommodate the level of development allocated to this area by the Cornwall Local 
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Plan. Cornwall Council do not at this time have an approved Plan, but all the indications are that it will 
require the St Minver Parishes to accommodate at least 100 new residences in the period 2010 to 2030. 
Records show that since 2010 around half this number has already been built. Current thoughts are that 
the needs of the Parishes will require about 100 more new residences in the remaining period through to 
2030. Thus even a significant increase in the allocation from the Cornwall Local Plan will not impact the 
total number that the NDP needs to allow for. 

2.2. NDP Data Gathering and Consultation 

The St Minver Parish Councils made the decision in March 2012 to prepare a combined NDP covering both 
Parishes. An NDP Steering Group was established and has conducted a series of activities to gather the 
data required to underpin a successful NDP and has consulted widely to determine the views and concerns 
of the residents. 

2.2.1 Initial Public Consultation and Questionnaire  

An initial series of Public Consultation events took place in October 2012 supported by a brief 
questionnaire. The feedback from these identified the key topics that the NDP would need to address. As a 
result six Working Groups were formed to gather data on Housing Needs, Planning, Environment, 
Infrastructure, Leisure and Businesses. 

2.2.2. Second Public Consultation  

By April 2013 the Working Groups had not only gathered a strong data base but had also established an 
understanding of the issues in each of the topic areas that were likely to be important in producing the 
NDP. To explore this further a second public consultation event was held in May 2013. Each of the Working 
Groups presented its findings, summarised the issues and sought the opinions of the residents. The 
feedback strongly endorsed the ideas that the NDP Steering and Working Groups were forming, but there 
was concern that less than 200 of the local residents had attended the consultation sessions and openly 
expressed their views. Wider consultation was considered essential. 

2.2.3. Detailed Questionnaire  

To maximise the opportunities for residents to make their views known a detailed questionnaire 
addressing all of the issues identified was compiled. In September 2013 this questionnaire was posted to 
all 1640 residences across the St Minver Parishes, made available online and widely advertised to all 
residents and home owners. As a result 782 sets of responses were received by the end of October. The 
results were analysed and distributed widely.  

2.2.4 Third Public Consultation 

In most areas the results from the questionnaire were sufficiently clear to allow the NDP team to proceed 
to drafting the NDP. However, on the difficult questions of parking, new residence numbers, and 
particularly development areas the way forward was not so clear. A third Public Consultation was held at 
the end of November 2013 to present the results of the questionnaire and promote discussion on the key 
topics. This event was attended by some 200 people including representatives from Cornwall Council and 
proved very constructive in terms of how to proceed on the topic of development areas.   

2.3. Drafting the NDP and Consultation on Development Areas 
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Since December 2013 the NDP team has been working on all of the data, issues and consultation feedback 
to formulate a Vision for the St Minver Parishes. This, in turn, is determining the principles and policies to 
go into the draft NDP. The draft NDP will go out to all residents across the Parish for consultation before it 
is passed to Cornwall Council to go through the process laid down that eventually leads to the referendum. 
However, the principles and policies relating to development areas are so fundamental to the NDP that 
proposals for these are being made public for comment before the full NDP is drafted.  

The purpose of this document is to put forward the ideas for development areas to be included in the NDP; 
explain the reasoning behind the proposed solution to the boundaries issue; and to provide a further 
opportunity to obtain resident’s views on this topic. 

 

3. Residential Development Considerations 

3.1 The Need for Residential Development 

• The Cornwall Local Plan, as a flow down from the National Planning Policy Framework, will require that the 
St Minver Parishes NDP accommodates some 100 new residences in the period 2010 to 2030. Over half this 
number has already been built since 2010 so the requirement to meet the National Planning Policy 
Framework will be less than 50 more new residences. 

• There is no identified need for any significant increase in the quantity of social housing in the area. 

• There is an identified need for some additional affordable residences or self-build housing along the lines of 
the Dingles Way development. 

• There is an identified need for an increase in housing in the £200,000 to £350,000 range to provide a housing 
ladder for local residents as their family needs and income increase. As these people climb the ladder it will 
free up the social and lower cost affordable housing for starter homes. 

• For the foreseeable future there will be a demand for high cost housing in the coastal areas of the Parishes, 
predominantly by people from outside of the Parishes for second or holiday homes. This demand is not seen 
as a need by the local residents. 

• The questionnaire results identify that most residents want to see the number of new residences capped at 
around 150 over the period 2010 to 2030, and that these should predominantly be Principal Residences not 
second or holiday homes. 

 

3.2 Issues that Impact Residential Development 

• Public road access 

• Infrastructure:- Sewer, water , electricity and good communications access at affordable cost 

• Access to services:-  school, shops, bus route, surgery, community clubs and facilities, play areas, footpaths, 
cycle routes 

• Environment:- Flood risk, protection of local landscape, impact on farmland and woodlands, tree 
preservation, important monuments, landscape character 
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• The questionnaires and consultation identify that the residents strongly support:- 

o  all of the protected areas (AONB, SSSI etc) to remain undeveloped 

o all areas coast side of the present development to remain undeveloped 

o clearly defined development areas with development outside of these areas allowed only in very 
exceptional cases 

o curtailment of ribbon development 

o a cap on new residences at around 150 in the period 2010 to 2030 

o new residences to be predominantly Principal Residences not second or holiday homes 

o at least half of all new residences to be in the price range £200,000 to £350,000 

o all new residences, replacement residences and extended residences to have adequate off road 
parking ( 1 parking space for each 500 sq ft of floor space) 

o all new residences, replacement residences and extended residences to have a total foot print less 
than half of the plot size 

o all new residences, replacement residences and  extended residences to have height, mass, and 
external finish in harmony with other properties in the adjacent area 

o existing trees, hedges, and Cornish hedges to be protected 

o development of a Community Centre in Trewint playing fields allowing for inclusion of social care 
amenities. 

  

4. Residential Development Areas - Proposals for Consultation 

Re-establishment of the Development Boundaries existing in 2010 would still allow for some development across the 
Parishes on the small pockets of undeveloped land lying within these Boundaries. The upgrading, extension or 
replacement of existing buildings, within the controls that the NDP plans to introduce, will inevitably and beneficially 
continue. These activities will provide residences at the high cost end of the market but will not be able to provide 
many, if any, residences in the range up £350,000. 

To allow for the housing that is required by the Cornwall Local Plan and the identified needs of the local residents, 
additional land outside these Boundaries will be required. The issues that impact Residential Development detailed 
in section 3.2, above, particularly the cost of providing the essential infrastructure, drive the conclusion that such 
development has to be adjacent to existing developed areas.  

 

 

If the NDP identifies only just sufficient land for development of the housing needed through to 2030 this potentially 
creates a number of problems as follow:- 

• it encourages further piecemeal development of the Parishes, as has happened over many years, with no 
longer term strategy for the infrastructure improvements that will be required 

A full study of all of the areas around the Development Boundaries existing in 2010 has 
identified five areas that appear the most appropriate for further residential development. 
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• the owners of the identified areas may not make the land available for development

• If there is only just enough land identified for the number of new residences which need to be provided it
will put a premium value on that land which will preclude the provision of housing in the price range up to
£350,000.

• Developers could landbank the allocated development area in which case the Parishes would immediately
be under pressure to identify more development land to meet national requirements to have an ongoing
supply of available development land.

For these reasons the proposal is that the NDP will identify Special Development Areas, where tightly controlled 
development will be allowed, that:- 

• reflect a 50 to 100 year development strategy

• are adjacent to existing development areas

• curtail ribbon development

• are substantially larger than the areas required for medium term development needs.

Reflecting the views of the residents, expressed through the questionnaires and consultation process, the NDP will 
provide controls on these areas to ensure that the numbers, type, rate of build, density, style and mass of the 
developments will meet the identified needs and no more. There will be controls on the number of houses in each 
development; the rate at which new developments are approved; time limits for starting and for finishing each 
approved development; requirements for each development to include full specification vehicle access to the 
remainder of the Special Development Areas, or donate sufficient and appropriate land to the Parishes for such 
access, as well as all the other constraints that will be applied to all development in accordance with the issues 
identified in section 3.2 above. 

In detail the proposals for Development Boundaries and Special Development Areas are as follow. 

4.1. Development Boundaries 

Re-establish the Development Boundaries existing in 2010 (shown by the heavy black lines on the attached plans) 
allowing for some new development across the Parishes on the small pockets of undeveloped land lying within these 
Boundaries. The upgrading, extension or replacement of existing buildings within these Boundaries, with the 
controls that the NDP plans to introduce, will inevitably and beneficially continue. These activities will fulfil any need 
for residences at the high cost end of the market but will generally not be able to provide residences in the price 
range up to £350,000. 

4.2. Establishment of Special Development Areas 

4.2.1. Area 1 – adjacent to Rock Road - see map on page 12 

 

 

It cannot be stressed strongly enough that these proposed Special Development 
Areas are not an open invitation for developers to seize large areas of land and build 
huge numbers of houses. In fact the contrary is the case.

Land to the north west of Rock Road between Trewint Lane and Trewiston Lane and extending to 
the north west of Pityme effectively meets every one of the criteria for residential development. 
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Access can be gained from Rock Road, Trewiston Lane and Trewint Lane. The main sewer runs just to the north of 
Rock Road and water and electricity supplies are close by. Access to the school, surgery, shops, bus routes, 
footpaths, potential cycle routes and community facilities are very good. There are few trees, hedges, Cornish 
hedges, or monuments to be considered. The land is relatively flat and not at flood risk. It would be visible from the 
north end of Trewiston Lane but this already looks to the rear of the houses along Rock Road. Any new development 
would have little impact on the landscape character particularly with appropriate tree planting as a requirement for 
all development.  There are multiple owners of the land, and some of these owners are already indicating that they 
are keen to develop. 

Looking further into the future (50 -100 years) , progressive development of this area  can  provide road, footpath 
and cycle route access  parallel to Rock Road from Trewint Lane to Trewiston Lane and possibly on beyond Cantillion 
Close to join Rock Road near Coppers  Corner. It could feed housing, car parking, community facilities and 
appropriate retail and office development to meet the needs of the community and fulfil the requirement for long 
term sustainable development.  

4.2.2. Area 2 – Trewint Playing Field - see map on page 12 

Including the Trewint Playing Field as a Special development Area with very strict controls on what could be built 
there would allow for the development of the planned Community Centre and other community facilities, such as a 
medical centre, that could produce the revenue stream essential to maintaining a Community Centre. 

4.2.3. Area 3 – St Minver, opposite churchyard - see map on page 13 

Whilst area 1 is a prime location, and could accommodate all of the needed development for the Parishes, it is 
considered advisable and appropriate to allocate some other Special Development Areas adjacent to the other 
developed areas of the Parish.  

Area 3 in St Minver, opposite the churchyard, is a discrete and level site with good access. It would accommodate a 
number of residences in a pleasant village environment which would be suitable for residents who do not need 
immediate access to schools and other amenities. It is well positioned relative to the sewer and other services. It 
would have minimal impact on the landscape character. 

4.2.4. Area 4 – St Minver, Menefreda Way - see map on page 13 

Area 4 in St Minver, to the east of Menefreda Way and adjacent to the Playing Field, is a level site with good access 
and would also accommodate a number of residences in a pleasant village environment that would be suitable for 
residents who do not need immediate access to schools and other amenities. However, it is not so well placed for 
the sewer and other services 

4.2.5. Area 5 – Polzeath, south of Dunder Hill - see map on page 14 

Area 5 in Polzeath, bounded by Dunder Hill to the north and the lane to Shilla Mill to the south, already includes a 
number of residences and could accommodate several more in an area that has good access to the shops, school bus 
routes and to the beach but is sheltered and relatively secluded. It is not visible from the coastal regions and would 
have minimal impact on the landscape character. It is served by an existing sewer and other services. 

4.2.6. Area 6 – between Trebetherick and Polzeath - see map on page 14 

Area 6, land between Trebetherick and Polzeath from St Moritz to Higher Tristram, already has significant 
development particularly the St Moritz Hotel and holiday villas. Although development of this area does increase the 
linkage between Trebetherick and Polzeath it is behind the existing row of houses that already link the two areas and 
does not constitute further ribbon development. With realistic restrictions on building height that would feature in 
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the NDP for this area, new development in this area would not be visible from the road or the Coast Path. It would 
have minimal impact on landscape character. Shops at Trebetherick and Polzeath are within walking distance and 
the area is close to school bus routes, an existing sewer and other services. 

5. Business Site Development Considerations

5.1 The Need for Business Site Development 

• The data gathering exercise identified some 170 businesses operating from within the Parishes. Many of
these businesses need offices, storage sites or industrial buildings that will need maintenance, upgrading or
enlargement to meet new requirements, business growth, changes in the pattern of business or changes in
legislation.

• The NDP must allow for sustainable development. This means that Social, Economic and Environmental
aspects must be addressed and balanced. Additional residences lead to increased population, a need for
more employment and increased business demands A sustainable plan including housing, services and
facilities must also allow for land and infrastructure to create employment and a vibrant economy

5.2 Issues that Impact Business Site Development 

• Vehicle access

• Infrastructure:- Sewer, water,  electricity and good communications  access

• Environment:- Flood risk, protection of local landscape, impact on farmland and woodlands, tree
preservation, important monuments, landscape character

• Pollution from noise, vibration, smell, fumes, smoke, soot, ash, dust or grit

• The questionnaire results identified that in addition to the issues that impact residential development, the
residents:-

o strongly support encouraging existing and new Small to Medium Enterprises and Micro Businesses
to develop in the Parishes

o strongly support farming site diversification such as appropriate conversion and reuse of existing
structures  and exception planning approval for small business facilities to be located adjacent to
existing developments

o strongly support the provision of additional business space by extension of the Business Site at
Pityme with improved vehicle access

o moderately support Small to Medium Enterprises and Micro Business development within Protected
Areas in exceptional circumstances.

o moderately support the establishment of discrete small Business Sites in other areas of the Parishes.

6. Business Site Development Areas - Proposals for Consultation

6.1. Area 7 - Pityme Enterprise Park - see map on page 15 

Over the years the Pityme Business Site has expanded to the south and through exception site planning approval has 
encroached into the adjacent AONB. This site is visible from several points along Keiro Lane and from the church 
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area of St Minver. However, these are fairly distant views and with some additional natural screening the site could 
be made almost invisible. 

Further expansion of this Business Site is only practical to the east along Keiro Lane or further to the south. 
Expansion along Keiro Lane is contrary to the intent to curtail ribbon development. It would substantially increase 
the visibility from St Minver and from Keiro Lane which is the principle access route to Rock and a significant access 
route to Trebetherick and Polzeath. The impact on the Landscape character would be detrimental to both residents 
and the visiting tourists on whom the sustainability of the St Minver Parishes depends. 

Expansion to the south (area 7 on the attached plans), with improved access from Keiro Lane, necessitates further 
encroachment onto the AONB. However, with low rise buildings and attention to natural screening such expansion 
would have low visibility and minimal impact on the landscape character. This is not a perfect solution but is 
considered to be the least damaging option for expansion of this Business Site. 

6.2. Area 8 – North East of B3314 / Keiro Lane Junction - see map on page 15 

Any new Business Site would be best served by direct access from the B3314. However, access to the St Minver 
Parishes through or past any form of industrial area is not desirable. The land identified as Area 8 on the attached 
plans, to the north east of the junction between the B3314 and Keiro Lane adjacent to Camel Fish, has been 
identified for consideration. A site set back from the B3314, with careful attention to natural screening, would have 
good access, minimal visibility and little landscape character impact. This is a possible way forward to meet any need 
for a new Business Site.  
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7. Development Areas Questionnaire

The St Minver Parishes Neighbourhood Development plan has to allow for sufficient residential and industrial 
development to meet the sustainability needs of the Parishes and, as a minimum, to meet the requirements of the 
Cornwall Local Plan (presently identified as 100 new residences in the period 2010 to 2030). Looking at the needs of 
the Parishes and the key factors described earlier in this document that contribute to sustainable development the 
NDP team have identified five Special Development Areas for consideration for residential development, one Special 
Development Area for consideration for community facility development and two Special Development Areas for 
consideration for business site development in addition to the areas enclosed by the Development Boundaries that 
existed prior to 2010. Please indicate your views on these proposals by answering the following questions with 
reference to the areas marked on the attached maps. The questions can be answered online at 
http://www.stminvercouncils.org.uk/ndp/vision-statement.html or by completing this paper copy and returning it 
by Monday 3rd March 2014 to local shops from where the questionnaires have been distributed or to St Minver 
Parishes Councils, c/o Lynam Cottage, Rock, Wadebridge, PL27 6JZ. 

Q1. The NDP should re-establish the Development Boundaries that existed immediately prior to 2010 as shown by 
the thick black lines on the attached maps. 

strongly disagree disagree neutral agree strongly agree 

Q2. The NDP should include Area 1 (some of the fields to the north west of Rock Road between Trewint Lane and 
Trewiston Lane and extending to the north west of Pityme) as a potential residential Special Development Area  

strongly disagree disagree neutral agree strongly agree 

 Q3. The NDP should include Area 2 (Trewint Playing Field) as a potential Special Development Area with restrictions 
that development shall only be for community facilities. 

strongly disagree disagree neutral agree strongly agree 

Q4. The NDP should include Area 3 (land to the north of the road opposite the churchyard at St Minver) as a 
potential residential Special Development Area  

strongly disagree disagree neutral agree strongly agree 

Q5. The NDP should include Area 4 (land adjacent to the Playing Field to the east of Menefreda Way, St Minver) as a 
potential residential Special Development Area  

strongly disagree disagree neutral agree strongly agree 
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Q6. The NDP should include Area 5 (Polzeath - bounded by Dunder Hill to the north and the lane to Shilla Mill to the 
south) as a potential residential Special Development Area  

strongly disagree disagree neutral agree strongly agree 
     

 

Q7. The NDP should include Area 6 (land between Trebetherick and Polzeath from St Moritz to Higher Tristram)        
as a potential residential Special Development Area  

strongly disagree disagree neutral agree strongly agree 
     

 

Q8. The NDP should include Area 7 (extension to the south of the Pityme Enterprise Park extending into the AONB)     
as a potential business Special Development Area.  

strongly disagree disagree neutral agree strongly agree 
     

 

Q9. The NDP should include Area 8 (land to the north east of the junction between the B3314 and Keiro Lane 
adjacent to Camel Fish) as a potential business Special Development Area. 

strongly disagree disagree neutral agree strongly agree 
     

 

Q10. Location of your local residence 

 

 

 

 

 

Q11. Please add any comments regarding Development Boundaries or Special Development Areas.  

 

 

 

New Polzeath  
Polzeath  
Trebetherick  
Rock  
Pityme  
Tredrizzick  
St Minver  
Other (please state)  
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St. Minver Parishes 

Your Neighbourhood Development Plan (NDP) 

Development Areas Consultation 

Please do not just look at the attached maps 
Please read these maps in conjunction with the business consultation 

document. 

Please make your views on Development Areas known 
by clicking here and answering the questionnaire. 

http://www.stminvercouncils.org.uk/ndp/vision-statement.html#boundaries-questionnaire
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