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What is an NDP?

• Provides planning policy for a local area to guide future development
– Can only have effect through the control of development that requires 

planning permission

– NDPs cannot control ‘management issues’, e.g. footpath maintenance, bus 
times

• Must reflect the views and preferences of the local community

• NDPs must have regard for national and local policies
– Cannot change the strategic policies of the National Planning Policy 

Framework or the Cornwall Local Plan

– Can add to existing strategic policies, with sufficient evidence

• NDPs can be a platform for achieving wider aspirations

• Once accepted by a public referendum, the NDP is part of the statutory 
development plan for the area

• The community legacy can be as important as the content of the Plan 



The NDP Steering Group

• Fiona Gulliver & Kate Longley – Co-Chairpersons

• Rob Sharman – Finance Officer

• Chris Trew & Matthew Fox – Housing Sub-Group

• Richard Enos & Fiona – Services Sub-Group

• Bob Digby & Kate - Local Economy, Employment & Transport Sub-
Group

• Lisa Dunne & Barbara Miles - Environment Sub-Group

• Chris Lobb, David Peacock, Richard – History & Heritage Sub-Group

• Catherine Coffee, Kate & Sub-Group reps – Comms & Consultation 
Task Force

• Steve Besford-Foster, David & Richard – Drafting & Mapping Task 
Force

• John Murfitt – newly joined 



Building the Evidence Base: 

Key activities to date
• Initial community consultations to identify themes (Jan-Feb 

2020)

• Housing Needs Survey (Feb-March 2020)

• Online Focus Group Discussions (Nov 2020 – May 2021)

• Biodiversity audit report (May 2021)

• Local Landscape Character Assessment (2021-22)

• Identification of assets and services

• Compilation of historical and heritage information

• Compilation of data on the local economy and employment

• Incorporation of Climate Emergency considerations

• Residents Questionnaire (April 2022, analysis on-going)

• Plans for marine environmental assessment



The NDP 

Process



Purpose of today’s meeting

• To present key results from the Residents 

Questionnaire

• To agree the vision statement and broad 

objectives of the NDP

• To identify potential Local Green Spaces

• To create awareness about Development 

Boundaries and their implications



St Goran – Residents Questionnaire

Carried out on behalf of 

St Goran Parish Council by the 

Neighbourhood Development Planning group 

April 2022



How we obtained our data

• Over 800 questionnaires were distributed, one to every household within St 
Goran in early April 2022

• 339 responses were received, of which 281 (35%) were complete and 58 ‘partial’ 
– this is a high response rate

• There were two sections – individual responses on local planning issues (Part 1) 
and household data (Part 2)

• Most responses came from households (247 – 88%), & the rest from individuals



Population responses (Q1)

• Questionnaire responses in general reflected the age distribution of the 
population 

• However, 19% of the questionnaire target population is aged 14-39 – but 
provided only 9% of the responses 

• Age groups over 40 (81% of the target population) provided 91% of 
responses

• The ‘missing’ totals can’t be ignored – they’re part of the community 
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Results 1: Employment (Q4-5)
Employment status (sample size 281) Of those in employment (sample size 118)

• Half of the respondents (50.9%) were ‘wholly retired from work’ 

Of those in work (42%):

• nearly half work full-time  

• almost half work from home or are based from their home

• a (surprisingly?) large proportion work from home (49%) or within the 
parish (19.5%), with few working beyond the county (11%)



Results 2: Self-employment & business owners (Q6-7)

62 responses

In terms of supporting local businesses 
• 64.4% thought that homes should allow for a home office / private workshop
• 57.7% thought that shared office / co-working space should be allowed
• Over 69% were in favour of allowing small workshop units 
• Fewer – 34.7% - were in favour of a small light industrial unit 
In terms of supporting space conversion for holiday accommodation
• Only 37% supported such conversion in the two main villages  
• However, 56.7% supported such conversion in hamlets and farms 
Sample size: 273 



84.3% of respondents believe that ‘Visitors and holiday-makers are essential to 
the local economy’. However …..
• Just 18.8% believe that more camping / caravan spaces should be available.
• The same is true of more AirBnB-type annexes and glamping (14%), more 

holiday cottages (6.1%), hotel accommodation (26.2%), lodges and static 
caravans (8.2%)

• Over 75% believe that ‘there is currently sufficient holiday accommodation in 
the Parish’, with 43.7% believing that ‘There is already too much holiday 
accommodation available in the Parish’. 

Sample size: 280

Results 3: Tourism in the economy (Q8)



Some of the strongest reactions in the questionnaire come from the effects of using 
new-build properties (inc barn conversions) as second homes or holiday cottages
• 89.5% believe that ‘It would limit housing available for full-time residents’.
• 85.1% think that this would ‘force house prices & rents beyond the reach of local 

people’
• Over 75% believe that this would ‘reduce the winter-time population and reduce 

the sense of community’.
• Few believe there would be positives: e.g. bringing in new blood (13.3%), 

maintain local shops (36.5%) 
Sample size: 281

Results 4: New-builds as second homes (Q9)



Strong reactions also come from the effects of restricting new-build properties to 
primary or principal residents
• 69.5% believe that ‘New houses throughout the Parish should be restricted to 

primary/principal residences only’
• 94.3% believe that ‘it would .. ensure that new homes are .. for full-time residents’.
• 85.1% think that it would also ‘help to address the need for affordable homes’ 
• Over 65% believe that this would ‘support a vibrant year-round economy for local 

businesses’.
• Few believe there would be negatives: e.g. ‘deter developers and investors from 

building new homes’ (36%), maintain local shops (36.5%)  or ‘reduce local work 
opportunities that provide services for second / holiday homes’ (25.4%)

Sample size: 281

Results 5: Restricting new build properties (Q10-11)

Source: Rightmove 2022



Some interesting quotes 

A small development of 

bungalows for the elderly 

would help those of us in 

our eighties to downsize 

and stay in the village

Second-home, Air 

BnB, Holiday 

cottages are 

community killers.

How does it prevent 

"new build" from being 

sold on after a short 

time for use as a 

holiday home?

People working for the 

visitor economy need 

somewhere to live, there are 

many locals who cannot 

afford to live here

Heartbreaking that so 

many homes are left 

empty outside of the 

holidays

Do not wish to create a 

them and us community 

by restricting only some 

areas



Controversial, with mixed opinions!
• 61% believe that infill is ‘extremely’, ‘very’ or ‘somewhat desirable’ 
• 81% similarly think ‘small-scale rounding-off within boundaries of existing 

settlements’.
• 87% would support the use of brownfield sites (but, ‘Can't think of any brownfield 

sites here’)
• Over 76% believe that small-scale development (10-20 homes) of 100% affordable 

homes should be built on land at the edge of existing settlements 
• Less (though still significant) support (60%) for ‘Small-scale development (10-20 

homes) of mixed market-price and at least 50% affordable homes on land at the 
edge of existing settlements’

Sample size: 280

Results 6: How to achieve provision of 
housing in the next 10 years (Q12)

Infill should not be at the expense of 

garden space. All homes should have 

an adequate garden that can be used 

for leisure and to potentially grow 

food. These green spaces are 

valuable providing space for nature 

and wildlife corridors.

Development is required to keep 

a village vibrant and alive - an 

ageing village may become a 

dying village. Very supportive of 

housing for local youngsters but 

… how do they progress up the 

housing ladder? 



Results 7: Views on renewable energies (Q10-11)

Solar energy 

(rooftop)

Solar energy 

(PV farm)

Wind turbines: 
Higher approval for 
1-3 turbines  
(73.6%) than more 
than 3 (45.8%)

An additional 

1-3 wind 

turbines in 

the Parish

More than 3 

additional 

wind 

turbines in 

the Parish

Biomass 

energy

Anaerobic 

Digestion 

Scheme

Biomass and Anaerobic 
Digester: 
High approval overall but 
with higher ‘somewhat 
desirable’ results than 
others

Solar: 
Much greater 
approval for roof 
top (92.3%) than a 
PV farm (60.4%)



And finally …..

Q13 Do we need a local Design Guide (to 

complement the existing 2021 Cornwall Design 

Guide) to help ensure that the distinctive local 

character is maintained and enhanced by new 

development?

Q16 ‘To conserve and enhance the beautiful 

landscape and distinctive nature of St. Goran 

Parish by satisfying the local housing need, 

and supporting the community and its heritage 

for residents and visitors alike for a sustainable 

future’. 

Do you agree with this vision statement?



VISION
and 

OBJECTIVES
Table Task One



What is a Neighbourhood Plan 

Vision?

An overarching statement to set the direction for 
the changes the community would like for the 
future of their area. 

A key part of the ‘golden thread’ from evidence 
to policies and actions on the ground.

Captures the aims of the neighbourhood plan.

Sets the context for neighbourhood plan 
objectives and policies.



What is a Neighbourhood Plan 

Vision?

It should give people a shared sense of ownership of their 

neighbourhood plan and secure community support.

It should be: 

– concise

– locally distinctive

– aspirational

– grounded in facts and evidence about the area. 

It must be written to support ‘sustainable development’



What are Neighbourhood Plan 

Objectives?

Objectives are a broad outline of the steps needed to 

help make the vision a reality. 

There can be several objectives for each element of 

the vision; 

Worded to address the area’s strengths (what the 

community want to continue or see more of) and 

weaknesses (what community want the 

neighbourhood plan to address). 



What are Neighbourhood Plan 

Policies?
They express intent and guide decisions in the context of the 

neighbourhood plan vision and objectives.

Set out requirements in advance for new development in an 

area

Inform and guide decisions on planning applications

Ensure that individual developments meet a range of 

minimum requirements

Ensure that the multitude of individual decisions add up to 

something coherent for the area as a whole.



THE ‘GOLDEN THREAD’



Community Survey Response
Question 16 said: 

“The NDP document must include an overall vision 

statement. The following draft vision is based on 

feedback from earlier consultations:

‘To conserve and enhance the beautiful landscape 

and distinctive nature of St. Goran Parish by 

satisfying the local housing need, and supporting 

the community and its heritage for residents and 

visitors alike for a sustainable future’.

Do you agree with this vision statement?”

Yes 83.8%

No 1.8%

Partially 14.4%



Community Comments
o To protect and maintain the landscape, distinctive nature and general 

environment of the Parish. 

o To support limited development which is compatible with the wishes of the 
existing community.

o To conserve and enhance the natural and built environment in order to 
maintain a sustainable residential community.

o The main thrust should be to enhance and preserve the distinctive nature of St. 
Goran Parish for the residents. 

o To conserve and enhance the working rural landscape and the distinctive 
beauty of St Goran parish by satisfying local housing need and supporting the 
community and its heritage for a sustainable future.

o To make Goran the best place on earth to grow up or grow old in.

o We need to look forward more and not look in the rear view mirror all the time, 
if you drive a car looking back all the time you would quickly crash.

o Remove visitors. Full time residents should be the only priority.

o Lead the way in sustainable housing.



Table Task One
1. As a group, please look at and discuss the suggested draft Vision statement:

‘To conserve and enhance the beautiful landscape and distinctive nature of St. 
Goran Parish by satisfying the local housing need, and supporting the 
community and its heritage for residents and visitors alike for a sustainable 
future’

➢ Is the vision locally distinctive – does it capture what makes our area unique?

➢ Does it cover the likely social, environmental and physical trends affecting the 
area over the period of the plan? 

➢ How would you amend the wording? 

2. Objectives are the broad statements of intent that set out what you want to 
achieve in order to help make the vision a reality. They should say what you want 
to continue or see more of and what you want the neighbourhood plan to 
address.

➢ Please suggest and discuss some objectives that will help deliver the Vision.

If it helps use the post-it notes to organise your thoughts, or draw a picture 

or map to show your thoughts.



LOCAL GREEN SPACES

Table Task Two



Protecting Local Green Spaces

• Q15 of the NDP Community Survey - LGS was ticked by 

61% of respondents and was the most commonly selected

"additional issue" for the Plan.

• NPPF Paras 101 to 103

• Allows communities to identify and protect green areas of 

particular importance to them.

• Sets the rules for designation of LGS.

• Applies ‘green belt’ policy to them



LGS Rules

• Must be consistent with the local planning of sustainable 

development and complement investment in sufficient homes, 

jobs and other essential services. [i.e. can’t be used as a tool to 

block development].

• Should only be designated when a plan is prepared or updated.

• Must be capable of enduring beyond the end of the plan period.

• Must be in reasonably close proximity to the community it 

serves. 

• Demonstrably special to a local community and hold a 

particular local significance, for example because of its beauty, 

historic significance, recreational value, tranquility or richness 

of its wildlife; and 

• Local in character and is not an extensive tract of land.



Size and Proximity

• Size

– No hard and fast rules about how big a Local Green Space can be.

– A degree of judgment needed.

– Blanket designation of open countryside adjacent to settlements 

will not be appropriate - should not be a ‘back door’ way to try to 

achieve what would amount to a new area of Green Belt by 

another name.

• Proximity

– If public access a key factor, then the site would normally be 

within easy walking distance of the community served.

– Natural England’s Accessible Natural Greenspace Standards 

(ANGSt) says everyone, wherever they live, should have an 

accessible natural greenspace of at least 2 hectares in size, no 

more than 300 metres (5 minutes walk) from home.



What is Special and Significant?

• Not an exclusive list, may be other local reasons why a site 

has significance to a local community

• ‘….a matter for local discretion. For example, green areas 

could include land where sports pavilions, boating lakes or 

structures such as war memorials are located, allotments, 

or urban spaces that provide a tranquil oasis’.

• Very subjective judgement, but must be ‘demonstrable’.



Other Issues

Must a potential Local Green Space be accessible? NO

‘…land could be considered for designation even if there is no public 

access (e.g. green areas which are valued because of their wildlife, 

historic significance and/or beauty)’. 

• Designation does not in itself confer any rights of public access 

over what exists at present.

Must a potential Local Green Space be in public ownership? NO 

• Landowners must be contacted at an early stage and will have 

opportunities to make representations in respect of proposals in a 

draft plan

Who will manage Local Green Space? 

• Management of land designated as Local Green Space will 

remain the responsibility of its owner. 



What if the land already has a designation? 

• Will any additional local benefit be gained by designation as 

Local Green Space?

Don’t include: -

• Common Land   - Registered Village/Town Greens  - Ancient 

Woodland  - National or Local Nature Reserves  - Sites of 

Special Scientific Interest (SSSI)  - National Trust, Woodland 

Trust, and Forestry Commission owned sites   - Designated 

heritage assets i.e. Grade I & II Listed Buildings, Registered 

Historic Parks and Gardens; Scheduled Monuments.

Can include: -

• Conservation Area and AONB or AGLV designation as are 

generally applied, targeted on broad heritage or landscape issues, 

and open to considerable interpretation in application.

Other Issues



Beauty A combination of site qualities, such as shape, colour, or form, that 

pleases the aesthetic senses - the visual attractiveness and aesthetic 

value of the site – its contribution to the streetscape, landscape, 

character or setting of a settlement. Does it define a sense of place, or 

help define the physical form of a settlement.

Historic significance Links to the history of the community or settlement e.g. historic village 

events, historic buildings, structure or landscape features present on 

site. Does it contribute to the setting of a heritage asset or a locally 

valued landmark, or hold cultural associations which are of particular 

significance to the local community. 

Recreational value Does it host particular recreation activity or range of activities, formal or 

informal, by the community . e.g. playing sport, informal recreation, 

children’s play, fairfields etc. Does it have social cohesion value from 

opportunities to meet others?

Tranquillity Does the site contribute a state of calm and quietude associated with a 

feeling of peace that promotes mental wellbeing? Positive tranquillity 

factors include the naturalness of landscape, woodland, rivers and open 

vistas, hearing natural sounds such as birdsong, an absence of human 

activity, or even silence.  Does it offer a place for reflection and peaceful 

enjoyment?

Wildlife Is the site locally significant for wildlife in a way that could be 

demonstrated. For example, a home to species or habitats of principal 

importance, veteran trees, or locally characteristic plants and animals, or 

is it important for its contribution to the wider green infrastructure 

network..



DEVELOPMENT 

BOUNDARIES

What are they and what are the 

implications of adopting them?



Background

• In Cornwall, Neighbourhood Plans are expected to have a 

Housing Delivery Strategy that shows how the housing 

needs of the area will be delivered. 

• For St Goran will be in the context of Cornwall Local Plan 

rural planning policies.

• Development Boundaries can be part of a Housing 

Delivery Strategy.

NOTE the housing ‘target’ for the Plan is not yet fixed but 

we know it will be low.



Rural Planning in Cornwall
The role and function, not simply the size, determines the appropriate level of development for a 

settlement.

Development of a scale and nature appropriate to the character, role and needs of the local 

community.

Focus is to meet local need while reflecting and respecting the character of settlements.

A settlement is defined as having, ‘a form and shape and clearly definable boundaries, not just a 

low-density straggle of dwellings.’ (para 1.68). 

Housing to be provided by: 

1. Existing sites with planning permission

2. Infill

3. Small scale rounding off

4. The development of previously developed land within or adjoining settlements

5. Rural exceptions sites.



• Neighbourhood Plans may identify specific settlement 

boundaries consistent with this approach.

• Where considered appropriate for smaller scale, organic 

growth of open market housing, a development boundary 

may be appropriate.

• A development boundary should include those areas of land 

suitable for ‘infill’, ‘rounding off’ and use of ‘previously 

developed land’ (PDL) 

Rural Planning in Cornwall



• ‘Settlement Boundary’ = the present extent of completed and 

committed development.

• ‘Development Boundary’ = the extent of  the settlement plus 

any development from now to the Plan end date i.e., a line 

which defines the separation of the village [including any 

planned development] from the countryside beyond it. 

➢ They must include obvious sites which would fulfil the 

requirements of ‘rounding off, infill or previously 

developed land’ 

Definitions 1



• ‘Infilling’ = filling of a small gap in an otherwise continuously 

built-up frontage that does not physically extend the settlement 

into the open countryside [Usually 1 or 2 units].

• Small hamlets may have scope for some infilling, but generally 

would be regarded as open countryside.

• ’Rounding off’ =  development of land that is substantially 

enclosed but outside of the urban form of a settlement, where 

its edge is clearly defined by a physical feature that also acts as 

a barrier to further growth. Must not visually extend building 

into the open countryside.

Definitions 2



‘Previously Developed Land [aka ‘Brownfield Land’] = Land which is or 

was occupied by a permanent structure, including its curtilage and any 

associated fixed surface infrastructure. NPPF has a presumption in favour of 

development on PDL over greenfield development.

PDL excludes:

• land that is or was last occupied by agricultural or forestry buildings; 

• land that has been developed for minerals extraction or waste landfill 

subject to restoration conditions or legal agreements,

• land in built-up areas such as residential gardens, parks, recreation grounds 

and allotments; 

• Land that was previously developed where the remains of the permanent 

structure or fixed surface structure have blended into the landscape.

NOTE: Gardens outside development limits are therefore PDL to which a 

presumption of development applies.

Definitions 3



‘Open countryside’ =  the area outside of the physical boundaries of existing 

settlements (where they have a clear form and shape). 

➢ Policy 7 of Cornwall Local Plan limits circumstances for new housing in 

‘open countryside’ to  replacement dwellings, subdivision, conversions of 

suitable buildings and accommodation for temporary workers or essential 

agricultural workers. NOTE: Small scale infill may be allowed in hamlets).

‘Rural Exception’ sites = affordable housing led developments adjoining, or 

physically well related to, the built form of existing settlements and well 

related to the physical form of the settlement and appropriate in scale, 

character and appearance.

➢ They allow for a proportion of open market housing where it is required to 

support delivery of the affordable element. At least 50% of the dwellings 

must be ’Affordable’.

Definitions 4



Example

Development Boundary

Potential ‘Rural Affordable 
Housing Site

Local Green Spaces

Rounding Off 

School Playing Field 
Extension



The Implications for Planning

• A Development Boundary signals that some growth is appropriate at the settlement and that it 

is not ‘frozen’.

• Defines areas to which different policies may apply; is easily understood providing clarity for 

all.

• Ensures small scale growth rather than larger scale developments.

• May restrict the ability to respond to change.

• Because it is restrictive, and values may increase within a development boundary.

• Encourages small scale infill.

• Might encourage increases in density.

• Helps to bring forward rural exception sites to better meet affordable housing need.

• Expectations that no housing will occur alongside the village may be raised that might not be 

delivered if a rural exception site is subsequently approved.

• Can indicate the acceptable direction of growth by identifying development space in a location 

that the community broadly supports, rather than allocating a specific site.

• Can create a divisive ‘rallying point’ for different interests.

• A very tight boundary that has provided few options for growth  may be contrary to Cornwall 

Local Plan.

• Gives positive direction, seen as a clear act of planning by the community.

• Easy to apply.



The Implications for Planning

• Include an NDP policy to ensure that infill and rounding-off development 

proposals are consistent with the context of their site and surroundings.

• Residential gardens, and properties with larger gardens, on the edge of the 

settlement should be included within the Development Boundary so that the 

special NPPF encouragement of development on PDL does not apply to 

them, and that NDP infill and rounding off policies will.

• Imperative that criteria for Development Boundaries are robust, applied 

consistently, and are carefully logged – any inconsistency will be exploited.

• Steering Group proposed Housing Delivery Strategy is to rely on 

infill/rounding off within development boundary for village + rural 

affordable exception sites, and not to allocate specific sites.



The process of defining the 

Boundary

• ‘Chief Planning Officers Advice Note on Infill/Rounding Off’ 

gives pointers as to good practice in drawing up development 

boundaries.

• ‘Guidance on Development Boundaries for Neighbourhood 

Development Plans’ CC NDP Toolkit



1. Consider each settlement and decide which is appropriate for development boundaries [Community facilities]

2. Study those selected and determine a boundary for each using the following process:

2B - Exclude areas with significant environmental constraints e.g. flood zone 3, a European Nature Conservation Site, 

SSSI. 

2C - Exclude areas which would result in a negative impact on the historic and landscape character of the area. 

2A - Check for any existing planning permissions. If there are, include these within the development boundary. 

2D - Assess sites which would meet the requirements of ‘infill’, ‘rounding off’ and ‘PDL’ and include these within the 

development boundary.

3B - Consider the viability, accessibility, remediation and infrastructure needs of any sites identified. Do not include 

non-viable sites.

3A - Consider if the identified areas are available for development by speaking to land owners if possible. 

4 - Draft DB on a detailed OS base

6 - Consult community and landowners. Carry out Historic Impact Appraisal of impact on heritage assets and 

Landscape and Visual Impact Assessment as necessary..

Ensure that the entire process is logged, including the reasons for not including land within the DB. 

8 - Insert the DBs in the Consultation Draft NDP along with a planning. Include a link to the logged evidence in the 

accompanying policy justification.

5 - Review entire process to check for consistency

7 – Consider community and landowner views and amend development boundary as appropriate.



• Use existing clear boundary features: hedges, roads, streams and walls 

• Include existing development (residential, employment and other built uses) 

including Rural Exception Affordable Housing sites which have been 

completed or are under construction.

• Include gardens, unless there are particularly large gardens which extend 

into the open countryside. 

• Include opportunities for rounding off at the settlement edge. 

• Include current planning permissions but exclude unimplemented Exception 

Affordable Housing sites.

• Include traditional rural buildings converted to residential use, with their 

residential curtilages providing they do not project substantially into the 

countryside.

• Include redundant traditional agricultural buildings with physical and 

location potential for conversion.

• Exclude sporadic development which is of a different character to or clearly 

separated from the built-up area.

• Exclude sports and playing pitches that are on the edge of the settlement



Logging the Assessment

SETTLEMENT NAME

BOUNDARY SECTION. CONSIDERATIONS

A - B

B - C

C - D

D - E

E - A

Landscape Issues

Historic Environment

Comment, Conclusions & 

Recommendation







Q and A


