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FOREWORD  

The Roseland Plan is a blueprint for how we, the community of the Roseland, view our future. It 

describes how we want the Roseland to look and what it will be like to live here, work here and 

visit here over the next 16 years that the Plan covers. 
 

The most important thing about the Plan is that its roots are deeply embedded in the hopes, 

concerns, ideas and passion that the community has so clearly articulated. It is the communityõs 

Plan in more than one sense. The community has told us what it wants. But it is also the  

community, in the form of the very many volunteers who have given so generously of their time, 

their skills and their commitment to this very special place, who have made it happen. Given the  

complexity of the task, this is no mean achievement and one of which we should all feel proud. 
 

The core of the Plan is Section E, which summarises our Vision for the future of the Roseland 

and the main Objectives of the Plan. Sections F, G and H describe the detailed planning policies, 

each with its introductory summary explaining simply what we are trying to achieve. You will 

recognise the wording and intent. They derive directly from what you have told us over the last 

18 months.  
 

We should also mention the production by individuals and enthusiastic teams of volunteers of 

companion documents and maps that will be a valued resource for those interested in the  

Roseland for many years to come.      
 

So read on! We hope you enjoy it and that you feel it reflects your hopes, aspirations and love 

for the Roseland.  
 
 

 

 

 

 

Jon Smith        Julian German 

Chairman        Cornwall Councillor 

Roseland NDP Steering Group   
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SUMMARY  
 

The Roseland Plan has flowed directly from the desire of the local community to take control 

of its future and the future of our truly special area - an Area of Outstanding Natural Beauty 

in name and in fact - a totally unique environment combining beauty, character, biodiversity 

and tranquillity appreciated by all who live in, work in or visit the area.   
 

In Sections C, D and E (pages 10-25), we explain how The Plan is derived directly from what 

the community said. To provide a sustainable foundation for our future, the core of The Plan 

is built around conservation of our unique landscape and village character. Development will, 

necessarily, be limited and it must add to, rather than detract from, the characteristics that 

support the local economy and enable the outstanding quality of life on the Roseland. 
 

VISION FOR THE FUTURE OF THE ROSELAND  
 

Conserving and Enhancing the Roselandõs  

Character and Distinctiveness  

for a Sustainable Future  

The Roseland Plan Strategy  
 

Underpin the tourist, agriculture and related  service industries by protecting the 

natural beauty of the AONB and maintaining and enhancing the distinctive char-

acter of the Roseland.  
 

Positive management of new development to minimise the impact on the  

landscape and on cherished Roseland villages and hamlets.  
 

Provision of housing to meet local need.  
 

A balanced approach to carbon reduction / energy efficiency / energy production.  
 

Support for the retention of the existing services valued by the community.  

Planning policies have been developed to enable us to deliver the Strategy and Vision set out 

above. The connection between the Strategy and Policies is given on pages 19-25. The policies 

themselves are set out in detail in Section G (Policies for Quality of Life) and Section H 

(Policies for Future Development). 
 

Implementation of The Plan is critical. Specific, post-Plan projects are planned to deliver  

Affordable Housing, energy reduction and production, Conservation Area Management and a 

new  Roseland Design Guide. In addition, a number of initiatives (enabling projects) have been 

identified (Section I 21).  
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A. SETTING THE SCENE  

A1. Origins of  The Roseland Plan  
 

The Roseland arouses very strong emotions. People who know it talk about it with love and 

passion. In recent years there has been a growing concern that the area is increasingly  

threatened by inappropriate development  and that many planning decisions seem to give very 

little weight to the importance of the Roselandõs AONB status. The Localism Act 2011
(1) 

gave 

the community the opportunity to influence the future of our wonderful area.  
 

The Roseland Peninsula Neighbourhood Area was formally designated
(2)

 following public  

consultation which took place between December 2012 and May 2013. It is a joint project  

involving a ôclusterõ of five Parishes (Gerrans, Philleigh, Ruan Lanihorne, St Just in Roseland and 

Veryan). The formation of this cluster emphasised our joint determination to ensure that it is 

the community and not outside forces that will shape the Roselandõs development.  

 

The agreed mission of the Steering Group was to 
 

 ôshape the future of the Roseland whilst preserving what is valuedõ.  

 
A2. The Approach We Adopted   
 

Early in the life of The Roseland Plan, the Steering Group made a public declaration of intent 

to the Roseland community, saying that it would: 

¶ Inform you about your Plan and how it might affect or interest you 

¶ Consult you so we can act on your feedback 

¶ Involve you by giving you greater influence over the making of the Plan 

¶ Collaborate with the community in each aspect of decision making 

¶ Empower you by enabling you to make decisions about what is in the Plan. 
 

Our strategy aims to get anyone who is interested in improving the Roselandõs future 

involved in the Neighbourhood Plan process. This includes private organisations,  

voluntary and community groups, residents, workers, students and any individual with an 

interest in how the environment and community could change over time. 

In communication after communication, the Steering Group emphasised its firm focus on 

community objectives and its commitment to evidence-based judgements.  
 

Three questionnaires were used to gather the communityõs views: one during the winter of 

2012/13, another in Summer 2013 and the final one at the end of 2013.  At all stages of this 

consultation, the community was kept informed using a wide range of approaches including 

letters, articles in the Roseland Magazine, information on the Roseland Plan website
(3) 

and  

Roseland Online
(4)

, Facebook
(5) 

and public meetings and events.  
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A3. Limitations and Overcoming Them  

 
Limitations on Neighbourhood Development Plans 

Neighbourhood Development Plans are primarily designed to give guidance about what is 

built, where it is built and what it looks like. The main tool available is the writing of planning 

policies which deal with all the different aspects of development and how land is best used. 

However, many things of interest and importance to the community cannot be achieved 

through planning policies alone.  

 

Overcoming the limitations  

The formal Roseland Plan and its policies cannot solve all the issues identified by the  

community. Nonetheless, in the process of generating the Plan, many issues were identified 

and many ideas proposed which, although they cannot be addressed through the neighbour-

hood development planning process itself, may have the potential to support the achievement 

of the Planõs objectives or make a positive contribution to the Roselandõs community in some 

other way (a list is given in Appendix 4
(6)

). 

 

The Steering Group is committed to finding other ways to realise this potential. We envisage 

four main ways in which this can be done:  

 

¶ Implementation projects. These are post-Plan and are crucial to delivering the  

 commitments made in the Plan. These will be organised and resourced by the Steering 

 Group (see Section I 21). 

¶ Handover to other bodies. For example, the most appropriate body might be a Parish 

Council, Cornwall Council, a Local Society, the AONB etc, depending on the issue or 

idea.  

¶ Seeking out ôChampionsõ. A Champion could be an individual or a group who are will-

ing to take up some of the suggested ideas and turn them into projects, businesses or  

 initiatives which benefit the Roseland. 

¶ Encouraging ôplan friendlyõ behaviour. With such encouragement, many individuals 

have it in their power to help achieve the communityõs priorities. 
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B. THE ROSELAND  

B4. The Plan Area  

The Roseland Neighbourhood Development Plan area covers a remote peninsula on the 

south coast of Cornwall. It is made up of a cluster of 5 parishes: Gerrans, Philleigh, Ruan Lani-

horne, St Just in Roseland and Veryan, St Just being the largest with 1069 inhabitants and 

Philleigh the smallest with just 159.  
 

Settlements are sparsely distributed across the area which is dotted with small farmsteads and 

medieval farm hamlets, many with the prefix 'Tre', indicating their medieval origins. Some of 

these hamlets have expanded into larger medieval churchtowns such as Veryan, Gerrans, 

Philleigh and Ruan Lanihorne. 
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Employment is very varied and there is a wide range of household size and type. All Parishes 

have high numbers of second homes and holiday lets.   
 

Employment
(7)

 

Of a population of 2,345 16-74 year olds in the Plan area, 1,485 are economically active.
 
37% 

of these are occupied in management, administration and professional services and almost 

25% in skilled trades. Half of the economically active people in the Plan area are employed in 

accommodation/food services (15.9%), health/social work (11.9%), wholesale/retail services, 

including motor repairs (11.6%) or construction work (10.5%). Of the remaining economically 

active 750, employment in agriculture, forestry and fishing, education and professional, admin-

istrative and support services represents over half. 
 

Home Ownership, Second Homes and Holiday Lets
(7) 

   Population      =   3191 

Households      =   1527 

Single person    =     539 

2 persons     =     628 

3 persons     =    154  

4 persons     =     131 

5 persons     =       52 

6 persons     =      16 

7 persons     =        5 

8 persons or more  =       2 

Dwellings       =  2378 

 

Home ownership  

Total Owned    =  2207 

Shared ownership    =         58 

Private Rented    =     478 

Socially Rented    =     506 

Second homes / holiday lets  =     603 (25%)    

Veryan, Philleigh, Ruan Lanihorne         (16%-20%) 

St Just in Roseland, Gerrans  (21%-52%) 

 

B5. What Makes the Roseland So Special?  
 

Simple pleasures  

Few places in Cornwall can compare with the Roseland. It is one of the most picturesque and 

unspoilt parts of the British Isles, loved by its residents and visitors alike, many of whom have 

been coming here over several generations. Lovely beaches and cliffs, a mix of landscape,  

delightful rivers and creeks, atmospheric villages and hamlets, high quality pubs and  

restaurants, fishing, sailing, gig racing  and other watersports, the South West Coast Path, a 

National Cycle Route  and many fine footpaths, a mix of working farms, bird watching,  

summer fetes, carnivals and regattas all make the Roseland a rich and varied place to live, 

work in and visit. The Roseland is part of a designated Area of Outstanding Natural Beauty
(8)

. 
 

Biodiversity  

Added to the range of local activities, is an incredible biodiversity. The tranquil and untouched 

countryside and coastline provide a range of semi-natural habitats that are recognised in  

several ways. The main habitats are broadleaved woodland; ancient and species rich hedge-

rows, cereal field margins, estuaries and rias, coastal saltmarsh, coastal sand dune, maritime 

cliff and slopes, maritime grassland, reed beds, ponds, sea caves and deep mud. Most of these 

key habitats support important plant, bird and animal species that are in turn recognised as 

being key species. Many of the coastal areas are designated as Special Areas of Conservation  

at a European Union (EU) level
(9)

. Many other areas are designated nationally as Sites of  
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Special Scientific Interest
(10) 

and, at county level, for both biodiversity and/or geological value. 

In some areas, geological features are of particular value to biodiversity in offering niches for 

particular key biodiversity species and along the coast the cliffs and shores offer habitat for 

overwintering birds.   
 

Heritage Highlights  

St Mawes, with its strategic military role and access across the Carrick Roads to Falmouth, 

has grown accordingly. The village of St Just in Roseland, focused around St Just Pool, has an 

historic record of tin trading and a naval quarantine station. Defence fortifications at the  

mouth of the estuary at St Mawes Castle, and the twentieth-century battery and gun emplace-

ments at St Anthony Head, demonstrate the strategic importance of the Carrick Roads as a 

natural harbour. Another important feature occurring at the heads of creeks were tide mills 

with waterwheels that were driven by the tide such as at Polingey and Froe. There is also a  

sprinkling of Iron Age forts and burial grounds (Dingerein, Carne Beacon) etc. Maps showing 

selected highlight features such as ancient monuments, sites, milestones etc are given on our 

website(11).  A comprehensive, detailed Area Profile of the Roseland, which includes heritage 

features such a fingerposts and the famous Round Houses is also available on the website(12). 
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C. INPUT FROM THE COMMUNITY  

C6. How the Community was Consulted  

 
The Neighbourhood Planning process has at its heart a requirement that it be community-led.  

The Roseland Plan Steering Group took this on board and produced a schematic showing 

how the Plan was ôfirmly based on the communityõs viewsõ and that every significant action 

was followed by an appropriate consultation.  

We: 
 

¶ communicated with the community,  

¶ consulted the community, and  

¶ involved the community.  
 

The Roseland Plan Community Engagement 

Strategy
(13) 

outlined a range of methods to 

be used in engaging with the community. It 

also set out the principle that there should 

be very regular circulation of information, 

regular feedback provided on the results of 

consultations and widespread involvement. 
 

Communicating with the Community  

The main problem in the early stages was 

that there was only one method of commu-

nication that could be guaranteed to reach 

everyone on the Roseland. This was a 

magazine distributed monthly with a three 

week lead time and very limited space. It 

became clear that we needed to comple-

ment this tool by building up others.  

Over time, we built up a network of volunteers to deliver leaflets to each house and put  

posters on notice boards, generated an extensive email database, a Roseland Plan website, a 

regular entry on Roseland Online (a local community website), and a Facebook page. All these 

communication methods featured the Roseland Plan logo contributed by a local artist and the 

wordmark ôOur Roseland, Our Futureõ, making them instantly recognisable. In  addition to  
Roseland Magazine To every household 

Email database Almost 700 contacts 

Distributors 25 

Roseland Online Site has 2500 hits per day 

Website 2-220 unique visitors per day 

Facebook 216 ôlikesõ 

these regular communications, the  

Chairman attended every Parish Council 

meeting each month (4 or 5) to update 

councillors on progress. He also gave a 

number of presentations and was  

interviewed on Radio Cornwall.  
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Consulting the Community  

The range of approaches we used and the results are given in the Consultation Statement
(14)

. 

Date  Milestone  Activities  Results 

Winter/

Spring 

2012/13 

Steering Group  

formation  

Public meetings 
Parish Council meetings 

List of volunteers. Steering 

Group Terms of Reference 

and membership finalised. 

Winter 

2012/13 

Questionnaire 1  

(Q1)  

Hand delivered to all homes 
No advance publicity 

397 responses 

Summer 

2013 

Summer Events  Stand at local carnivals, fayres and regattas 
Structured interviews with residents, sec-

ond home owners and visitors 

175 responses 
Further list of potential  

Volunteers. Summary of 

community issues 

Autumn 2013 Communications  

Preference  

Questionnaire  

Home delivered to all households, asking 

which would be the best ways to keep 

them informed 

642 responses 

Winter 2013 Have your Say  

campaign  

Series of communications and incentives to 

encourage the community to fill in Q2 

  

Winter 

2013/14 

Questionnaire 2  

(Q2)  

Detailed numerical questions on themes 

from Q1 and Summer Events 
Space for comments as well 
Hand delivered to all on electoral role 

814 responses (almost 30% 

response rate) 

Early 2014 Stakeholder  

consultation  

Contacted 99 key local organisations 14 replies 

Spring 2014 Vision and objectives  Letter to all residences on the Roseland Individual positive feedback 

Spring 2014 Policy sources  Gathering relevant policy ideas from local 

community, Carrick, other Neighbourhood 

Plans and the AONB 

Assessment and alignment 

of policies to Plan  

objectives 

Summer 

2014 

Draft Plan  

consultation  

Public Event on14 June, at several venues in 

August, including a display (25th to 31st 

August).    

57 people at 4th June Event.  

80 people at Display. 

61 consultation responses. 

Involving the Community and beyond: the Extended Team  

As the Plan has progressed, many more people have come to play a part. By October 2014, 

over 90 people have contributed in one way or another, eg as members of the Steering  

Group, as consultants from Cornwall Council, Planning Aid and elsewhere; local residents 

with specialist skills helping with planning matters, with questionnaire generation, delivery, 

data entry and analysis, with input on sustainability assessment, the Marine Environment  and  

Workshop at Ruan Reading Room 28 March 2014 

the AONB; with website and  

Facebook development; by staffing 

the stand at summer events and  

interviewing; by  carrying out the  

Local Landscape and Parish  

Character Assessment,  

providing us with different local  

maps loaded with relevant  

information.  
 

Volunteers have carried out   

research on a variety of topics, eg 
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identification of stakeholder groups, other Neighbourhood Plans etc. Many have been involved 

in designing our various communications and drafting the Plan itself, generating ideas for post-

Plan projects. The list goes on. As we said in the foreword ôit is also the (extended)  

community, in the form of very many volunteers who have given generously of their time, their skills 

and their commitment to this very special place, who have made it happen. Given the complexity of 

the process, this is no mean achievement and one of which we should all feel proud.õ 
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C7. What The Community Said  
 

C7.1 Responses from Questionnaire 2  
 

The results of the public consultation
(15) 

were unequivocal, with 87% of respondents thinking 

that ôit is necessary to strengthen the existing provisions for the conservation and enhance-

ment of the landscape and seascapeõ. Every aspect of the natural and man-made landscape, 

coastline, rivers and seascape was highly valued: 

 
 

 

 

 

 

 

 

 

 
 

This theme was elaborated when the community was asked about factors affecting its  

quality of life. The ranking order was: 

 
  

 

 

 

 

 

 

 

 

In view of the communityõs priorities, it was unsurprising that there was very high support for 

control of development (whether residential or commercial):  
 

 

 

 

 

 
 

Again, the community had strong views about the scale, location and type of development:       
 
 

 

Rivers, streams and creeks                   86% The farmed landscape                          67% 

The coastline                                      91% Ridges and skylines                              60% 

Uninterrupted offshore public views     61% Unspoilt public landscape views            67%  

Natural habitats                                   78% Footpaths                                            82% 

Hedges                                               70%   Harbours                                            82% 

Trees                                                  74% Local built heritage                              61% 

Field patterns                                      51% Other                                                  2% 

   

¶ The quality of the landscape and coastline      1  

¶ Sustaining local services and facilities       2  

¶ The character of villages and hamlets                                      3  

¶ Making it easier for young people to live and work here    4  
¶ Local heritage  - Natural environment       5  

¶ Maintaining the Roseland as a favoured tourist destination    6  

¶ Local heritage     - Historic buildings       7  

 

¶ 76% thought that new developments should be subject to further restriction 

¶ 86% thought that there should be a design guide for new residential buildings and  

 extensions 

¶ 90% thought that there should be a design guide for new commercial buildings and  

 extensions. 

Which of the following approaches would you favour?       

(i) Renovation/change of use of existing buildings to create new  

homes/workspaces and thus prevent unnecessary new development?                1  

(ii) Building on previously developed land?                    2  

(iii) Building on green fields?                       3    
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Questions about specific types of development were also illuminating: 
 

 

 

 

 

 
 

 

The  message from the community was to limit new house building (as far as possible) to that 

required to meet the need for affordable housing for local people. Overwhelmingly (96% of 

respondents), ôlocalõ was defined as meaning a strong Roseland connection.  
 

Specific questions relating to carbon reduction / renewable energy showed: 
 

 

 

 

 

 

 

Questions around ôother issuesõ indicated strong support for sustaining local services and  

facilities (the Roseland Surgeries, car parking in new developments, bus services). 
 

The Steering Group was overwhelmed by the volume (and the thoughtfulness) of the written  

comments we received. These were analysed and were remarkably consistent with the  

results of the quantitative analysis above. In some specific cases (õWhat do you mean by local 

people?õ, How would you define overdevelopment?õ, õWould you support other carbon  

reduction options?õ) the responses were extremely useful in helping us define policy options 

for housing and carbon reduction / energy.  

 

 

 

 

 
 

What would be the best location in your Parish for new housing?       

(i) infill - integrate small number of houses with existing housing stock in a village?    1 

(ii) on the edge of a village?                      2= 

(iii) allow small developments outside village boundaries but well integrated with      2=      

groups of existing houses? 
 

¶ 87% would support building affordable housing if their Parish demonstrated the need.  

¶ 87% would support the conversion of some second homes / holiday lets / hotels into  

 affordable houses or full time residences. 

¶ 81% would support limiting the number of new second homes/holiday lets. 

¶ 77% would support limiting the number of new houses built for sale on the open market. 

 

¶ high level of support (88%) for ôotherõ carbon-reduction options that had lower landscape 

impact than wind turbines or solar panels.  

¶ 54% wanted no wind turbines on the Roseland and a further 30% wanted a limit on height. 

¶ There was support for solar installations on roofs but only for ground based panels when 

well hidden.  

What would be the most appropriate scale of development?  

(i) sites of 1-5 units?                               1  

(ii) sites of 5-10 units?                         2  

(iii) 10 or more units?                                           3  


