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Executive Summary

The vision for West Carclaze Garden 
Village will be that of a ‘Village of 
Gardens’ carefully woven into the  
green infrastructure and landscape. 

Development of the Garden Village 
has been informed by a landscape-led 
masterplan approach that draws on the 
Garden City principles and respects and 
responds to the natural landscape of the 
Clay Country. The Garden Village will 
promote sustainable, healthy, active  
and inclusive lifestyles.

The first reserved matters application 

for phase one of the Garden Village, 

incorporates:

• Up to 350 new homes

• 30% affordable homes 

• Plus a minimum of 5% of plots  

available for self-build homes

Extensive infrastructure and community 

facilities will be delivered from the start  

of the development, including: 

• A new 420 place school and nursery (to 

be agreed through a separate reserved 

matter application)

• Health facilities, including doctor  

and dentist surgeries

• Shops, cafe and community centre

• Employment opportunities and links  

to adjoining Technology Park

 • A network of footpaths, cycle trails, 

access to bridle ways, community 

gardens and green open space

This Design and Access Statement is 

submitted in support of the first Reserved 

Matters application for Phase 1 of the 

Garden Village. The statement describes 

the nature and extent of the detailed design 

proposals.
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1.0 Introduction and background

1.1 Introduction

West Carclaze Garden Village is proposed to reuse 

former china clay land north of St Austell to create 

a vibrant and sustainable new eco-community in 

Cornwall. The project title has evolved over time, 

from Eco-town and Eco-community to the Garden 

Village designation by Government in 2017.

In March 2017 Cornwall Council’s Strategic 

Planning Committee approved outline proposals 

for the Garden Village. The outline proposals 

followed consultation with the local community 

and many partners across Cornwall over several 

years, listening to people’s comments, concerns 

and ideas. The detailed design proposals for 

the first phase of the Garden Village have been 

developed and refined in response to these.

The principles behind the scheme have remained 

unchanged from the start;  

 

‘To create a sustainable new community which 

places an emphasis on the value of green space 

and design and which will deliver economic and 

social benefits for new residents as well as the 

neighbouring town and villages.’

1.2 Purpose of this document 

This Design and Access Statement is submitted in 

support of the first Reserved Matters application for 

Phase 1 of the Garden Village.

The statement describes the nature and extent  

of our detailed design proposals. It explains how 

they respond to context, represent best practice in 

the design of settlements and accord with planning 

policy. The document provides an illustration of 

how the first phase of development could  

be delivered.

The statement is part of a suite of documents  

that provides further detail on specific areas of  

the application.

1.3 The Site 

The site is situated to the north of the market town 

of St Austell. It is well positioned between the town 

to the south and the A30 trunk road to the north. 

This corridor provides excellent communication 

links to important towns and cities within the 

region. There is a mainline railway station at St 

Austell and Newquay International Airport is within 

easy reach on the north coast.

The site lies between the Carclaze neighbourhood 

of St Austell and the village of Penwithick to the 

north. The Eden Project is a mile to the east of  

the site. The total area of the proposed Garden 

Village covers around 310ha of land. Almost the 

entire extent of the site for the Garden Village is 

owned by Imerys and was formerly used for clay  

mining operations.

The site comprises two areas; West Carclaze to the 

west and Carluddon to the east. Both areas offer 

views to St Austell Bay and the Gribben Head and 

benefit from direct access to the A391.

1.4 Application boundary

Phase 1 is proposed on the site east of the A391, 

extending from Carluddon through to Norman 

Lake to the east. The application boundary for the 

first reserved matters application for Phase 1 is 

illustrated in red opposite and overleaf.

1.5 Applicant

Following the production of its Clay Country 

Vision, Imerys recognised the importance of 

working with an experienced development partner 

to deliver the regeneration project and achieve 

its vision. Eco-Bos Development Ltd (Eco-Bos) 

was created as joint venture between Imerys and 

Orascom Development Holdings and in which 

Orascom is the majority share-holder. Cornwall 

Council is working with Eco-Bos, as a strategic 

partner, taking a leading role in promoting the 

regeneration strategy and developing a policy 

framework to facilitate the transformational 

change in the Mid-Cornwall area.
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1.6 Planning context

The development of the proposals for the Garden 

village at West Carclaze have evolved over a 

number of years from their inception as part of 

a wider regeneration strategy set out in the Clay 

Country vision and then the Eco towns proposals 

of the then Government in 2009. While the exact 

details have evolved the principle of using the 

development of a new community to support 

regeneration through the use of despoiled land  

has not. 

The planning framework for the current proposals 

is set out within the Cornwall local plan, adopted 

in 2016. The proposals for the development of 

an “Eco Community” at West Carclaze and Par 

docks were taken forward by Cornwall Council 

as strategic proposals of the Cornwall Local Plan, 

strategic policies and subsequently Cornwall 

Councils site allocations Development Plan 

document.

The Cornwall Local plan strategic policies 

document was adopted in November 2016 and 

set out, under Policy 3, a series of objectives and 

criteria to guide the development of the West 

Carclaze site, these were;

• That the development should be led by  

a masterplan and design code

• 30% of the housing on the site should  

be for affordable allocation

• 5% of the housing should be for self  

or custom build

• Development should include improved access 

for public transport and non-car travel modes

• Development should include a new local 

centre and primary school

• Incorporate strategic scale open spaces

• Sky tip should be retained at the heart of  

the development

• High levels of energy efficiency should  

be included within the new buildings

• A strategic sustainable urban drainage  

scheme is provided

• A low carbon heat network is provided  

and regulated energy requirements are  

met by renewable sources

In Parallel with the development of the Local  

Plan an outline planning application was submitted 

in 2014 for:

Outline planning permission for the ‘West 
Carclaze Eco-community’, comprising the 
demolition, site clearance and associated 
earthworks and the phased development of up 
to 1,500 dwellings, a local centre, incorporating 
local retail, health and community facilities, a 
primary school, employment floorspace and 
associated areas of open space, renewable 
energy provision and energy centre(s), drainage 
and associated infrastructure. All matters 
reserved with points of access from A391  
only to be agreed.”

The application was subject to widespread 

consultation, which led to a number of changes 

and helped develop the local plan Policy 

requirements set out above and those within 

the Allocations Development Plan document. In 

March 2017 Cornwall Councils strategic planning 

committee resolved to approve the Outline 

planning application subject to conditions and 

appropriate legal agreements. The planning 

consent was issued in September 2018.

1.0 Introduction and background

1.7 Outline application illustrative masterplan

The illustrative masterplan submitted with the 

outline planning is shown opposite and it illustrates 

the broad components of the Garden Village 

across the whole site. The first reserved matters 

application for Phase 1 complies with the broad 

principles of the illustrative masterplan.

1.8 Approved parameter plans  
and design codes

The approved outline planning submission 

included several Parameter Plans and Design 

Codes for the scheme which set out a series of 

core design principles and guidance ranging from 

the key infrastructure through to the materials 

suggested for the buildings and landscape. 

They have provided guidance for the ongoing 

development of the Phase 1 reserved matters 

design proposals. The Parameter Plan and Design 

Codes are discussed in further detail in following  

sections 2.2 and 2.3.
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2.0 Planning and site factors shaping the development
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2.1 Illustrative masterplan

The illustrative masterplan is shown opposite and 

it includes the broad distribution of uses, facilities, 

utilities, open green space, movement routes and 

other infrastructure. 

The first reserved matters application for Phase 1 

complies with the broad principles of the  

outline approval incorporating the following  

key components included on the illustrative 

masterplan for the site east of the A391, such as:

• Primary school

• Local centre, neighbourhood centre and  

civic space

• Mixed use development around the centre

• New housing neighbourhoods to the east, 

south west and west parts of the site

• New footpaths and cycle trails connecting  

into the existing footpaths, permissive paths 

and Clay Trail

• Access off Carbis road

• Bus gate onto the A391, for buses only

• Access to the Technology Park

• Green open space, surface water attenuation 

features and Norman Lake

2.0 Planning and site factors shaping the development

Illustrative Masterplan
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West Carclaze Eco-community

Cornwall Council

04/12/2014

NH / EL 

GH / CM

SNUD318346

PS002

D (21/02/2017)

Planning Application Drawing
Existing Site Plan with LiDAR Contours

Planning Application Boundary

Existing Contours
5m contours generated from LiDAR data

2.2 Approved parameter plans

There are eight parameter plans listed under the 

decision notice to which future Reserved matters 

applications should be in material accordance. This 

section of the planning statement provides a brief 

review of consistency with the parameter plans

PS03-Revision D. site boundary

This reserved matters application for the 

development for this sub element of phase 1 is 

developed within the red line boundary of the 

parameter plan.

 Approved parameter plans
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West Carclaze Eco-community

Cornwall Council

13/08/2014

NH / EL 

GH / CM / PW

SNUD318346

PS005

J (06/03/2017)

Planning Application Drawing
Parameter Plan: Access*Configuration of local centre, in the 

region of the Penwithick and Carbis Road 
junction, solely based on studies and 
designs put forward by LHC.

Lakes

Development

Planning Application Boundary

All features and areas are subject to a tolerance of 10m.

Existing Primary Roads

Great Treverbyn Roundabout

Proposed Primary Roads

Proposed Residential Street 
Additional key connections and access  

New Public Rights of Way
Including proposed cycleways

Primary Crossing Points
Primary A391 crossing point locations

Existing Public Rights of Way

New Committed Foot & Cycleways 
New foot and cycleway committed as part of the A391 
scheme (under construction)

Rerouted Public Rights of Way

Diverted Public Rights of Way
Existing Public Right of Way to be rerouted

Clay Trail Bridge
Suitable for pedestrians, cyclists and horse riders. 
Committed as part of the A391 scheme

‘Green’ Bridge
Land bridge suitable for pedestrians and cyclists. Committed 
as part of the A391 scheme

Existing Clay Trail
Existing multi-use (foot, cycle and equestrian) recreation trail

Bus Gate
Bus and emergency access only; committed as part of the 
A391 scheme

Possible Extended Clay Trail
Multi-use (foot, cycle and equestrian) recreation trail

Restricted Access 
Non-vehicular access to the southern end of Penhale Road

Arterial Road
Alignment of the A391 to include footways and cycle paths 
as appropriate

Great Treverbyn Tip
Showing safeguard zone; restricted public access

2.0 Planning and site factors shaping the development

PS001– Revision E. Access points

The parameter plan does not specifically 

identify access points into the Baal area of 

the development. PS005 identifies the former 

A391/Carluddon road as an existing route. The 

proposed Reserved Matters application introduces 

two new accesses into the site off the Carbis /

Eden road while retaining the existing former 

A391 but seeking to reduce through traffic. This 

reflects responses from local residents to reduce 

the impact of construction traffic upon existing 

properties and retain the now current feel of 

the road. In turn, the new accesses allow for an 

improved management of this section of the 

Carbis road, reducing speeds and providing an 

opportunity for an enhanced appearance along 

this section of road. 

Details of the accesses are provided within 

the Transport Assessment included with the 

application.

PS005 – Revision J. Access

This parameter plan for access identifies existing 

footpaths and two proposed linking routes. The 

linking routes take the form of:

1. A proposed clay trail along the southern 

boundary of the site on the edge of the Baal 

pit to link with the lower of the two foot 

bridges over the new A391 to the south of the 

site

2. A proposed pedestrian route from the 

southern edge of the site along the edge of 

the new A391 towards the “green bridge”.

Both these routes are included within the 

movement framework for the Reserved Matters 

application. The application goes further to 

highlight other routes within the first phase and, 

of particular importance an east west “green” 

route across the site and linking through the green 

bridge to the rest of the proposed development on 

the western side of the new A391.

The design of the first phase, reflected in this 

application is consistent with the Access Parameter 

Plan.
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West Carclaze Eco-community

Cornwall Council

24/11/2014

NH / EL

GH / CM

SNUD318346

PS001

E (07/03/2017)

Planning Application Drawing
Proposed  Access Points from the A391

Planning Application Boundary

Existing Roads
Including the new A391 (currently under construction)

Bus Gate
Restricted to bus, emergency / service and non-vehicular 
access only; committed as part of the new A391 scheme

Access
New vehicular access points from the A391, to be agreed as 
part of the planning application, for the new Eco-community

PS001 – Revision E. Access points PS005 – Revision J. Access
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West Carclaze Eco-community

Cornwall Council

13/08/2014

NH / EL

GH / CM / PW

SNUD318346

PS006

J (06/03/2017)

Planning Application Drawing
Parameter Plan: Land Use*Confi guration of local centre, in the 

region of the Penwithick and Carbis Road 
junction, solely based on studies and 
designs put forward by LHC.

Lakes

Planning Application Boundary

Roads
Including the new A391 (currently under construction) and 
proposed primary roads (as part of the proposal)

Mixed Use
Including education

Residential

Tourism & Recreation Hub
Including sports pitches and amenity space

Solar Park

Great Treverbyn Tip
Showing safeguard zone; restricted public access

Green Infrastructure
Excluding lakes, main sports pitches and recreation hub 

All features and areas are subject to a tolerance of 10m.

School Site
Indicative location 

PS006 – Revision J. Land use

This parameter plan sets out the broad land uses 

for the development of the new community. For 

the area covered by this first reserved matters 

application to the east of the A391 the two main 

land uses, not covered by other parameter plans, 

are Mixed-use area, including education, an 

indicative school location and finally residential 

development more generally.

The mixed-use area is to the south of Carbis 

Road and on both sides of the old A391 which 

runs north / south through this part of the site. 

This mixed-use area is intended to include the 

location of the local centre, Kresen reflecting the 

critical relationship of the centre and the school. 

The Design Code is clear that the location of the 

school should adjoin the local centre at the heart 

of the new community as catalyst for local activity. 

In the early versions of the outline planning 

application the local centre was shown close to 

Carbis Road, however this raised concerns during 

the consultation process. The local centre has 

therefore been located further south into the heart 

of the first phase of the site and at the end of 

the key east / west green link through the whole 

development. The location of the new local centre 

remains in material accordance with the land 

use parameter plan and the mixed-use area. The 

school site now runs west / east from the local 

centre with the open space related to the school 

in the area shown for residential on the parameter 

plan. The school buildings will however be located 

on the western edge of the school site fronting 

onto the local centre. 

On that basis, the proposed reserved matters 

application remains in material accordance with 

the land use parameter plan.

PS007 – Revision J. Density

The parameter plan sets out two density 

maximums for the area covered by this reserved 

matters application. These areas do not strictly 

follow the land use parameter areas but broadly 

provide a guide of up to 50 dwellings per hectare 

for the mixed use and eastern section of the Baal 

area, with a slightly lower, 40 Dwellings per hectare 

maximum for the Eastern edge of the area.

The proposed reserved matters are in material 

accordance within these guidelines.
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West Carclaze Eco-community

Cornwall Council
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Planning Application Drawing
Parameter Plan: Density*Configuration of local centre, in the 

region of the Penwithick and Carbis Road 
junction, solely based on studies and 
designs put forward by LHC.

Planning Application Boundary

Roads
Including the new A391 (currently under construction) and 
proposed primary roads (as part of the proposal)

Great Treverbyn Tip
Showing safeguard zone; restricted public access

Lakes

Development

Green Infrastructure
Excluding lakes, main sports pitches and recreation hub

School Site
Indicative location

Up to 45dph

Up to 40dph

Up to 50dph

All features and areas are subject to a tolerance of 10m.

PS006 – Revision J. Land Use PS007 – Revision J. Density
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West Carclaze Eco-community

Cornwall Council

13/08/2014

NH / EL

GH / CM / PW

SNUD318346

PS009

J (06/03/2017)

Planning Application Drawing
Parameter Plan: Landscape*Con� guration of local centre, in the 

region of the Penwithick and Carbis Road 
junction, solely based on studies and 
designs put forward by LHC.

Planning Application Boundary

Roads
Including the new A391 (currently under construction) and 
proposed primary roads (as part of the proposal)

Great Treverbyn Tip
Showing safeguard zone; restricted public access

Solar Park

Lakes
Primary water attenuation basins; an element of strategic 
green infrastructure

Development Area
Could include open and green space such as micro-
allotments, play, green links, gardens and semi-hard spaces

Proposed Enhanced Wildlife Habitats

Area of Carbis Moor Lost to Development
Area of Carbis Moor, designated as a County Wildlife Site 
lost to proposed development.

Strategic Green Infrastructure
Could include play areas, recreation trails, sports � elds, 
� exible spaces, SUDs features etc

All features and areas are subject to a tolerance of 10m.

Carbis Moor 

School Site
Indicative location
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J (06/03/2017)

Planning Application Drawing
Parameter Plan: Building Heights*Confi guration of local centre, in the 

region of the Penwithick and Carbis Road 
junction, solely based on studies and 
designs put forward by LHC.

Development

Lakes

Green Infrastructure
Excluding lakes, main sports pitches and recreation hub

Planning Application Boundary

Roads
Including the new A391 (currently under construction) and 
proposed primary roads (as part of the proposal)

Great Treverbyn Tip
Showing safeguard zone; restricted public access

Up to 12m
(To top of ridge line; excluding chimneys etc)

Up to 9m
(To top of ridge line; excluding chimneys etc)

Maximum height of built development (AOD)
Excludes feature
(To top of ridge line; excluding chimneys etc)

Feature: up to 3m additional height
Additional height above surrounding buildings. (To top of 
feature roof; excluding chimneys and plant shafts etc)

Up to 13m
(To top of ridge line; excluding chimneys etc)

All features and areas are subject to a (lateral) tolerance of 
10m.

School Site
Indicative location

PS008 – Revision J. Building height

This parameter plan identifies two maximum 

building heights for the Baal area to which this 

reserved matters application relates. For the mixed-

use area, identified under PS006 a height of 13m 

(to the top of the ridge line of any building) is 

identified. Reflecting the role of the local centre at 

the heart of the new community, and to support 

legibility the guidance also allows for a feature or 

feature building to be of an additional 3m in height, 

to the top of its roof, excluding chimneys etc. For 

the remaining area, a maximum height of 12m  

is provided.

The proposals for the development of this reserved 

matters application are within material accordance 

of this parameter plan framework. The buildings of 

greatest height are focused within the local  

centre but remain in material accordance with  

the guidance provided within the parameter plan 

for heights.

PS009 – Revision J. Landscape

The landscape parameter plan specifically 

identifies broad development areas and specific 

Strategic Green infrastructure. The parameter 

plan guidance for this first reserved matters 

application, covering the area to the east of the 

A391 shows the area of development to the south 

of Carbis Road in the north and the A391 in the 

west. To the south the boundary is created by a 

band of green infrastructure running along the 

edge of the development and the Baal pit to its 

south. To the east Norman lake forms the edge 

of development and creates an area of Strategic 

green infrastructure forming a strong edge to this 

end of the new community. Within the area of 

development, a small area of Green infrastructure 

is identified, located within what was perceived 

as a “hole”, which was shown as part of the 

Hydrology plan as a potential SUDS feature. 

The development of the first reserved matters 

application has followed the principles set out  

in the parameter plan with the area of Strategic  

GI surrounding the southern and eastern boundaries 

of the site to ensure they meet the requirements 

of both the hydrology/drainage plans, access and 

supporting the wider ecological mitigation framework.

2.0 Planning and site factors shaping the development

PS008 – Revision J. Building height PS009 – Revision J. Landscape
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Planning Application Drawing
Parameter Plan: Hydrology*Confi guration of local centre, in the 

region of the Penwithick and Carbis Road 
junction, solely based on studies and 
designs put forward by LHC.

Development

Planning Application Boundary

Roads
Including the new A391 (currently under construction) and 
proposed primary roads (as part of the proposal)

Great Treverbyn Tip
Showing safeguard zone; restricted public access
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Excluding lakes, main sports pitches and recreation hub

Lakes

Approximate Water Drainage Flow 
 

SUDs Features
Swale, ponds and/or water improvement features

Carbis Moor 

PS010 – Revision F. Hydrology

This parameter plan shows approximate water flows 

and directions along with potential suds features. 

For the Baal area, the subject of this reserved 

matters application, this shows a flow, west to east 

of water towards two key suds features on the 

eastern edge of the site, including Normans lake. An 

additional suds feature is identified within the centre 

of the site based upon an understanding of the 

topography of the site at that time. 

The drainage strategy this provides is based upon 

surface suds features, including SWALES and 

ponds but including some underground pipes. 

The drainage strategy incorporated within this 

first phase Reserved matters application, set out 

within the drainage strategy that accompanies this 

application, materially accords with this parameter 

plan with a west east general direction of flow of 

water draining into the major Suds features on 

the eastern edge of the site. The suds feature in 

the centre of the site lies outside of the boundary 

of this reserved matters application and within 

the proposed area of the school but is identified 

in a revised location within the same locality as a 

water garden SUDS feature. The drainage strategy 

proposed with this application is in accordance 

with the approach set out in the Parameter plan.

The area of strategic GI within the area of 

development is retained though the exact 

location has moved to the east to reflect more 

detailed survey information and the updating 

of the hydrology strategy. The principles of 

the development supported by access to the 

wider areas of open space and encased in a 

multifunctional skin of green infrastructure is 

developed further within the design philosophy. 

On that basis, the proposed reserved matters 

application is developed in material accordance 

with the parameter plan for landscape. 

PS010 – Revision F. Hydrology
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2.0 Planning and site factors shaping the development

2.3 Approved Design Codes

A series of design codes were submitted with the 

outline application and these are compiled within 

the approved document titled ‘West Carclaze 

Eco-community, Submission Design Code’ dated 

December 2014.

The codes have helped to shape the development 

of the detailed design proposals. Where there are 

any minor variations or proposed evolution of the 

codes, these are highlighted in the relevant section 

of this document.

Approved Design Codes 

Dormers

Doors should use high quality materials 

Domestic designs

 88

Section Two

CA05.01: MANDATORY REQUIREMENTS:

CA05.01.01 Strong vertical rhythm in areas of public realm
CA05.01.02 Recessed windows and doors into facade
CA05.01.03 Dormer windows acceptable to utilise roof space for 
accommodation  
CA05.01.04 Windows should be in proportion and responsive to the elevation 
design
CA05.01.05 When using uPVC careful consideration should be given to the use 
of colour and profile to ensure a positive design outcome is secured
CA05.01.06 Timber, high quality GRP or structural glass doors

NON-MANDATORY REQUIREMENTS:
CAN INCLUDE:
CA05.01.07 Oriel / bay windows

Feature windows relevant to Identity Area

GENERAL RULE: Strong vertical rhythm through to roof mainly found in the Penwithick area

Window: Identity precedents depicting fenestration form relevant to the Carluddon identity area

Sash and casement style

CA05.02: MANDATORY REQUIREMENTS: (MATERIALS):
i See CA05.01 also, plus:
Materials: use of either
CA05.02.01 Metal or timber frames and doors
CA05.02.02 Glass curtain walling (form and detail appropriate to use)

NOT PERMITTED:
CA05.03.01 Fake features made of plastic or GRP, including chimneys, 
dormers, porches or other features 

EXPLANATORY 05: Illustrations of code requirementsCODE CA05 Fenestration

 66

Section Two: Penhale

PH06.02.01 Street 
tree planted along 
pavement edge

Code PH06.03.03 Existing 
hedgerow retained as part of 
the street amenity

Code PH06.03.03 
Hedgerow planted to 
enhance existing

PH1 View
 44

Section Two: Kresen

 44

NOTE:
i Details of plant species included within Appendix A (unless otherwise agreed 
in advance in writing with the LPA)
i Trees within the ‘highways zone’ should be in accordance with the guidance 
contained for each street type in Section 2.7.1

The design criteria specific to this Identity Area (outside of the ‘highways 
zone’) should be as follows:

MANDATORY REQUIREMENTS:

KR06.01: Property boundaries 
KR06.01.01 Building frontages/ defensible space (i where set back required): 
Narrow strip of low level defensible space, ornamental and evergreen shrubs  
i Species within Appendix A
KR06.01.02 Boundaries between gardens/ private space: 
i see hard landscape Code 07

KR06.02: Urban space/ squares
KR06.02.01 Trees: large growing species, to provide shelter (wind/ sun)
KR06.02.02 Shrubs: incorporated into any incidental SuDS spaces
KR06.02.03 Grasses: incorporated in any incidental SuDS spaces

KR06.03 Other green space:  Primary School
KR06.03.01 Linear hedge row and informal tree planting to create bio-diverse green 
boundary
KR06.03.02 Tree planting to be located on northern boundary to help address and 
enclose The Square.

Trees within square Shared space within street 

Typical soft landscaping features - Grampound

CODE KR06 Soft Landscape EXPLANATORY 06: Illustrations of code requirements

West Carclaze Eco-community
Submission Design Code
December 2014



2.0  Planning and site factors shaping the development    Phase 1     |     21

Trethurgy

Carclaze

Penwithick

Stenalees

Carluddon

Ruddlemoor

A391

Carthew

Key access infrastructure

  Bus routes

  Paths and trails

  Existing Haul roads

  Settlements

  Lakes

  Application boundary

2.4 Access, linkages & movement

The existing network of roads, footpaths and cycle 

tracks has had a significant influence on the outline 

masterplan and the development of the Phase 1 

detailed proposals.

The strategic masterplan proposals for West 

Carclaze are planned to reduce the need to travel 

by private motor cars by providing a variety of 

new homes in close proximity to a range of local 

services and communal facilities. These include 

local shops, employment, education, childcare, 

health, community, sports and recreational facilities 

all within easy walking distances of new dwellings.

The strategic masterplan incorporates a number 

of sustainable travel initiatives for future residents 

including:

• Walkable neighbourhoods and streets 

• Extensive network of new and improved 

walking / cycling routes and linkages.

• Electric vehicle (EV) car club 

• Electric bike club 

• Electric vehicle charging infrastructure

• Subsidies for improved bus services through 

the site.

• Improved pedestrian linkages to Penwithick.

• Bus stops, electric vehicle hire and pedestrian 

priority in the commercial centre.

• Downgrading of a section of the old A391 road 

through Carluddon to local access, walking 

and cycling only

• Traffic calmed streets for the benefit  

of all users

The design of the first phase, reflected in this 

application is consistent with the Access Parameter 

plan.

As required by the Section 106 and planning 

permission, a Strategic Transport and Movement 

Strategy has been produced to set out strategic 

movement across the whole masterplan area and 

how the site links into the existing movement 

network. This strategy is based around a hierarchy 

of transport modes with walking and cycling 

receiving the highest priority, through to standard 

cars as the lowest priority.

For further information refer to section 6.2  

and the following documents:

• West Carclaze Garden Village: Strategic 

Transport and Movement Strategy

• West Carclaze Garden Village: Phase 1 

Transport Assessment

• West Carclaze Garden Village: Phase 1  

Travel Plan.
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2.5 Geography and topography

The area is relatively high in relation to sea level, 

with higher ground running almost centrally down 

the Cornish peninsular and land falling away to 

each coastline - north and south. The ridge  

above St Austell that defines the region, is a  

granite extrusion, part of the Cornubian Batholith.  

The site varies in levels from around 175m to  

255m AOD. As a result the Garden Village site 

enjoys an elevated position and has views across  

St Austell Bay.

Whilst the landscape generally slopes gently 

southwards toward the bay, the West Carclaze 

Garden Village site forms a raised plateau above 

St Austell. Clay mining activities have changed the 

landscape and it is punctuated by a number of 

high tips and large pits within the wider undulating 

topography. These dramatic man-made changes in 

level, most notably Sky Tip at the heart of the site, 

create a very varied topography with steep cliffs 

within the tips, large areas of flat mica dam and 

steep slopes to the tips. The site forms part of the 

wider China Clay Area, which is topographically 

diverse, with many of its features relics of clay 

mining operations and it is much changed from  

its natural state. The dramatic topography of  

the site represents its most distinct geographical 

characteristic. 

The Phase 1 site comprises a number of 

topographical features which have shaped  

the development proposals:

Sky Tip to the immediate west of Phase 1, retains 

its role as an important landmark in the China Clay 

Area and moreover, marks the centre and heart of 

the new Garden Village, providing an important  

focal point between the two halves of the site and 

the focus of the green infrastructure. Views of Sky 

Tip have been maintained from key footpaths.

The gently undulating nature of the main part of 

the Phase 1 site around Carluddon has facilitated 

the main platform for development and has shaped 

the development with gently stepped buildings and 

gently terraced open spaces.

By contrast the site rises more steeply in the 

north-west corner of the Phase 1 site, up to the 

Technology Park and green bridge across to later 

phases on West Carclaze. Here the topography has 

influenced the development with steeply stepping 

streets and terraced open spaces.

Norman Lake, to the far east of the Phase 1 site 

area, has not been worked for some time and 

lies within a gently sloping former pit. It has been 

previously back filled although intermittently fills 

with surface water. Pentruff Lake just outside the 

Phase 1 site lying to the south east, is a former 

steeply sided pit that has filled with water. Both 

features are located within and below the gently 

undulating topography and so have influenced 

the development in terms of providing access and 

views into these key water features.

The proposals have been developed so that  

the dramatic open qualities and sweeping 

horizontal scale of these topographical  

features are maintained and, where possible,  

their setting enhanced.

Phase 1 topography and land form
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 Lakes / pits 
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 Primary routes
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2.6 Cultural heritage and post-industrial landscape

Mining has taken place within the wider Clay 

Country Area for several hundred years in various 

forms replacing former agricultural activities. 

Underground mining of mineral veins has taken 

place from as early as the 15th century. The 

Carclaze Tin Works, once located to the southeast 

of the site, was an open cast tin mine until the 

19th century when it converted to China Clay 

extraction. The china clay industry that was 

introduced into the area in the mid-18th century 

had a profound impact on the landscape of the 

site. The large scale china clay excavations created 

a need for waste dumps and processing works, 

along with a number of features such as settling 

tanks, engine houses and pan kilns. Expansion of 

the industry had a huge effect on the landscape 

and landforms prevalent in the area today with  

a similar effect on the community with numerous 

settlements formed to provide housing for  

 the workforces.

Cultural diversity within the China Clay Area  

is manifest through a unique grouping of  

features including:

• Mining terraces and platforms

• China Clay industry haul roads

• Water bodies and pits

• Cliffs

• Mica dam plateaux

• Tips and hills

• Despoiled or disturbed landscape

• Dry and wet heathland

• Wet willow and broadleaf woodlands

• Mire and wetland

• Remnants of historic field patterns  

and farmsteads

• Traditional Cornish hedge banks and walls

• Industrial structures and buildings relating  

to the clay mining works

• Workers cottages

The Garden Village site has a number of features 

and designations that represent the historic 

legacy of the place. The outline proposals have 

been shaped to retain and limit impact on these 

features wherever possible. The Areas of Great 

Historic Value (AGHV) 1 will remain undeveloped 

and limited remnants of Celtic field boundaries are 

retained wherever possible. The outline masterplan 

proposals were shaped in order to deal sensitively 

with these important aspects of Cornwall’s  

cultural legacy. 

The Phase 1 detailed design proposals have 

also been shaped by the cultural legacy and 

have retained the key post-industrial and former 

agricultural landscape features. The cliffs, pits, 

water bodies, tips and hedge banks have, where 

possible, been integrated into the proposals. Sky 

Tip, the most dramatic feature lies at the heart 

of the scheme, acting as a focal place for the 

new community and landmark for the wider 

community. The opening up of a significant 

amount of land for public access and the provision 

of new recreational amenity will allow both the 

new community and established communities  

to enjoy the cultural legacy. Former clay mining heritage

Trethurgy

Carclaze

Penwithick

Stenalees

Ruddlemoor

A391

To The 
Eden Project

To St Austell

Sky Tip
285m AOD 

Baal Lake

Pentruff Lake

Caerloggas
Downs

Penhedra

Ruddle
Tip

Penhale
Downs

Alseveor Lake

West Carclaze
Mica dam

& Solar farm
Banfield Tip

Norman
Lake

Carthew

Great
Treverbyn 
Lake

Ruddle
Lake Baal Tip

Former 
water body

Penhale
mica dam

Lower  
Ninestones

mica dam
& Proposed  

Solar farm



West Carclaze Garden Village   Reserved Matters24     |     September 2018

2.0 Planning and site factors shaping the development

2.7 Ground conditions

The land upon which the Garden Village is 

proposed has been subject to a high degree of 

change over the operational period of the mining 

activities on site. These activities have modified  

the landscape by excavation and filling, altering  

the ground and landscape structures, ecology  

and character.

The site has been investigated in terms of geology, 

hazards relating to previous mining activities and 

the potential for contamination. The findings 

of these surveys along with the mapping of key 

constraints such as the Regionally Important 

Geological/ Geomorphological site (RIGS) helped 

to determine the most appropriate positioning 

of development across the site during the 

development of the outline planning application. 

It also influenced the location of landscape and 

greenspace uses and features. A report on the 

mining activities was submitted as part of the 

outline application and recommended that further 

studies are undertaken as detailed design work  

is undertaken.

Potential geotechnical or land contamination 

hazards arising from former mining activities  

have been identified. These include:

• Pits and quarries (filled or partially filled)

• Tips on natural or made ground  

(potential contaminants)

• Underground mining shafts and adits

• Potential contaminants relating to mining 

activities and associated works 

These hazards have been assessed and those 

constraints that have been identified can be 

mitigated by standard engineering design or  

by good working practice. Proposals have been 

designed to respond to retained geological 

features in order that the need for mitigation 

measures are minimised.

Records on the mining legacy show six pits 

within the site and adjacent area in addition to 

underground mining activities. The key mining 

features identified within the wider site include:

• Lower Ninestones Mica Dam;

• Higher Ninestones and Penhale  

Mica Dams;

• Great Treverbyn Mica Dam;

• West Carclaze Mica Dam; and

• Great Treverbyn Tip (Sky Tip) 

Phase 1 site by contrast has far fewer significant 

mining features with just a few shallow pits, the 

largest of which, Norman Lake fills with water 

during wet conditions but it will provide surface 

water attenuation and create an attractive water 

feature and wetland habitat. 
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2.0 Planning and site factors shaping the development

2.8 Greenspace, ecology and biodiversity

The Phase 1 site is located close to the St Austell 

Clay Pits Special Area of Conservation and Site of 

Special Scientific Interest, designated in order to 

protect western rustwort (marsupella profunda). 

The site area also includes part of Carbis Moor 

County Wildlife Site that supports wetland habitats 

and scrub.

Several ecological investigations, surveys and 

strategies have been undertaken across the wider 

Garden Village site, all of which have had an 

influence on the development proposals. 

The outline planning application was accompanied 

by numerous surveys and assessments that set an 

ecological baseline against which the development 

of the outline masterplan and ecology strategies 

were measured. Ongoing surveys and specific 

assessments are being undertaken over the lifetime 

of the project to manage, maintain and measure 

the outputs.

Further work and strategies supplementary to the 

approved outline scheme have been undertaken 

and form part of a suite of strategy documents 

required by the Section 106 to be submitted prior 

to submission of the first reserved matters planning 

application. These include:

• An Ecological Mitigation Strategy prepared by 

Code7 Consulting.

• A Green Infrastructure plan prepared by LHC 

Landscape, which incorporates the principles 

of the Ecological Mitigation Strategy and 

associated surveys. 

This Design and Access Statement should be read 

in conjunction with the above strategies.

The Green Infrastructure plan sets out the concept 

and vision for the wider Garden Village masterplan 

building upon the outline masterplan and approved 

parameter plans. The plan is designed to provide 

guidance on the principles, ongoing design, 

development and management  of the Green 

Infrastructure across the whole masterplan area. 

Biodiversity has been identified as one of the core 

principles that the scheme should address. The 

Green Infrastructure incorporates and develops 

opportunities for increasing biodiversity across the 

whole site within the framework of the Ecological 

Mitigation Strategy. Ecological features are to be 

incorporated into the green infrastructure at macro 

and micro scales to create habitat networks that 

interact and blend with the surrounding landscape.

Existing green infrastructure features such as 

landform, planting, hedges and trees will be 

incorporated into the development layout where 

possible to reinforce the sense of place and the 

identity of the Garden Village. Significant native 

tree planting, hedges and Cornish hedges will be 

incorporated into the scheme to enhance, 

reinforce and replace any loss. In conjunction with 

the Ecological Mitigation Strategy these shall 

mitigate any loses, creating a net gain in  habitat 

and an overall increase in landscape connectivity.

Within the masterplan the green infrastructure will 

include parks, play areas, lakes for wildlife and 

leisure, ecological mitigation areas and habitat 

creation, recreational cycle walking and running 

routes, sustainable drainage features including 

swales and attenuation ponds, allotments, street 

trees, informal recreational sports fields and play 

areas as well as opportunities for development of 

community food growing.

The green infrastructure will perform many 

functions both within the Garden Village as well as 

integrating the development into the existing 

surrounding landscape context. The green 

infrastructure will provide the overarching structure 

for the development whilst protecting and 

enhancing the existing, unique post- industrial 

landscape setting. It will incorporate and 

encourage sustainable and active transport modes 

(walking and cycling) and develop a strong sense 

of living in the landscape which will engender a 

sense of  responsibility, pride and ownership for  all 

users of the landscape.

The green infrastructure will be vital in  

underpinning the distinctive identity of the Garden 

Village and the sense of place. It will play a key role 

in making the Garden village an attractive, dynamic 

and healthy place to live. It will encourage 

healthier, active lifestyles and greater community 

participation with all the facilities needed to create 

and sustain a vibrant community.

The Ecological Mitigation strategy and Green 

Infrastructure plan have had a significant influence 

in shaping the detailed design proposals for Phase 

1. These proposals have been worked up in 

conjunction with ecological mitigations measures 

and green infrastructure across the whole Garden 

Village site, not just on the Phase 1 site itself.

2

3

1

1- 3. Views in and around the phase one site
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2.9 Hydrology and water management

The approved outline planning application 

was accompanied by a hydrological and water 

management strategy prepared as part of the 

masterplan. The strategy set out the wider 

principles for water management across the whole 

site to inform development proposals brought 

forward as reserved matters applications.

The Garden Village site is located on higher 

ground at the head of local watersheds. Within 

the site are located a number of existing water 

and hydrological features including lakes, streams, 

wetlands and groundwater flows. Much of the 

water within the site has been managed and 

influenced by historical mining activities through 

the creation of drainage ditches, leats, adits and 

pumps. Water bodies and lakes have been created 

through the mining activities which have then 

been managed to maintain and influence water 

levels. Great Treverbyn Lake and Penhale Lake 

are influenced by historical and recent mining 

activities. Other water bodies such as Norman 

Lake form part of the wider water control and 

management process for the area.

Additional lakes found beyond the site boundary, 

such as Pentruff Lake, with similar characteristics 

are similarly managed, capturing water from the 

site whilst featuring in the same watersheds. These 

lakes form part of the wider control network and 

feed into the stream and river network that flows 

south through St Austell and Par. 

Water management across the whole Garden 

Village site has been included within the Green 

Infrastructure Plan through the use of existing lakes 

and streams, the creation of new water bodies, 

swales, rills and rain gardens. 

Water management has shaped the Phase 1 

design proposals both in the development of the 

green infrastructure and the detailing of the built 

environment. The site wide hydrology and water 

management strategy has been incorporated 

within the Phase 1 proposals and where feasible, 

water management features have also been 

incorporated within the private and communal 

spaces connecting into the site wide systems. 

Sustainable Urban Drainage Systems (SUDS) are 

incorporated throughout the Phase 1 scheme.

The drainage design has been heavily influenced 

by the existing hydrology of the site. The 

underlying strata effectively prevents infiltration 

and any current rainfall is collected and directed 

over the topography through dispersed over 

ground flow and informal channels, which is then 

collected within Norman Lake and the lakes to the 

west of the site. The proposed drainage design 

philosophy continues this above ground character 

whilst formalising flow routes through provision of 

rills, swales and ditches. The outflow rate from the 

site has been agreed with the Environment Agency 

during the outline planning application and meets 

the existing calculated greenfield discharges. 

The volumetric storage required to meet the 

existing greenfield discharge will be provided 

within Norman Pit, which continues the existing 

ethos through utilisation of this historic water 

management feature.

 Culvert

 Tertiary river

 Secondary river 
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 Primary routes

 Application boundary

Penhale Lake

Great
Treverbyn Lake

Baal Lake

Pentruff
Lake

Alseveor Lake

Trethurgy

Carclaze

Penwithick

Stenalees

Ruddlemoor

Carthew

Ruddle Lake 
(Off site)

Existing surface water management 

Norman
Lake



2.0  Planning and site factors shaping the development    Phase 1     |     27

2.10 Climate & micro-climate

The relationship between the Garden Village and 

the micro-climate has been fundamental to shape 

the development and the successful delivery of a 

low energy and sustainable settlement.

The layout of Phase 1 has been carefully designed 

to take account of the overall position, elevation 

and orientation of the site and the impact of 

prevailing winds. The form of development has 

also been influenced by the general fall of ground 

levels north to south towards the sea. Importantly, 

orientation, solar paths and altitude and shadows 

from major topographical features such as Sky  

Tip, have been carefully considered to ensure  

that proposals maximise the use of passive  

design techniques and the potential for energy 

efficient technologies.

Passive design principles have been developed to 

inform and shape the development proposals for 

Phase 1 and include:

• A strategy for how new buildings are designed 

and positioned throughout the area to 

maximise on beneficial solar gain in cooler 

seasons and provide shade where necessary  

in the summer

• Maximising the benefits of both sunlight 

and shade within the design of the streets, 

open spaces, greenspace and gardens, to 

create attractive and comfortable external 

environments

• Careful location of food growing within 

private gardens and community allotments to 

benefit from sunshine throughout an extended 

growing season

• Avoidance of the deeply shaded areas  

behind major landscape features such  

as Sky Tip, for residential properties.

Phase 1 micro-climate

Trethurgy

Carclaze

Stenalees

Ruddlemoor

To The 
Eden Project

To St Austell

Carthew

Sun Path
Prevailing South 
Westerly winds

Penwithick

Cooler north 
easterly winds

Cooler northerly 
winds

Range of tips 
provide shelter 
to the site
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2.0 Planning and site factors shaping the development

2.11 Visual Impact

The positioning and appearance of the proposed 

development will have various impacts on the 

existing landscape character and views into and 

out of the site. In order to understand these 

effects and to ensure the proposals respond to 

them positively, a Landscape and Visual Impact 

Assessment (LVIA) was undertaken for the outline 

planning application. The study considered 

existing components of the landscape such 

as topography, vegetation, boundaries, water 

bodies, routes structures and other features and 

assessed what effects the proposal will have on 

the local landscape and views. Representative 

viewpoints were agreed with Cornwall Council. 

Visual receptors that have been examined include 

existing residential areas, designated areas, road 

corridors and other public vantage points such as 

walking and cycle routes.

A number of longer distance viewpoints were 

also considered including potential views from 

the Area of Outstanding Natural Beauty (AONB). 

Viewpoints were selected so that the impacts of 

development could be understood in relation to 

important features of the existing landscape such 

as the Sky Tip, prominent cliffs that enclose the 

former quarries and the hedgerows and remnant 

historic field patterns. The development in more 

prominent areas such as the Carluddon Ridge were 

carefully designed to blend into the landscape, 

matching the pattern of development outside of 

existing settlements. In addition, the skyline will 

remain unbroken by development. The outline 

proposals were designed so as to ensure a positive 

relationship between built form, the landscape and 

important views and significant areas of landscape 

were maintained between the new community 

and Carn Grey Rock and the village of Trethurgy.

This visual assessment work shaped the outline 

masterplan, the positioning of development and 

building heights, confirmed by the Building Heights 

Parameter Plan. Phase 1 reserved matters design 

proposals have been informed by the positioning of 

development illustrated on the outline masterplan 

and by the Building Heights Parameter Plan.

Aerial photograph of the phase 1 site
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2.12  Noise Impact

The Stage 1 Risk Assessment has considered 

all relevant national and planning guidance 

documents such as the National Planning Policy 

Framework (2012), the Noise Policy Statement 

for England (2010), Planning Practice Guidance 

(2014) and the Cornwall Council Local Plan. The 

assessment method and design strategy has been 

based on the Professional Practice Guidance 

on Planning & Noise (ProPG 2017), whereby the 

performance requirements are subsequently 

based on those included within the existing British 

Standard 8233 – Guidance on Sound Insulation 

and Noise Reduction for Building (2014).

The derived performance requirements have been 

based on the following values, 

Activity Location Daytime
(07:00 to 
23:00)

Night-time
(23:00 to 
07:00)

Resting Living Room 35 dB 
LAeq,16hr

--

Dining Dining Room 50 dB 
LAeq,16hr

--

Sleeping Bedroom 35 dB 
LAeq,16hr

30 dB LAeq,8hr
45 dB LAmax,F

-- Outdoor 
Amenity

50-55 dB 
LAeq,16hr

Table 1: Target Indoor Ambient and Amenity Noise Levels from 

Bs8233:2014 and PRoPG

We have undertaken a survey of the site noise 

exposure. The survey information of the site 

has confirmed the dominant noise source to be 

vehicular traffic on the main roads surrounding 

the site and the A391 to the West of the site. The 

Initial Site Noise Risk Assessment has concluded 

“Medium” free-field noise levels to the most 

exposed elevations of the site during both day 

and night at 64 dB LAeq,16hr and 55 dB LAeq,8hr 

respectively, and a typical maximum noise level of 

82 dB LAmax,F¬ at façade level during the night. 

We recognise the need to provide sustainable, 

naturally ventilated buildings. The reduction of 

external noise passing through an open window  

is a complex subject and commonly approximated 

following the guidance from the World Health 

Organisation that states an open window will 

reduce the external noise level measured 2 m from 

the façade by 10 to 15 dB(A). Napier University 

has conducted extensive research into the effects 

of window openings and concluded a similar 

level of attenuation, with dependencies on the 

type of opening, of between 12-18 dB(A) to traffic 

noise. We have used a typical value of 12 dB(A) 

reduction through a window and 30 dB(A) through 

a basic trickle vent from the façade level. As a 

result, the varying areas of the site are expected 

to require differing strategies of natural ventilation 

ranging from trickle vents with enhanced acoustic 

performance in the most exposed areas to opening 

windows at the eastern-most section  

of the site. 

The provision of an earth bund or fixed barrier 

has been recommended to the western-most 

perimeter of the site to reduce noise exposure 

from the A391. The images on this page indicate 

the site wide estimated noise exposure levels 

without and with the barrier/bund, respectively, 

during the day time period. The estimated 

ventilation strategy that can be viewed in 

conjunction with the images is summarised in the 

following table. 

Room Type
ProPG Risk Factor

Negligible Low Negligible High

Living 
Room

Open 
Window

Trickle Vent Enhanced 
Trickle 
Vent / 
Mechanical

Mechanical

Dining 
Room

Open 
Window

Open 
Window

Trickle Vent Mechanical

Bedroom Open 
Window

Trickle Vent Enhanced 
Trickle 
Vent / 
Mechanical

Mechanical

Table 2: Outline Ventilation Strategy for Properties Within Each 

Noise Exposure Category

Preliminary Model of the Undeveloped Site Indicating Levels  
of Increasing Risk in the Day

Preliminary Model of the Undeveloped Site Indicating  
Levels of Increasing Risk in the Day with a 3m High Barrier  
to Western Boundary

Noise impact diagrams

 70-99 dB

 65-70 dB

 60-65 dB

 55-60 dB

 50-55 dB

 0-50 dB

 3m Barrier or Bund 
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2.0 Planning and site factors shaping the development

2.13 Local distinctiveness

Cornish settlement patterns

The setting of buildings and communities in 

Cornwall and their placement, position and 

relationship with the landform and landscape is 

perhaps the most distinguishing feature of historic 

settlement patterns that characterise the county. 

Development proposals are required to have 

regard to this important tradition in village and 

town design. In particular the proposals should 

take inspiration from the inter-relationships that 

have evolved historically and organically across  

the China Clay Area.

Whilst each building or community has responded 

in its own way to its particular landscape setting, 

history and social and economic circumstances, 

there are a number of common threads which 

characterise Cornwall’s development patterns. 

These include for example underlying geology, 

landform, climate, availability of building land, 

age of settlement, history of how an area has 

been settled, architectural style and scale, and 

the relationship of built-form to private space, 

boundary treatments and the public realm.

 Facilities

 Routes

 Settlement

1. Bugle

2. Luxulyan

3. Charlestown

4. Penwithick 

5. Grampound

6. Stenalees

3

4

1

2

5

6

Above and over page: Diagrams showing 

structure of selected Cornish settlements.
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A. Linear settlement form 

B. Nucleus settlement form

C. Deformed grid settlement form

7

8

A

C

B

7. Penhale

8. St Dennis

The study of settlement pattern has informed 

the approach to the regeneration master plan 

in two important ways. Firstly, it has provided an 

understanding of the factors that have created 

the development shapes and forms we see 

today. Secondly, it has helped to explain how the 

structure of these places affects how they are 

used; the arrangement of facilities and amenities 

and their relationship to principle routes and 

residential areas. 

The development of the master plan has  

been influenced by these characteristics.  

For example; where development sits alongside 

steep slopes, tips or pits and there is consequently 

limited space, linear patterns of development 

have evolved. And neighbourhood centres have 

been located where important routes and natural 

features converge.

The analysis of surrounding villages identified 

3 characteristic patterns of settlement where 

their influences have been supplemented by the 

impacts of clay mining operations:

•  Linear (A) - Settlements with a linear form tend 

to have developed between clay workings 

where there is limited space and / or steep 

topography and along significant routes. 

Generally, these strips of development nestle 

in the landscape. Stenalees is an example of  

a linear settlement

• Nucleus / deformed grid (B & C) - More 

conventional settlement forms have 

developed where the location of springs, 

important routes and natural features 

conducive to building are not significantly 

impacted by clay mining operations.  

These tend to have become the larger 

settlements as there are fewer restrictions  

to development. Penwithick is an example  

of a linear settlement which, with fewer spatial 

restrictions has expanded around a nucleus 

and important route 
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1

2

1. View towards St Austell Bay

2. View across the site from Caerloggas Downs

Cornish building traditions

‘…even compared with its one neighbouring 
county, Cornwall is in many respects totally 
dissimilar. Where Devon is soft, Cornwall is hard; 
where the former is essentially rural, large parts 
of the Cornish landscape are industrial; where 
the typical Cornish house is precise, low-pitched, 
slate-roofed and built of blocks of grey-brown 
granite or slate, Devonshire houses are more 
generously proportioned, taller, often thatched, 
steep-pitched and built of red rubblestone or 
white-washed cob.’

Cornwall Design Guide for Residential  

Development (1995)

Much work has been undertaken to understand 

local building traditions, techniques and patterns 

in Cornwall. The Cornwall Design Guide from the 

mid 1990’s and the Design Statement for Cornwall 

provide valuable resources to inform the design 

of modern development. Understanding Cornish 

building vernacular has had an important role in 

the design of the proposed neighbourhoods and 

their relationship to the distinctive landform and 

landscape of the China Clay Area. This in turn 

has influenced the design development of the 

proposed buildings the design of new streets and 

spaces and the treatment of the public realm. 

Influencing factors on Cornish building traditions 

include, for example, landform, climate, the mining 

industry, geology and orientation. Consideration 

of climate particularly effects the orientation of 

streets, spaces and buildings; the direction they 

face and their design in relation to prevailing wind 

and the potential for solar access.

Local vernacular in Cornwall is characteristically 

simple and robust and steers away from 

unnecessary ornamentation that is more prevalent 

in historic architecture in other counties of the 

United Kingdom.

“In its building materials, as in so many other 
ways, Cornwall is of all English counties the most 
untypical: and this must always have been so…
Humbler buildings, cottages and barns, were 
sometimes built without mortar. These blocks of 
granite, sometimes very large, were also useful for 
bridging streams and for walls, stiles, gate-posts 
and horse and cattle troughs.” 

Buildings of England Cornwall 

Nikolaus Pevsner

The study of Cornish building traditions has 

influenced development of the shape and form 

of the proposal and in particular by the following 

relevant Cornish building traditions. The challenge 

has been to employ historic forms and material 

choices within contemporary building and public 

realm designs so that they appear timeless and that 

a positive legacy for the future is created, whilst 

also meeting the objective to create a delightful 

environment that is sustainable and therefore 

minimises its carbon footprint.

2.0 Planning and site factors shaping the development



2.0  Planning and site factors shaping the development    Phase 1     |     33

Green lanes 

Green un-metalled lanes are also a 

characteristic feature of settlements in the 

Cornish landscape. Many Cornish settlements 

are in a rural context and the streets often have 

green verges or hedge banks alongside and are 

shared surface with no footpath or kerb. 

These green lanes form a range of functions 

such as movement corridors, wildlife and 

ecology links, visual and physical buffers and 

landmarks to aid legibility. These features can 

be used to reinforce existing landscape features 

and create links through the development 

to the surrounding landscape, reinforcing or 

developing a semi-rural or rural edge character. 

They could also be used to create green routes 

through higher density areas, drawing in the 

landscape and green infrastructure.

2

3

1 Elevated footpaths

Many settlements have been developed on 

steep topography. Buildings and footpaths 

on the upper side of streets have often been 

elevated to provide level and functional access 

to properties and to reduce the extent of 

retaining structures needed at the rear of  

these properties. 

Elevated footpaths are commonly found in 

areas of south Cornwall, with development 

on steep sloping hillsides resulting in stepped 

streets and development in many of the 

surrounding settlements. The landscape and 

topography of the Garden Village is varied and 

steep which will require careful design of the 

streets and buildings to create accessible, varied 

and appropriate environments.

2

3

1

1. Typical green lane

2. Green footpath

3. Green verges and shared surface street

1,2, 3. Typical elevated footpaths off steep streets
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Kennels, gullies and bridges

Street features such as open granite ‘kennels’ 

for storm water drainage, large granite steps, 

small bridges over gullies, benches and large 

granite kerbs for example play an important role 

in establishing the sense of place. These smaller 

elements in the public realm add to the physical 

distinctiveness of Cornwall.

Surface water drainage and small water courses 

can be managed through these built landscape 

features, complementing the wider water 

management strategy. These features are built 

using local materials, alongside roads or streets 

and are often used to channel existing small 

water courses through developed areas and 

around houses.

Often located along sloping streets, close to or 

adjacent to stone walls at the edge of streets 

and houses. Small stone bridges or steps 

provide access over.

2

3

Complementary built form and landscape

The historic use of natural materials quarried 

from the local landscape in the construction  

of buildings, associated out-buildings and  

other features such as boundary walls, creates  

a distinctly Cornish physical identity where  

man-made interventions add structure and 

reference to the landscape. At best there is 

a seamless and complementary relationship 

between built form and the natural landscape.

2

3

11

1. Kennel with stone bridges to pavements and entrances

2. Kennel with stone bridges to front court gardens

3. Typical granite kerbs and kennel

1, 2, 3. Example of natural stone buildings, out-buildings and 

boundary walls that are embedded in the landscape

2.0 Planning and site factors shaping the development
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Terraces

The Cornish terrace is a feature of settlements 

in the county where houses have a straight-

forward relationship to the street. 

The terraces are often orientated to a southerly 

aspect to benefit from solar gain which 

sometimes has resulted in the terrace being 

developed perpendicular to streets that run 

north-south presenting simple gables onto  

the streets. 

The streetscape is often enclosed in character 

with orientation determining whether frontages 

are against the street or with long south facing 

gardens. Terraced housing often features in the 

higher density areas of settlements, located 

along wide busy streets or access routes and 

local centres but will also feature in smaller 

residential streets creating a more intimate 

character.

2

3

1 Sunny front gardens 

South facing front gardens are a distinctive 

feature of many Cornish settlements. They 

provide attractive and functional gardens with 

good solar gain into properties and sunny space 

for growing plants and vegetables. 

Even when lined with terraced houses, 

development set back from the street edge 

creates less intense character with opportunities 

for planting and edges/hedges to reinforce 

green streets.

Long front gardens are often the main access 

into the dwelling along narrow paths and are 

commonly complemented by smaller rear 

gardens laid out as courtyards.

2

3

1

1. Typical south facing terrace in render

2. Terraces perpendicular to the street

3. Typical south facing terrace in stonework

1. Typical sunny front gardens

2. Vegetable gardens

3. Long south facing gardens
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Typical building materials 

Stone walling, slate roofing, vertical slate wall 

hanging and render provide the main palette  

of materials that has been used historically in the 

construction of buildings. These materials have often 

been quarried and produced in  

their locality. 

Collectively these create a distinctive character to 

the whole county with local variations in the use of 

stone walling reflecting the local geology. 

2

3

1 4

5

6

7

1&6. Example of render and slate roofing

2,3&7. Examples of stonework and slate roofing 

4. Example of slate wall hanging

5. New build example of stonework and slate hanging

2.0 Planning and site factors shaping the development
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2 5 8

3 6 9

1 4 7

1. Example of former farmstead

2, 3. Remains of mining structures © Baxter Bradford 2011.

4-9. Historic photos of clay mining work:

 4. Marsh Mills, No. 2 buell, Aug 1971

 5. Penhale, Engine house, Tip

 6. Marsh Mills, clay store and loading wharf, 1949

 7. Mica Drags, dry and pit, 1930s

 8, Trethosa, new mica drags, Kernic and Trevisc, 1925  

9,  Meledor, oval tanks with Melbur Pit, Treviscoe  

tip in background.

Industrial and agricultural building 
materials

The use of materials other than granite, slate or 

render such as brick or other stone types is not 

common. Where they are used they tend to be in 

buildings within larger settlements.  Corrugated 

metal cladding is used particularly as a cladding 

material on industrial process buildings or roofs to 

agricultural barns and these provide a distinctive 

punctuation particularly in the Clay Country. Timber 

is sometimes used on industrial, agricultural and 

small outbuildings as cladding. Such buildings can sit 

well within the rural landscapes.

Within Cornwall you will find many well-preserved 

engine houses with their chimneys being 

synonymous with the County and the mining 

industry. The houses were used as part of the mining 

industry and contained steam engines used for 

pumping water from the mines or for powering man 

engines to assist the underground miners’ journeys 

to and from their working levels, winching materials 

into and out of the mine, or for powering on-site 

ore stamping machinery. This distinctive character 

and style of build has been reflected within the 

proposals for Phase 1 on the design of some of the 

key buildings, with their stone towers and tall slender 

proportions rising from the landscape.



West Carclaze Garden Village   Reserved Matters38     |     September 2018

Cornish hedges 

Local stone is used commonly for landscape 

features and appears in thousands of miles of 

boundaries across the county. Sometimes the 

boundaries are simply earth banked. Cornish 

hedges, walls and green lanes stitch together 

landscapes and settlements and are seemingly 

ever present in the landscape. Boundaries are 

normally colonised by vegetation allowing them 

to sit seamlessly within the landscape. Each has 

a positive ecological value. 

Clay Country landscape features

Pits and Cliffs

Mining has taken place within the wider  

clay country area for several hundred years  

in various forms. The china clay industry that 

was introduced into the area in the mid-

18th century had a profound impact on the 

landscape of the site. 

The large scale china clay excavations also 

created a need for waste dumps and processing 

works, along with a small number of features 

such as settling tanks, engine houses and pan 

kilns. The expansion of the industry had a huge 

effect on the landscape and landforms prevalent 

in the area today. 

The elements of the historic landscape that 

relate to mining, such as the mica dams, pits 

and tips are from the last phases of china 

clay working and have shaped the landform 

and character of the site. The landscape has 

been significantly altered and shaped by these 

activities resulting in a post-industrial landscape.

The key mine and quarry features identified 

within and adjacent to the site include:

• Lower Ninestones Mica Dam;

• Higher Ninestones and Penhale Mica Dams;

• Great Treverbyn Mica Dam;

• West Carclaze Mica Dam; 

• Baal Terraces

2 2

3 3

1 1

1,2&3. Examples of Cornish hedges

2.0 Planning and site factors shaping the development
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Clay Country landscape features 

Lakes and Wetland

Water bodies and lakes have been created 

through the mining activities which have been 

managed to maintain and influence water 

levels. Great Treverbyn Lake and Penhale Lake 

are influenced by historical and recent mining 

activities. Other water bodies such as Norman 

Lake form part of the wider water control and 

management process for the area.

Additional lakes found beyond the site 

boundary, with similar characteristics are 

similarly managed, capturing water from the site 

whilst featuring in the same watersheds. These 

lakes form part of the wider control network 

and feed into the stream and river network that 

flows south through St Austell and Par.

These Lakes, which are distinguished by 

their distinctive mineral rich colour, are a key 

element of the clay country landscape and are 

incorporated into the green Infrastructure Plan 

and masterplan.

Clay Country landscape features

Restored Tips

Water bodies and lakes have been created 

through the mining activities which have been 

managed to maintain and influence water 

levels. Great Treverbyn Lake and Penhale Lake 

are influenced by historical and recent mining 

activities. Other water bodies such as Norman 

Lake form part of the wider water control and 

management process for the area. 

Additional lakes found beyond the site 

boundary, with similar characteristics are 

similarly managed, capturing water from the site 

whilst featuring in the same watersheds. These 

lakes form part of the wider control network 

and feed into the stream and river network that 

flows south through St Austell and Par.

These Lakes, which are distinguished by 

their distinctive mineral rich colour, are a key 

element of the clay country landscape and are 

incorporated into the green Infrastructure Plan 

and masterplan.

2 2

3 3

1 1
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2.0 Planning and site factors shaping the development

2.14 West Carclaze - Phasing Plan

Introduction

This document sets put the anticipated phasing of 

development of the West Carclaze Garden village. 

The phasing plan provides a broad direction of 

development to assist future planning and delivery 

of associated infrastructure but will be subject to 

review in consultation with the Local Planning 

Authority. The assessment is based on both the 

locational characteristics of each phase, supporting 

the creation of communities and the requirement 

to support the individual phases with sufficient 

infrastructure. 

Each phase assumes approximately 300 to 400 

residential units are built. In Phase 1, the centre is 

also built, which will include commercial, retail and 

education land uses in addition to the residential 

units. It is assumed that the Penhale ‘centre’, which 

will include a recreational focus including a “slow 

modes hire hub”, cafés and other uses, is delivered 

as part of Phase 3 of the development.

Phases of Development

The initiatives and measures for each phase 

are shown listed under each phase and the 

approximate areas of each phase shown in plan;

Phase 1 Village Centre & Carluddon: This covers 

the triangular area to the East of the new A391 

providing a quantum of development to support 

the development and delivery of the local centre 

for the community. 

This phase includes the following key elements:

• Works and accesses proposed along the 

Carbis Road. 

• Works to the crossings of the A391 e.g. the 

Green Bridge, are already complete but 

connections will need to be made.

• Provision of primary school at heart of 

development

• Local centre /hub to include health facilities 

and community hub and local retail provision

• Allotments and local gardens

Phase 2 Penhale East: This phase is made up 

of the area to the West of the Great Treverbyn 

roundabout on the new A391 to the North and 

West of the Sky Tip and North of Penhale lake. This 

phase will include

• A new access junction on the A391, along 

with the connection to Penwithick and bus 

interchange. The access from the Great 

Treverbyn roundabout and a link road to it will 

be provided as part of this phase. Walking and 

cycle links to the Green Bridge will also be 

created.

• Development of local retail and consider 

development of pub / restaurant as part of 

wider transport hub.

• Creation of further transport hub off Great 

Treverbyn roundabout

Phase 3 Penhale West: This is formed by the 

development of the land to the north and West of 

Penhale lake along the A391 towards the corner of 

the site nearest Stenalees. This phase will include:

•  A new junction on the A391 will be formed 

as part of this phase. This will also include a 

pedestrian crossing 

• The walking and cycling links along the north 

side of the A391 will be created as well as 

linkages through to Phase 2.

• Neighbourhood centre to provide local 

facilities but with a focus upon more 

recreational uses.

Phase 4 Ninestones: This phase is located to the 

south West of Penhale lake and creates a wedge 

of development that runs from the edge of the 

Penhale lake towards the B3274. This phase  

will include:

•  Much of the Ruddlemoor footpaths and cycle 

routes will also be created providing linkages 

to the B3274 valley.

• Connections through to the Penhale ‘centre’ 

and to the Green Bridge will be completed.

• Provision of the strategic open spaces to the 

south of the Penhale lake

Phase 5 Carluddon (South of Sky Tip): This is a 

smaller area of development to the South and 

West of the Sky tip along the west of the new A391.

This will include the following:

•  A road connection will be made to the 

existing access on the A391. Footway and 

cycleway connections will be completed to 

the Penhale ‘centre’.

The development phases, and associated 

infrastructure are only indicative here. They will 

be subject to more detailed considerations as part 

of the Reserved Matters planning applications for 

each phase.
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 Phase 1, Village Centre & Carluddon 

 Phase 2, Penhale East

 Phase 3, Penhale West

 Phase 4, Ninestones

 Phase 5, Carluddon (South of Sky Tip)
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3.0 The vision

3.1  Strategic vision

3.2  A ‘Village of Gardens’

3.3 The Strategic Development Principles



West Carclaze Garden Village   Reserved Matters44     |     September 2018

A very Cornish Garden Village
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3.0 The vision

3.1 Strategic vision

The strategic vision for eco-communities on 

redundant clay mining sites across the Clay 

Country has developed over several years and has 

always aspired to create new settlements that are:

•  Mixed and balanced communities with all 

types of housing including affordable homes 

for local people, 

•  Places to work regenerating employment 

opportunities and flexible workplaces

•  Socially holistic with all other essential 

community facilities such as school, 

healthcare and shops

•  Environmentally responsible, low energy  

and low impact

•  Well connected into existing communities, 

•  Prioritised around green modes of travel with 

walkable neighbourhoods, walking, cycling 

and public transport a priority 

•  Sympathetically integrated into the natural and 

post-industrial landscape, 

•  Developed around extensive greenspace, 

enhancing the ecology and increasing  

bio diversity 

•  Respectful of the cultural heritage, 

•  Viable and sustainable long term, 

•  And exemplars for regeneration in  

this post-industrial environment.

Over the intervening years the designation of these 

proposed new eco-settlements in the Clay Country 

has changed in line with government policies, 

from a designated Eco-Town to the more recent 

designation as a Garden Village but the strategic 

vision has remained unchanged.

The redundant mining site at West Carclaze has 

been promoted first and its recent designation as a 

Garden Village has consolidated and strengthened 

the strategic vision for a forward thinking and 

exemplar approach to developing new settlements, 

especially in more rural regions like Cornwall.  

The Garden City principles underpinning the 

Garden Village designation, have provided  

the context to place greater emphasis on the wide 

ranging benefits of green infrastructure and its 

management by local stakeholders to provide long 

term community benefits over many generations.

 



West Carclaze Garden Village   Reserved Matters46     |     September 2018

A village of gardens and wild landscape
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3.0 The vision

3.2 A ‘Village of Gardens’

The vision for West Carclaze Garden Village will 

be that of a ‘Village of Gardens’ carefully woven 

into the green infrastructure and landscape. 

Development of the Garden Village has been 

informed by a landscape-led masterplan approach 

that draws on the Garden City principles and 

respects and responds to the natural landscape of 

the Clay Country. The Garden Village will promote 

sustainable, healthy, active and inclusive lifestyles.

The ‘Village of Gardens’ concept centres  

on creating an extensive network of gardens 

and green spaces from the very private through 

to the much larger and publicly accessible wild 

landscapes, that can facilitate a wide range of 

activities and functions from relaxing, socialising, 

play, food growing, sport and recreation. 

The Green Infrastructure will be well connected 

to the adjoining wider landscape, reinforcing the 

concept of living in the landscape and maximising 

the opportunities for engagement and promoting 

active, healthy lifestyles. The Green Infrastructure 

will be created as a series of small to super scaled 

gardens where each garden, street, landscape 

corridor or pathway draws on the borrowed 

landscape approach through visual and physical 

connections. The Green Infrastructure will be 

linked and defined through the use of building 

edges, local stone boundary walls, Cornish 

hedges and banks, trees and woodland, landscape 

sculptures, swales rills and water features, 

natural paths, parkland edges and wild landscape 

boundaries creating a sequence of different green 

spaces facilitating a diverse range of appropriate 

and suitable functions. 

Buildings, private outdoor areas and communal 

gardens will be designed to overlook this amazing 

network of green spaces and wild landscape. The 

concept draws on the historic English gardens 

tradition of ‘borrowed landscapes’ which frame  

the wider landscapes, thereby making them part  

of the development.

The Green Infrastructure at West Carclaze will 

form a significant part of the ‘Village of Gardens’ 

proposal to help to create a multi-functional living 

landscape for both the existing Clay Country 

communities and new residents of the Garden 

Village, ensuring that benefits are felt by all.

WILD SPACE

SPORT AND RECREATIO
NPUBLIC

CO M M U NAL

P R I V ATE

A network of green spaces from the small scale through to publicly accessible landscape
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Strategic development principles

Photo credit: Timothy Soar
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3.0 The vision

3.3 The Strategic Development Principles

To create an exemplar garden village for the Clay Country we have set out six overarching  

principles that will guide the development throughout the detail design and delivery phases:

A very Cornish Garden Village 
A new garden village with a distinctly Cornish sense of place, deeply 

rooted in this remarkable post-industrial landscape. 

Such a place would incorporate:

•  Dramatic landscape features so distinctive to the Clay Country

•  Traditional street patterns from local villages and other  

Cornish settlements

•  Distinctive local materials and colours found across Cornwall

•  Indigenous planting found in the Clay Country 

A ‘Village of Gardens’ 
A new garden village with an extensive network of gardens and wild 

spaces throughout that makes it a truly special place with healthy, social 

and life enhancing spaces. 

The network would incorporate a wide range of green space from:

•  At the small scale, each home with a sunny garden or terrace  

or a traditional Cornish front garden

•  Communal gardens and larger neighbourhood gardens where 

neighbours can meet, socialise and play

•  Larger recreational green spaces for play, exercise, relaxing and 

exploring with family, friends and four-legged companions 

•  Places to grow food such as micro veg patches in gardens, 

community allotments and orchards and possible community 

market gardening

•  Extensive green links provide access and views to the dramatic  

post-industrial landscape and lakes

 

Community building 
A new garden village that has the capacity and facilities to build and 

foster a sustainable and balanced new community. 

Such a new community would need a range of facilities for all  

ages such as;

•  A village centre with all the essential facilities for everyday living

•  A school and nursery at the heart of the village

•  Healthcare such as a doctor’s surgery and dentist

•  Food shops, newsagent and other essential shops

•  Places to work and meet business clients

•  Places to socialise, play and relax such as public gardens,  

parks, cafés and pubs 

A place working with and for our environment 
A new garden village that can deliver environmentally friendly 

development and enhanced biodiversity.

Such a new settlement would incorporate:

•  Energy efficient buildings using locally sourced materials  

where possible

•  Passive design principles with south facing homes and gardens

•  Renewable energy such as solar farms, ground source or water 

source heating

•  Sustainable travel with walking, cycling and public transport a priority

•  Ecological mitigation and enhancement, creation of new habitats 

and their management going forward

•  Habitat and wildlife friendly gardens and green infrastructure

•  Food growing such as community allotments and orchards

A place of wilderness, wetland and wonder 
A new garden village built within the unique skyline, dramatic and 

historic landscape, rooted in the industrial ‘Clay Country’ heritage. 

A new settlement that would sympathetically incorporate the distinctive 

landscape features and cultural heritage such as;

•  The iconic Sky Tip

•  The many lakes and cliffs

•  The many tips and restored dry heathland

•  The wetland and wet woodland

•  The many paths, cycle trails and bridleways

•  The hedge banks and rural edges 

A long term vision for regenerating the Clay Country 
A new garden village that will provide an exemplar for post-mining 

regeneration in the Clay Country. 

 

Such a new settlement would need to;

•  Regenerate and provide long term employment opportunities

•  Provide an attractive and desirable place to live, with affordable 

homes for local people, 

•  Link into existing communities who can benefit from the  

new facilities

•  Create greater public access to the landscape for existing 

communities

•  Respect and work with the cultural heritage where possible

•  Work with and enhance the unique landscape and ecology

•  Create a new place rooted in the Clay Country area and  

not ‘alien’
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4.0 Evolution of the Strategic Masterplan and Phase 1

4.1  Introduction 

4.2 Feedback from consultation

4.3 Strategic masterplan concept for the whole garden village

4.4 Creating a balanced community: Employment opportunities, 
shops, social and health facilities

4.5 Create a balanced community: Housing for all 

4.6 Creating a balanced community: Recreational and  
leisure facilities

4.7 Sustainable movement and transportation

4.8 Enhancing bio-diversity and greenspace 

4.9 Sustainable drainage 

4.10 Renewable energy
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4.1 Introduction

In the process of developing the reserved matters 

application for Phase 1, the detailed proposals 

have been continually reviewed against the outline 

illustrative masterplan and approved parameter 

plans to ensure compliance with the outline 

approval. As further detailed work has been 

undertaken on Phase 1, further masterplanning 

work has been undertaken across the whole 

Garden Village site to incorporate feedback from 

various stakeholders and to further enrich the 

sense of place, vibrancy and economic potential  

of the Garden Village. 

This further masterplanning is illustrated by the 

strategic masterplan described in this section 

which sets out the context for the first reserved 

matters application for Phase 1.

4.2 Feedback from consultation

There has been extensive consultation with 

various stakeholders over the course of the project 

since the earliest conception through the outline 

planning application and more recently during 

the development of the reserved matters detailed 

proposals for Phase 1. Early evolutions of the 

masterplan for the Eco-community were detailed 

in previous applications. 

Outline Planning

More recent consultation during the public 

exhibition during 2016 for the outline planning 

application resulted in two significant areas 

of feedback and evolution of the masterplan 

proposals:

Local Centre position -The local centre was 

originally master planned immediately north of the 

double roundabout at the junction of Carbis Road 

(to the Eden Project) and the road into Penwithick. 

Local residents and members of Treverbyn Parish 

Council were concerned about the potential chaos 

and impact on traffic at this busy junction caused 

by vehicles accessing the shops and community 

facilities in the local centre. They were also 

concerned about the practicality of new residents 

crossing the busy Carbis Road to access the local 

centre. In response, the local centre was relocated 

into the centre of Carluddon during the outline 

application period.

Primary school location -The primary school and 

nursery building was located immediately south 

of the double roundabout on Carbis Road. The 

local residents and members of Treverbyn Parish 

Council had similar concerns about the location 

and in particular parents dropping off their children 

and the safety of children at this busy junction. 

In response, the school building was relocated 

into the centre of Carluddon during the outline 

application period, although the school grounds 

remained in the same location.

Reserved Matters 

Since the Outline Planning stage, further 

consultation has been undertaken with near 

neighbours, local stakeholders, Cornwall Council 

officers and the Cornwall Design Review Panel. 

This has resulted in further evolutions to the 

masterplan, the most significant are outlined 

below:

Main gateway - The main entrances into Phase 

1 have been relocated from the busy double 

roundabout further east along Carbis Road. The 

benefits are numerous and include the ability to 

simplify the junction and ‘green’ the approach with 

a central green verge down the road, making it 

safer and more attractive. Traffic will be reduced on 

the existing road through Carluddon with an “exit 

only” for residents and construction traffic which 

will be via the new roads.

Local centre facilities - The core communal 

facilities such as the primary school, nursery, 

community centre, healthcare provision and shops 

have been brought into the heart of Phase 1 away 

from the busy Carbis Road to Eden and in a central 

location arranged around a central village square. 

Housing orientation – There has been a long held 

view by stakeholders that the development should 

be different to the standard house builder product 

and that it should be environmentally responsive.  

The generic urban block arrangement used on 

the outline illustrative masterplan has evolved into 

a housing layout that maximises the potential for 

passive solar gain within the houses and sunny 

gardens for micro food growing, inspired by the 

distinctive Cornish front garden.

Play for all ages – Recent feedback from Treverbyn 

Parish Council has reiterated the need for site wide 

activities for all ages and for the local community. 

Greater emphasis has been placed on the 

strategic masterplan for West Carclaze to become 

a destination for activities ideally suited to the 

amazing Clay Country post-industrial landscape. 

Consultation with the Cornwall  
Design Review Panel

The client and design team have consulted the 

Cornwall Design Review Panel during the design 

process to gain the panel’s comments and 

contribution to the emerging proposals. 

The concept masterplan and early conceptual 

ideas for the building designs were discussed with 

the CDRP in February 2018. Their comments were 

reviewed and incorporated within the developing 

design wherever possible. A more developed 

design proposal, including a detailed masterplan 

and concept architectural designs for the buildings, 

were then discussed with the CDRP later in 

May 2018. Again their comments were carefully 

reviewed and incorporated within the detailed 

design proposals where appropriate or feasible.

4.0 Evolution of the Strategic Masterplan and Phase 1
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4.0 Evolution of the Strategic Masterplan and Phase 1

You said We did

You told us that before the houses are built the following needed 
to be provided

•  Jobs 
•  Transport improvements 
•  Primary school 
•  Key public facilities 

Jobs

The ESAM advanced manufacturing employment complex (built on 
land donated by Eco-Bos and Imerys) was completed in July 2018  
– two years before the first house is built.

Construction and contractor employment will start before the first 
house is built.

Home working facilities will be available in the first houses built.

The village centre will provide facilities and employment as the first 
houses are being occupied.

We are working with the Council to support the development of 
Phase 2 of ESAM, the tech park linked into the Garden Village. 

The school will provide construction, teaching and admin jobs from 
the start of the development.

Transport

The A391 re-routing (built on land donated by Eco-Bos and Imerys) 
has been completed well in advance of the first houses being built.

The West Carclaze Garden Village proposal helped in securing 
funding for the next phase of the A391 link to the A30.

The development will provide over £4m towards transport 
improvements in St Austell, the largest single contribution from  
any development in the area.

There will be enhanced bus links from the Garden Village with 
further funding from the development to support the improvements.

There will be an electric car sharing club.

There will be a network of safe walking and cycling routes.

School

A 420 pupil Primary School will be built at West Carclaze.

The first entry classes of the new school will be available as the  
first houses are completed.

With the development of the school there will also be a new  
nursery to serve the area. 

You said We did

Public Facilities

There will be a health centre, containing doctors, dentists and a 
pharmacy, established in the village centre as the first phase of 
homes are built.

There will also be other community facilities established e.g. 
Community Hall and hub for use by local groups. As this is a new 
village we are building-in flexibility for the new residents to decide 
what they need?

We are working with Ace Academy to ensure the local community 
has access to their facilities outside of school times.

You were concerned that local people would not be able to 
afford the homes

We are building a range of housing of all types for all ages, from 
apartments to bungalows, but over 75% of this first phase of houses  
will be 1, 2 and 3 bed homes.

There will be 450 affordable homes provided across the whole 
village, of which 105 will be built as part of the first phase.

There will be self-build and custom build opportunities in the village. 
We want to encourage a range of ways of developing your home,  
as any traditional village would.

There will be rental and part ownership opportunities as part of the 
mix to improve access for local people.

You were concerned that in the future more house building 
would take place on the green space areas

The Green Space (including the Sky Tip) will be handed over to  
a Land Trust, which Wheal Martyn will manage. This will include  
community representation, protecting the land from any future 
development.

You told us that the current sewage system could not cope with 
this development

The development will help fund improvements for the sewer 
capacity of the area.

As an alternative, the potential for reed bed technology to treat 
sewage is being investigated as an environmentally friendly  
way of managing future treatment.

No houses will be occupied until sewerage improvements  
are in place.

You told us that the village centre should not be centred on the 
old Carluddon roundabout

The village centre has been relocated away from the roundabout to 
the heart of the first phase.

You were concerned that the school was too close to the old 
Carluddon Roundabout

The school has been relocated away from the roundabout into the 
centre of the village.

You said we want early access to West Carclaze
A permissive path across West Carclaze is being planned for opening 
summer 2019.
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4.3 Strategic masterplan concept for the whole garden village

The change in government designation to Garden 

Village has provided the catalyst to reassess the 

essence of the proposed Eco-community at 

West Carclaze. The proposed new settlement 

has been landscape led since its inception but 

the Garden City principles underlying the Garden 

Village Movement have provided a well-established 

approach to building greener settlements with 

which to develop an exemplar new settlement. 

A Garden Village that works with and for the 

environment as well as the residents that will  

live, and work there or for the wider community 

who visit it.

The concept of a ‘Village of Gardens’ described 

earlier in 3.2, has perhaps had the most significant 

influence on the evolution of the strategic 

masterplan and Phase 1. The Garden Village has 

evolved into a network of neighbourhood gardens, 

public meeting places, key communal facilities 

and linkages into the wild landscape connected 

together across the whole site by an east-west 

green link, as illustrated opposite on the strategic 

masterplan.

The green link which utilises the green bridge 

across the A391, will be an attractive and 

convenient pedestrian / cycle route, providing 

a sustainable artery to the Garden Village and 

promoting a more active and healthier lifestyle. 

Each neighbourhood has its own neighbourhood 

garden or green space on the green link, 

maximising the opportunities for residents to meet 

fellow residents from within their neighbourhood 

or residents from other neighbourhoods passing 

through on the green link. 

The local centre has been moved into the  

heart of Phase 1 and the proposed leisure focused 

neighbourhood centre on West Carclaze into the 

centre of the key movement routes connecting 

the various housing neighbourhoods and  

outdoor activities in and around both Penhale  

and Great Treverbyn Lakes and Penhale Tip 

restored heathland. 

These two key meeting places are connected  

by the green link and two further meeting places  

in between. 

The first just to the east of the green bridge at the 

gateway into Phase 1 and the Technology Park 

where residents and workers can meet or simply 

relax at lunch. 

The other is a new place at the northern foot 

of Sky Tip Heritage Park and the eastern edge 

of Great Treverbyn Lake. With direct access off 

the main road into the site linking to the new 

roundabout on the A391 this new meeting place 

could support commercial activities such as a 

hotel, pub restaurant, café or other commercial 

leisure uses that require prominence and easy 

access off the main highway network. This place 

would also provide a convenient location for an 

inter-modal hub for green travel across the  

Garden Village. 

4.0 Evolution of the Strategic Masterplan and Phase 1
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4.4 Creating a balanced community: Employment opportunities, shops, social  
and health facilities

The distribution of communal and employment 

uses on the strategic masterplan is in accordance 

with the approved Land Use Parameter Plan. Whilst 

the centre and school are located further south 

than on the illustrative masterplan they remain at 

the southern end of the mixed use area defined in 

the Parameter Plan.

Each of the key meeting places along the green 

link will prove the focus for essential services, 

communal facilities and employment opportunities 

such as:

1.  Village Centre and Square – access to local 

centre facilities such as primary school, 

nursery, community centre, health care, shops 

and market place all providing employment 

opportunities

2.  Technology Park Place – access to innovation 

space, industrial and technology space, small 

business space

3.  Sky Tip Heritage Place – access to the 

Heritage Park, inter-modal travel hub, hotel 

accommodation and food / drink facilities 

4.  Penhale Place – access to various outdoor 

leisure and recreational activities, as detailed 

later in 4.6

4.0 Evolution of the Strategic Masterplan and Phase 1

 Technology Park and Employment 

Opportunities

 Mixed-use Village Centre and Mixed-

use Streets with School, Nursery, Shops, 

Community Centre, Health Care, 

Workplaces, Live Work Opportunities and 

Commercial Opportunities such as Hotel, 

Pub and Cafés.
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4.5 Create a balanced community: Housing for all 

A wide range of different housing types will 

be provided across the whole Garden Village, 

located in accordance with the approved 

Land Use Parameter Plan. A series of walkable 

neighbourhoods will be created across the 

village based around community gardens or key 

communal green spaces, so each neighbourhood 

has a focal point or ‘green heart’.

Different housing types will be provided within 

each neighbourhood, to create balanced 

communities. Some neighbourhoods will have a 

higher percentage of certain types to enhance the 

sense of place. These include:

Local Centre Neighbourhood Phase 1

The residential units will comprise mainly of 1 

and 2 bed apartments or maisonettes above 

non-residential ground floor uses such as shops, 

healthcare facilities and community uses. These 

neighbourhoods will also include an element of 3 

and 4 bed townhouses with a flexible ground floor 

space accessed off the mixed use street that can 

be used for business, such as an office or studio.

Penhale / West Carclaze  
Neighbourhood Centre

It is proposed that this neighbourhood centre will 

provide two functions, the first as a focal point for 

leisure and recreational facilities on adjacent lakes, 

heathland tips, Sky Tip Heritage Park and the sports 

fields. The centre will also support local facilities for 

the neighbourhoods on the west side of Sky Tip.

Rural edges and lakeside

The rural edges and lakesides will have a higher 

percentage of detached dwellings to provide a 

more dispersed and sympathetic edge to the built 

environment and support the cross subsidy of the 

extensive communal facilities.

The distribution of housing on the strategic 

masterplan is in accordance with the approved 

Land Use Parameter Plan.

 Range of Residential Accommodation
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4.0 Evolution of the Strategic Masterplan and Phase 1

4.6 Creating a balanced community: Recreational and leisure facilities

 The Garden Village site and adjoining areas have the 

potential to become a destination for activities ideally 

suited to the amazing Clay Country post-industrial 

landscape. The strategic masterplan has evolved 

to embody this potential with the neighbourhood 

centre on West Carclaze evolving into a destination 

for accessing the wide range of activities possible 

within the adjacent Sky Tip Heritage Park, the lakes, 

cliffs, tips, heathland, hilltop vistas, wet woodland 

areas, wetlands, sports grounds, footpaths, cycle 

tracks, clay trail and bridleways.

With direct access to the clay trail and other foot 

paths and cycle tracks to nearby villages and 

hamlets, the Garden Village can be easily accessed 

and enjoyed by the local community. The recreation 

and leisure focused neighbourhood centre on West 

Carclaze will also have access for public transport 

and visitor parking so that the facilities will be 

accessible to the wider community too.

A number of equipped play areas will be provided 

across the whole Garden Village utilising the more 

dramatic and exciting landscape areas, such as the 

small quarries and former shallow open pits, where  

a natural play approach can fully utilise the 

difference in landforms.

With a microcosm of all the dramatic and distinctive 

landscape features of the Clay Country within  

a single site, the Garden Village can become  

a beacon for the exciting potential of post- 

industrial regeneration.

The distribution of recreational and leisure uses on 

the strategic masterplan is in accordance with the 

approved Land Use Parameter Plan.

 Recreational and Leisure Field Opportunities 

including Field Sports, Fishing, Canoeing, 

Rambling, Hiking, Cycling, Horse Riding,  

Bird Watching and Dog Walking

 Access into the Wider Landscape

 Key recreational and leisure hub

HUB
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4.7 Sustainable movement and transportation

The strategic masterplan proposals for West 

Carclaze are planned to reduce the need for travel 

by private motor cars by providing a variety of 

new homes in close proximity to a range of local 

services and communal facilities. These include 

local shops, employment, education, childcare, 

health, community, sports and recreational facilities 

all within easy walking distances of new dwellings.

The strategic masterplan incorporates a number 

of sustainable travel initiatives for future residents 

including:

•  Walkable neighbourhoods and streets 

•  Extensive network of new and improved 

walking / cycling routes and linkages.

•  Electric vehicle (EV) car club 

•  Electric bike club 

•  Electric vehicle charging infrastructure.

•  Subsidies for improved bus services through 

the site.

•  Improved pedestrian linkages to Penwithick.

•  Bus stops, electric vehicle hire, and pedestrian 

priority in the commercial centre.

•  Downgrading of a section of the old A391 road 

through Carluddon to local access, walking 

and cycling only

•  Traffic calmed streets for the benefit of  

all users

The strategic masterplan is in accordance with the 

approved Access Parameter Plan with the A391 

being retained but downgraded for local traffic.

 Key Bus Route through the Local Centre

 Main Pedestrian and Cycle Routes
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4.0 Evolution of the Strategic Masterplan and Phase 1

4.8 Enhancing bio-diversity and greenspace

West Carclaze Garden Village has been carefully 

planned to maximise biodiversity and the provision 

of green open space, with over 140ha representing 

over 60% of the whole site. The strategic 

masterplan Garden Village will include:

• 1.9 hectares (4.7 acres) of new heathland

• 17 hectares (42 acres) of improved heathland

• 6.4 hectares (15.9 acres) of restored wetland

• 7.8 hectares (19.3 acres) of restored woodland

• 3.0 hectares (7.4 acres) of Parks and Amenity

• 5.3 hectares (13.1 acres) of Natural Open Space

• 4.0 hectares (9.9 acres) of minimum Outdoor 

Sports Space  

• 0.24 hectares (0.6 acres) of minimum 

Children’s Equipped Play

• 0.33 hectares (0.8 acres) of Allotments

• 840 square metres (1 or 2 sites) of Youth 

Provision

The green infrastructure for the Garden Village 

will create a wide range of greenspace and open 

spaces including:

• Sunny private gardens and terraces for houses

• Communal private gardens and local 

neighbourhood gardens

• Community allotments and orchards

• Green residential streets (shared surface)

• Natural and equipped play areas

• Formal and informal play areas within the 

school site

• Public gardens and squares

• Sports fields and large recreational parks

• Green links across the whole village

• Footpaths and cycle trails throughout the 

natural landscape

• Heathland and wet woodland  

with access

• Iconic former mining landscape, lakes  

and tips (Sky Tip)

The green infrastructure will be linked into the 

landscape beyond the Garden Village boundaries 

to secure long term continuity and viability. It will 

be a framework of green open space, woodland, 

heathland, lakes and wetland areas that will be 

integrated with the development, established 

habitats and link into the surrounding landscape. 

The unique post-industrial landscape of the Clay 

Country will be intertwined with green links that 

will better link the community to the landscape 

and enhance overall ecological assets. For 

further detailed information refer to the Green 

Infrastructure Plan prepared by LHC  

Landscape and submitted as part of the reserved 

matters application.

The landscape and green infrastructure proposals 

are in accordance with the approved Landscape 

Parameter Plan.

 Ecology Mitigation Area

 Offsite Ecology Areas

 Main Gardens and Green Space
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4.9 Sustainable drainage

Surface water management

The strategic masterplan incorporates the same 

principles for drainage as the approved Hydrology 

Parameter Plan, using the existing water bodies for 

water retention and attenuation. The masterplan 

incorporates a network of features like green 

swales, rills and leats leading to rain gardens, 

wetland and the lakes. Surface water from the 

development will thus be managed in a sustainable 

manner and will support the reduction of flows 

downstream.

Water and sewerage

Eco-Bos is working work with South West Water 

to ensure that improvements are made to both 

the provision of water and foul sewerage systems 

before any homes are occupied. 

For water this will involve an improved reservoir. 

For foul sewage two options are being 

investigated:

• A new sewer and improving the capacity of  

the pipes to the plant at Luxulyan where 

further investment will be made

• Developing a new reed bed type treatment 

plant with the environmental benefits it  

could create.

4.10 Renewable energy

In addition to the existing renewable energy 

provided by the solar park already operational 

on land south of Sky Tip, a further solar park at 

Lower Ninestones is included within the strategic 

masterplan in accordance with the approved Land 

Use Parameter Plan.

The two solar parks will more than compensate for 

the electrical consumption of the development. 

West Carclaze solar park is 5MW which equates to 

approximately 1,250 homes. 

Lower Ninestones solar park is 2.5MW which 

equates to approximately 625 homes.

Heat

The renewable energy strategy for heating is to  

use the natural resources around the site to create 

a renewable energy network for the Garden 

Village. Energy will be provided by ground and 

water source heat pumps taking the energy from 

under the earth and from the water to provide heat 

for homes.

 Key Surface Water Management Flows

 Solar Farms

 Potential Source of Water Source Heating
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5.2  Development Wide Codes
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5.0 Responding to the Design Codes

5.1 Introduction

The government designation of the West Carclaze 

Eco-community as a Garden Village has meant a 

stronger emphasis on green infrastructure and the 

landscaping principles for garden villages. This has 

resulted in some variations between the Reserved 

Matters proposals and the Design Code, the most 

significant of which are outlined in this section. 

However, the current Reserved Matters submission 

is broadly in accordance with the Design Code. 

5.2 Development wide Codes

Since its production in 2014 elements of the 

illustrative material within the design code have 

been superseded by changes to the now approved 

parameter plans.

The local centre however still remains within the 

mixed-use area defined under the latest approved 

parameter plan that provides the framework for the 

Design guide. The design of the centre and its co-

location with the school entrance.

The parameter plans provide the basis for the 

general location and structure of the development. 

In the course of working up the masterplan and 

detailed design proposals for Phase 1 Reserved 

Matters, the designs have needed to incorporate 

more up to date site survey information and 

changes to statutory regulations, planning policy 

and reflect the conditions and S106 requirements 

linked to the granting of the Outline planning 

consent. In addition, reflecting the designation of 

the West Carclaze Eco-community as a Garden 

Village has meant a stronger emphasis on green 

infrastructure and the landscaping principles.

Primary Street SD01 

A new primary street has been created to 

support this phase 1 of the development. The 

old A391, identified as an existing primary route 

in the parameter plans is retained but the role 

of the northern end focus more upon local and 

pedestrian and cycle movements. This is consistent 

with the design code objective of creating a “traffic 

calmed residential street” on the former A391. 

The primary street into Phase 1 has changed from 

the old A391 to a new location further east and 

now passes through a residential neighbourhood 

before reaching the Village Centre. Thus, the 

northern end of the primary street is greener in 

character more in line with SD02 for residential 

streets.Once the primary street reaches the mixed-

use buildings, the character becomes more urban, 

similar to SD01.The width of the primary route is 

consistent with the Design code at 6m reflecting 

their role connecting to the village centre and 

providing for through bus route provision.

Residential Street SD02 

The character of the two main residential streets 

through Phase 1 are similar to SD02 but the 

carriageway width has increased from 5.5m 

to 6m due to highway engineer and adoption 

requirements as these streets connect into the 

village centre and the primary streets.Elsewhere 

the primary residential streets have a 5.5m or 4.8m 

carriageway width in line with the guidance under 

SD02.

Code for Sustainable Homes (CSH) 
The code for Sustainable Homes was an 

environmental assessment method for rating 

and certifying the performance of new homes. 

First introduced in 2006 it was the national 

standard used in design and construction of new 

homes with a view to encouraging continuous 

improvement in sustainable home building.

In 2015 the Government withdrew the standard 

and consolidated some of its standards into 

Building Regulations. The house types within the 

Garden Village will be designed to the current 

Building Regulations as detailed in Section 7.0 and 

to meet the requirements set out within the local 

plan policy and conditions of the outline planning 

consent.

Code: Roofs 

The proposal for the house types in Garden Village 

is to better the requirements and further details 

are provided in Section Two of the Design Code 

encourages green roof buildings. The Phase 1 

detailed proposals are mainly pitched roofs for 

reasons of architectural design to reflect the local 

character. However there are some single storey 

garages and outbuildings between detached 

properties on the edges of Phase 1 where green 

flat roofs have been used to create a greener and 

more sympathetic response to the rural and wild 

landscape edges.

Code: Utilities 

Section Two of the Design Code states that 

“Photovoltaic slates and tiles can be used 

throughout the development…” Although the 

buildings have been carefully orientated to benefit 

from a southerly aspect and solar gain wherever 

possible, the Phase 1 detailed proposals do not 

use photovoltaic slates or tiles. This is because 

the current energy strategy proposes that the 

renewable energy will be provided by the new 

solar farm at West Carclaze mica dam and a 

further solar farm at Lower Ninestones, plus low 

carbon heating technologies such as ground 

source heating.

Section Two – 2.3 Area 1: Kresen 

The Reserved Matters proposals are broadly in 

accordance with the Design Code Section 2. 

As stated above the development of the centre 

remains within the mixed-use area as set out 

within the parameter plans and design code. The 

variations with the design code involve differences 

to the “Demonstration Study drawings” within the 

design guide 2.2.8 which reflect earlier approaches 

to the location of the local centre onto the Carbis 

road. The Design code principles of creating a 

mixed-use heart have informed the current design 

of the Village Square within this reserved matters 

application.

Section Two - 2.5 Area 4: Carluddon 

The housing and mixed-use development and 

linear green space north of Carbis Road and 

the double roundabout was removed at Outline 

Planning stage following community consultation 

and so these aspects of the Design Code are no 

longer relevant.

CA03.01.04 – Slate wall hanging at first floor has 

been added as a feature wall material to provide 

variety in addition to the render and timber 

cladding at upper levels and to provide a durable 

and distinctive finish on northerly facing walls.
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CA06.01 Property Boundaries – The Reserved 

Matters landscaping proposals have slightly  

raised the height of Cornish stone walls and 

hedge banks from the 500-750mm in the Code 

to provide greater security and privacy to gardens. 

Refer to the submitted landscape drawings for 

further details.

CA07.01 Property Boundaries – The Design 

Code requires galvanised steel railings or picket 

fences to frontages and brick walls to rear / side 

walls of private gardens. The designation as a 

Garden Village has meant a greater emphasis on 

green infrastructure and so the Reserved Matters 

proposals utilise Cornish hedges, hedge banks 

or local stone walls as the primary enclosure to 

all boundaries, refer to the submitted landscape 

drawings for further details.
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6.0 Phase 1: Masterplan Proposals

6.1  The masterplan layout

6.2 Access and movement framework

6.3  Amount & use 

6.4  Spatial framework, scale & massing 

6.5 Landscape and green infrastructure 
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6.0 Phase 1: Masterplan Proposals

6.1 The masterplan layout

 The detailed masterplan for Phase 1 has been 

guided by the strategic vision set out in Section 3 
to create a Garden Village that has:

• A distinctly Cornish sense of place, deeply 

rooted in this remarkable post-industrial 

landscape. (West Carclaze)

• An extensive network of gardens and wild 

spaces throughout that makes it a truly  

special place with healthy, social and life 

enhancing spaces

• The capacity and facilities to build and foster  

a sustainable and balanced new community.

• The capacity to deliver environmentally 

friendly development and enhanced 

biodiversity

• Been built within the unique skyline, dramatic 

and historic landscape, rooted in the industrial 

‘Clay Country’ heritage

• The potential to be an exemplar for post-

mining regeneration in the Clay Country

The strategic principle, to build and foster a 

sustainable and balanced new community, is 

one of the key drivers for the Phase 1 masterplan. 

During the construction period for the 350 or 

so homes in Phase 1, the local centre will be 

developed out, providing a heart to the Garden 

Village with essential services and communal 

facilities available for the new residents and 

surrounding community from the outset. The 

current programme is for the School to be 

developed early through a separate reserved 

matters application.

As mentioned in Section 4.0, Evolution of the 
Masterplan and Phase 1, the location of the local 

centre and school has evolved from the outline 

illustrative masterplan following consultation 

and further detailed master planning work and 

these key elements of development have moved 

southwards into the centre of Phase 1 site. 

The local centre comprises a village square 

enclosed by a series of mixed use buildings with 

shops, healthcare and community uses at ground 

floor and residential uses at upper floors, providing 

a vibrant place to live, meet and socialise. The 

school and nursery are accessed directly off the 

east side of the square, providing an attractive and 

welcoming place for parents to socialise, shop and 

use other essential services on foot.

The local centre is one of the key meeting places 

on the network of green spaces and meeting 

places across the whole Garden Village. It will be 

connected to future phases on West Carclaze by 

a mixed use street linking the village square to the 

employment opportunities on the technology 

park and to the green bridge that provides safe 

pedestrian and cycle access across the A391. A 

further mixed use street leading from the centre 

northwards will provide safe pedestrian and cycle 

access to Penwithick.

The local centre and school site combined, 

provide the heart of Phase 1 and a series of 

attractive residential neighbourhoods have been 

arranged around this ‘community heart’.

To South Carluddon, the residential 

neighbourhood is focused around a new 

community garden with allotments to the southern 

tip, where there are dramatic elevated views of 

Baal and to St Austell Bay in the distance. On 

the northern edge of this neighbourhood is a 

community play garden located on the green link 

which provides an exciting and enjoyable equipped 

play area for the whole of Phase 1.

To the east and southeast is a new residential 

neighbourhood that has two community gardens 

with links through to the lakes and wild post-

industrial landscape beyond. The housing will 

overlook Pentruff and Norman Lakes and the 

landscaped school grounds to the west.

To the north of the village centre is a new 

residential neighbourhood with a curving and 

undulating linear green space on its southern edge 

connecting the centre to Norman Lake and the 

wild landscape beyond. The housing will overlook 

Carbis Moor to the north and the attractive linear 

green space and landscaped school grounds to 

the south.

Phase 1 has been carefully designed to deliver the 

strategic vision, providing a community heart to 

the Garden Village with a distinctive sense of place 

rooted in its Cornish context, with a network of 

gardens that are responsive to the environment 

and the unique post-industrial landscape, providing 

an innovative and exciting exemplar for future 

regeneration in the Clay Country.
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6.0 Phase 1: Masterplan Proposals

6.2 Access & movement framework

The masterplan for Phase 1 has been informed by 

a detailed assessment of the transportation options 

and initiatives.

While the proposals differ from the Illustrative 

Masterplan they remain in accordance with the 

approved Parameter Plan. The main entrance route 

has changed from the original A391 road through 

Carluddon to a new mixed use street further east 

with a new junction off along Carbis Road, for 

a number of benefits outlined earlier. A further 

entrance has been provided at the north eastern 

corner of the site to provide sufficient capacity into 

Phase 1 and an alternative route for emergency 

vehicles.

Giving priority to pedestrian and cycle movement 

is a key initiative in developing sustainable travel. 

Phase 1 has been master planned to help reduce 

the need to travel by providing new homes in 

close proximity to a range of local services and 

facilities. These include local shops, employment, 

education, health, community and recreational 

facilities all within easy walking distances of  

new dwellings.

Walking and cycling access is provided at all site 

access points and on all internal routes. A crossing 

point and new footways will be provided along 

Carbis Road and an improved pedestrian link will 

connect the site with Penwithick. New internal 

footpaths and cycleway connect into the existing 

footpaths, permissive routes and Clay Trails around 

the site. Linkages are provided to the ‘green’  

bridge (walking and cycling only) over the A391 

to future phases of the Garden Village and to the 

Scredda Bridge to connect with the multi-use  

Clay Trail network.

Bus access will be extended through the site via 

the existing bus gate (bus access only) located 

where the old A391 route joins the A391 south of 

the Phase 1 area. A high quality transport hub and 

bus stops will be provided at the village centre. 

Financial subsidies have been provided  

for improved bus services and facilities for the  

site and local area.

Highways access to the Phase 1 development 

includes the following junction arrangements:

• Carbis Road primary access – roundabout

• Carbis Road secondary access – priority 

junction with right-turn lane. 

Both Carbis Road and the site access junctions 

will be finished to reflect a more ‘place’ orientated 

design rather than a highways solution, though 

the design accords with all necessary highways 

standards. The southernmost mini-roundabout at 

Carluddon double-mini roundabout is proposed 

to be removed, allowing for the old A391 road 

alignment towards St Austell to be restricted to 

left-OUT only. This section of the Old A391 will be 

downgraded to local access, walking and cycling 

only. 

The key components of the transport and 

movement strategy that have influenced the Phase 

1 details proposals include:

• A new electric vehicle (EV) car club, 

electric bike hire facilities and EV charging 

infrastructure located in the village centre

• Walkable neighbourhoods and streets  

across Phase 1

• Investment in an extensive network of new 

and improved walking and cycling routes  

and linkages

• Bus access through the development, 

investment in local services and high quality 

bus stops in the village centre

• Sufficient parking to serve residents and visitors 

to the development

• A new pedestrian link to Penwithick to improve 

safety along the B3374/ Penwithick Road

• A Travel Plan for the Phase 1 development to 

manage car travel and promote sustainable 

travel in the long term

• A programme of travel behavioural change 

initiatives including travel information, 

marketing and awareness raising, car sharing, 

vehicle hire, travel surveys and air quality 

monitoring programmes.

For further information refer to:

• West Carclaze Garden Village: Strategic 

Transport and Movement Strategy

• West Carclaze Garden Village: Phase 1 

Transport Assessment

• West Carclaze Garden Village: Phase 1  

Travel Plan.

Access & movement diagram

 Primary routes

 Bus routes

 Secondary routes 

 Tertiary routes

 Residential access / courtyard 

 Shared footpath / cycleway

 Footpath
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North
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6.0 Phase 1: Masterplan Proposals

6.3 Amount & use

The mix of uses proposed for Phase 1 are broadly 

in accordance with the approved Land Use 

Parameter Plan with housing on the western, 

eastern and south eastern parts of the Phase 1 site.

The mixed use area incorporating the local centre 

and school have moved southwards into the heart 

of Phase 1, following community consultation and 

for reasons explained in 4.2.

This reserved matters application for Phase 1 

includes the following uses and broad amounts:

Up to 350 homes including a mix of 1, 2, 3 and 

4 bed homes in a variety of types including: 

apartments, maisonettes, terraced, semi-detached, 

detached, townhouses, coach houses and custom 

build units.

Community hub with community centre, Eco-

Bos exhibition space and offices, café and other 

communal space.

Three mixed use buildings on the north side of the 

square and flanking the main mixed use street into 

the centre from Carbis Road; with retail space at 

ground floor and residential use over in the form of 

maisonettes or apartments.

A mixed use building on the south west corner of 

the square incorporating a doctors’ surgery and 

pharmacy at ground floor, additional consulting 

facilities at first floor and residential use over in the 

form of maisonettes built into the roof space.

A further mixed use building on the south east 

corner of the square with flexible ground floor use 

for healthcare (e.g. dentist) or communal use and 

residential use over in the form of maisonettes.

A site for a primary school and nursery that will be 

subject of a separate detailed planning application.

Mixed use street leading up to the green bridge 

with townhouses on the north side with a flexible 

ground space accessed directly from the street for 

potential business use such as office or studio or 

alternatively residential use.

For a detailed schedule of uses and floor space 

on Phase 1, refer to the latest revision of LHC 

West Carclaze - Reserved Matters Proposed 

Accommodation Schedule

Amount & use diagram

 Mixed use building: healthcare at ground & first floor, 

pharmacy at ground, residential above

 Mixed use building: healthcare & other commercial use at 

ground floor, residential above

 Mixed use building: retail at ground floor, residential above

 Mixed use community hub

 Residential use with potential part business office studio 

space at ground floor

 Garages

 Residential use: apartments

 Residential
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North
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6.0 Phase 1: Masterplan Proposals

6.4 Spatial framework, scale & massing

The scale of development and building heights 

proposed for Phase 1 are broadly in accordance 

with the approved Building Heights Parameter Plan.

Housing on the western, eastern and south eastern 

parts of the Phase 1 site are mainly two storeys 

with some 3 storey residential units with the top 

floor partly built within the roof space. Typical 

ridge heights of the 3 storey housing is up to 11.6m 

which is within the Parameter Plan zoning of 

development up to 12m to top of ridge.

Townhouses with potential work or studio space at 

ground floor on the mixed use street leading up to 

the green bridge has a typical ridge height of 12.7m 

which is within the Parameter Plan zoning  

of development up to 13m to top of ridge.

Mixed use buildings (RA 1, RA2, RA3 CB1) around 

the village square and flanking the north to south 

mixed use street into the centre are a mix of three 

storey buildings with typical ridge heights from 12 - 

13 m which is within the Parameter Plan zoning of 

development up to 13m to top of ridge.

There are two key mixed use buildings (DS1, DS 

2) to the south of the village square that provide 

a visual landmark to village square and the main 

entrance street into the centre, the ridge heights 

being at around 14m.

Spatial framework, scale & massing diagram

 Mixed use building: retail at ground floor, residential above

 3 storey housing or apartments

 3 storey mixed use building

 3 storey mixed use buildings (4 storey with third/top floor 

built into roof space)

 3 storey housing, second floor built into roof space

 2 storey housing

 Single storey residential units
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North
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6.0 Phase 1: Masterplan Proposals

6.5 Landscape & green infrastructure

Green Infrastructure Plan

The design of the Green Infrastructure is key to 

the strategic principles to deliver environmentally 

friendly development, enhanced biodiversity… 

and a new Garden Village built within the unique 

skyline, dramatic and historic landscape, rooted in 

the industrial ‘Clay Country’ heritage.

Phase 1 will deliver extensive green infrastructure 

including areas of ecological mitigation on West 

Carclaze and Penhale including:

• 3.26 hectares of new heathland (lowland dry 

heathland) recreated, net gain of 1.98 hectares

• 17.0 hectares of existing heathland restored

• 2.6 hectares of new wetland (wet heath and 

mire) recreated

• 6.4 hectares of existing wetland restored

• 5.0 hectares of new wet woodland (wet  

willow woodland / scrub) created at Penhale

• 7.8 hectares of existing degraded woodland 

restored

• Additional native woodland scrub created 

within Phase 1

• 3,300 metres of hedgerow and Cornish 

Hedges

• 1,400 metres of Swales

• 1,000 metres of Verges 

 

Careful consideration of the existing landscape 

has sought to include as many existing landscape 

features, hedges and trees within the proposed 

layout as possible. Where retained, these will be 

complimented and reinforced with new, additional 

native planting and Cornish hedges and woodland 

scrub. Areas of planting lost as a result of the layout 

will be replaced with appropriate native tree, hedge 

and habitat planting within the development area 

and the surrounding landscape. The development 

of Phase 1 will see over 750 new trees planted, 

3,300m of hedges and significant areas woodland 

scrub. 

Refer to the Green Infrastructure Plan by LHC 

Landscape and the Ecological Assessment by 

Code 7 Consulting, submitted as part of the 

reserved matters application, for further detailed 

information.

Landscape Strategy

The landscaping across Phase 1 is also key to 

delivering many of the strategic principles. Phase 

1 will include an extensive network of community 

gardens, green spaces and meeting places 

informed by local landscape context that will 

enhance the unique sense of place, work with and 

for the environment and create an attractive place 

to live and work.

The community gardens will have a variety  

of positive and active functions;

• Places to meet and socialise with neighbours

• Allotments for local food growing

• Play areas for all ages

• Places to simply relax, enjoy the wild 

landscape and views

• Places to exercise and undertake  

physical activities

• Rain garden and water attenuation

• Wildlife and habitat creation or enhancement 

The gardens and meeting places will be linked by 

an extensive network of attractive footpaths and 

cycle tracks, with natural landscaping and views 

out into the surrounding landscape.

Refer to the Green Infrastructure Plan by LHC 

Landscape and the Ecology Mitigation and 

Enhancement Strategy by Code 7 Consulting, 

submitted as part of the reserved matters 

application, for further detailed information.

Landscape & green infrastructure

 Green infrastructure

 Green link

 Swale

 Water body 

 Landscape / network of gardens
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Summer solstice 9 am Summer solstice 12 pm Summer solstice 4 pm

Equinox 9 am Equinox 12 pm Equinox 4 pm

Winter solstice 9 am Winter solstice 12 pm Winter solstice 4 pm

Above: Solar modelling has informed street design and the shape of the 

master plan to maximise the opportunities for passive solar energy. 

Image 1: Properties facing south - Vauban, Freiburg, Germany

Image 2: Cornish terraces south, perpendicular to the street
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7.0 Phase 1: Detailed Design Principles

7.1 Introduction

West Carclaze Garden Village is not just another 

housing development, it is an opportunity to 

re-think and re-shape the way we live so that we 

and future generations can live healthier lives that 

impact as little as possible on the environment.

As one of the more pioneering schemes in 

the UK, the challenge is to aim high in terms 

of sustainability, innovation and quality; to 

viably deliver a solution that demonstrates the 

practicalities of developing in a sustainable and low 

carbon manner.

In essence the Phase 1 will be a mixed-use village 

that will demonstrate how the wider masterplan 

can be developed:

It will showcase sustainable living and demonstrate 

that high quality, innovative development will make 

a positive contribution to the regeneration of the 

China Clay Area.

It will incorporate high standards of green 

space and water landscapes providing attractive 

environments for the community as well as 

creating sustainable surface water management 

and diverse habitats and it will demonstrate 

innovative low carbon design, renewable 

technologies and sustainable construction.

7.2 Creating balanced communities

7.2.1 Range of housing

West Carclaze Garden Village incorporates a vast 

range of house types for all ages including variants 

of 1 and 2 bed apartments and maisonettes, 2 bed 

terraced housing, 3 and 4 bed semi-detached and 

detached houses and 4 bed detached properties 

over either 2 or 3 storeys. There are also 2 and 

3 bed bungalows which all helps to provide a 

communal environment in which all ages can  

live together.

Garages provided for the detached houses will 

be simple single storey gabled roof forms partially 

screened by hedge banks, reducing their impact 

and respecting the local character of the variety 

of different outbuildings found within gardens in 

existing villages.

The mix has been spread across the development 

creating four neighbourhoods linked together 

by the landscape. Opportunities for single 

living, couples, families and the elderly are all 

available and mixed together within each of the 

neighbourhoods.

For ease of understanding the role of the 

neighbourhood they have been allocated a specific 

name. These are as follows:

• The Local Centre

• South Carluddon Neighbourhood

• Carbis Neighbourhood

• Pentruff Neighbourhood 

More detail is available within the next four 

sections of the Design & Access Statement giving 

an introduction, an explanation on its public realm 

and landscape, and finally its built environment. 

Over 75% of the first phase of houses will be 1, 2 

and 3 bed homes.

7.2.2 Affordable homes

The current outline application requires 30% 

affordable housing as part of the overall 

development. This amounts to 450 affordable 

homes provided across the whole village, of which 

101 will be built as part of the first phase based on 

an overall provision of 338 dwellings within Phase 1 

of the wider Garden Village.

The affordable provision is based upon a broad 

range of house types capturing 1 and 2 bed 

apartments plus 2, 3 and 4 bed houses spread 

across Phase 1. 

Self build and custom build will be provided within 

Phase 1 but will be the subject of a separate 

reserved matters application. The scheme is 

designed to encourage a range of ways of 

developing your home, as any traditional village 

would.

The West Carclaze Garden Village will provide 

housing for both rental and part ownership 

opportunities as part of the mix to improve access 

for local people. All housing is to remain ‘tenure 

blind’ with the designs for each of the house taking 

on the character of the garden village through the 

use of the original design codes from the outline 

application highlighting material requirements 

across the scheme. 

7.2.3 Employment

Establishing West Carclaze Garden Village as a 

focus for innovative green businesses in Mid-

Cornwall is a principal element of the vision for  

the area.

As such, employment plays an important role in 

shaping the form of the masterplan at a number of 

levels, it has been a significant driver in the overall 

structure of the plan so that homes are in easy 

reach of the work place.

The main concentration of employment 

opportunities will be at the core of the community 

positioned within walking distance of all housing. 

The Local Centre is proposed as the hub for 

employment and employment support services. 

The objective is that this will provide the focus for a 

network of flexible live work businesses throughout 

West Carclaze and the wider China Clay Area.

There are three buildings that have been created 

within the Local Centre designated for retail or 

commercial uses as the need increases. These 

mixed use buildings are designed to work with 

the topography of the site and are individually 

stepped to meet the level access into the ground 

floor units. Units are flexible open spaces allowing 

for various employment opportunities for small or 

medium businesses to rent the spaces.

This will provide plenty of opportunities for 

employment as the community develops with 

business premises being created. 
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View from 3D design development model
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7.2.4 Shopping

Within the Local Centre there are ground floor 

spaces allocated specifically for the incorporation 

of a small supermarket as well as smaller sized 

units for local businesses to grow into as they 

increase turnover. 

The community centre offers the opportunity for 

a range of uses potentially including a community 

cafe. This will also encourage people to come 

into the Village whilst the allotment gardens may 

give rise to opportunity for selling local fruit and 

vegetables within the community.

The existing ESAM building also provides a 

customer base for the retail and commercial 

units within the Local Centre and shopping 

opportunities will arise as the community grows.

7.2.5 Education

The Local Centre is key to the development of a 

community. Through the proposals set out in this 

reserved matters application the adjustment to the 

masterplan has ensured that it lies within the heart 

of the Phase 1 development 

Within the Outline Application this had been 

indicated on the northern most section of the 

redline boundary for the development which not 

only created potential safety issues adjacent the 

Carbis Road, but also separated the Garden Village 

from the rest of the surrounding settlements.

The original Outline Planning Application 

highlighted the need for the school and nursery 

to be intrinsically linked and the relocation of the 

school to a more central position (and away from 

Carbis Road) has ensured that this connection  

is reinforced.

Discussions have been held with ACE Academy 

and a feasibility report for the school was 

completed in August 2018. The emphasis for the 

school is outdoor learning which will be set around 

the natural landscape.

The location and entrance of the school adjoining 

the Local Centre ensures engagement with the 

local community enabling use of the school hall 

outside of school hours should this be agreed with 

ACE Academy and the Department for Education.

7.2.6 Health

Within the heart of the community are the 

proposed Doctors Surgery and Dental Practice. 

These are located within the heart of the Local 

Centre enabling easy access from all areas of  

the development.

The Doctors Surgery has been designed to 

include four consulting rooms, counselling 

suite, nurse support area plus additional ancillary 

accommodation. The facility also includes a 

connected pharmacy either for use during hours 

or with a possibility for out of hour’s opening times 

due to it being self-contained.

The dental surgery is smaller with the provision 

of two consulting rooms plus ancillary spaces as 

required. Due to site levels there is also space for 

an additional commercial unit to the lower  

ground floor.

Both buildings include 1 bed apartments and/or 1 

and 2 bed maisonettes as part of the development.

7.2.7 Social & leisure 

The ‘West Carclaze Garden Village has been 

designed to promote sustainable, healthy, active 

and inclusive lifestyles. As the development is a 

landscape led scheme the green infrastructure 

has been designed with a strong identity, purpose 

and function around a central green link and takes 

prominence over the project, pioneering a new 

and sustainable way of living in Cornwall.

The layout has been formed creating movement 

corridors, links, structure and space and 

encourages social and leisure activities throughout 

and has used Active Design to create places and 

spaces that encourage healthy living.

The Buildings have been designed to overlook 

green spaces connecting with existing 

communities’ movement and encouraging 

community integration. It has created inclusive 

opportunities to learn and engage with the 

landscape, through education, recreation and 

community participation promoting interaction.

Community Parks for recreation, sports and leisure 

with large functional spaces to accommodate 

a range of activities. The community parks 

are located adjacent to community uses for 

maximising use and activity with additional access 

to areas adjacent to lakes for leisure

7.2.8 Community Centre

The Local Centre includes a two storey 

Community Centre with an open plan layout  

on the ground floor (which could also provide 

an exhibition space for illustrating and explaining 

the proposed Garden Village) as well as a possible 

café with spill out onto an attractive public space 

forming an integral part of the ‘heart’ to the  

new Garden Village. At first floor level there  

is opportunity for open plan or cellular offices  

and meeting spaces on the first floor for 

community groups. 

The layout incorporates a conventional passenger 

lift enabling wheelchair users to access the upper 

floor as easily as any other user. Fully accessible 

WC’s and showers have also been included at each 

floor level and corridor widths allow easy access 

into offices where required.

The building will be designed to enable flexible 

working as the Garden Village grows. This flexible 

approach is required to enable a new community 

to forge its own needs in terms of opportunity.

7.0 Phase 1: Detailed Design Principles
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7.0 Phase 1: Detailed Design Principles

7.3 Detailing the Place

7.3.1 Public realm & Landscape Strategy

The aim of the public realm and landscape strategy 

is to create a living landscape that will inspire and 

benefit the new garden village community as well 

as existing neighbouring areas. The landscape will 

develop and mature over time, with existing habitats 

and landscape features incorporated and enhanced 

to improve the development values.

The landscape of the site will be linked into  

the landscapes beyond the redline boundary to 

secure it and ensure long term continuity and 

viability. It will be a framework of green open space, 

woodland, heathland, lakes and wetland areas that 

will be integrated with the development, established 

habitats and link into the surrounding landscape. 

The unique post-industrial landscape of the clay 

country will be intertwined with green links that 

will better bond and anchor the community to the 

landscape and enhance overall ecological assets.

7.3.2 Accessible environments

The scheme will utilise the green infrastructure 

network to provide physical links across, between 

and around the development, especially between 

built space and open countryside, serving both new 

and existing communities. Connections between 

built areas and open countryside that serve both 

new and existing communities will be promoted 

and built into the landscape.

A green corridor (Garden Spine) has been 

developed to provide a strong and cohesive 

movement corridor that draws together the various 

spaces and gardens and links between the phase 1 

site and the later phases to the west.

The Green Bridge connection over the A391 will be 

marked by a key garden space that will form part of 

the wider Sky Tip Heritage Park (later phase). This 

will mark a key garden and public open space and 

be designed to respect and respond to the post 

industrial heritage of the scheme and context.

A variety of gardens, spaces and movement 

corridors have been laid out to encourage active 

and healthy lifestyles, promoting walking and 

cycling over car use. Every house has access to 

green space within a short walk of the plot with  

a range of landscape spaces set out across the 

plan with each space providing different green 

space opportunities from social through to 

ecological functions.

Existing trails, paths and connections will be 

reinforced and developed to create links and 

connections into the surrounding landscape  

areas. These links will also serve to develop 

ecology corridors between the built areas and  

the wider landscape.

7.3.3 Gardens 

Gardens (spaces) have been set out to provide 

green spaces throughout the development at 

locations that provide the community with a wide 

range of spatial types for social, community, play, 

growing and learning. The landscape has been set 

out as a series of character areas. These can be 

summarised as;

1. The Garden Spine. 
The Garden Spine is a linear route that will draw 

together the development along its length. It will 

provide a central movement and development 

corridor which the development and green 

infrastructure shall link into. It will also provide the 

spine link with the wider masterplan and the later 

phases and link to the local centres alongits length.

2. Green Terraces 

The Green Terraces for a key residential area, 

characterised by small streets, shared spaces and 

communal spaces. Growing areas, formal and 

informal, will be located within these areas with 

allotments located at the southern edge within a 

communal garden space that would encourage 

other food growing options and opportunities. 

Shared spaces shall be designed to encourage 

informal street play opportunities and incorporate 

informal green spaces that encourage social 

interaction through street furniture and other 

interventions.

3. Wild Edges 

Along the edges of the development and linking 

the surrounding landscape into the development, 

the Wild Edges will seek to draw the context into 

the development and embed the landscape into 

the scheme. Informal and amenity spaces will link 

to the trails and cycleways that surround the site 

and form a key part of the overall development 

structure. 

The existing landscape shall be drawn in the 

scheme with interventions created to develop the 

context as part of the overall scheme. The idea 

of the ‘borrowed landscape’ will be emphasised 

here with viewing areas and visual links to the 

surrounding landscape.

4. Rural Edges 

Extending from the north, into the site, this 

character area will draw upon the character of the 

hinterland between Penwithick and the site, with 

formal edges, meadow spaces and tree planting.

5. Focal points 

Along the edges and at key locations focal points 

and landscape interventions such as landform, 

play forms, planting and physical features, shall 

reinforce the placemaking and legibility of the 

garden spaces. Focal points could be developed 

through landform, art installations, gardens, 

community features or spaces and street furniture.

6. Gateways 

The design response at entry points into the phase 

1 area will be subject to location. Entry from Carbis 

Road will be developed around the vehicular 

junctions and access with potential for public art. 

The green bridge provides another key entry point 

for pedestrian and cycle users and is marked by a 

public garden / park space.

7. Viewpoints 

Viewpoints along the variety of movement 

corridors shall provide visual links and connections 

to the landscape context. These shall create 

spaces and opportunities for contemplation, social 

engagement, visual connection and respond to the 

context and nature of the post industrial landscape. 

Interventions such as platforms, benches, art and 

paths shall be used.
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7.3.4 Community and Social spaces

Community and social space will include a public 

square at the local centre, public gardens, smaller 

incidental garden spaces and spaces along 

corridors and routes that promote community  

and social interaction. 

At the heart of the Phase 1 area, the local centre 

has been designed to accommodate a range of 

community and commercial uses and will include 

the primary school, retail, community space and 

a health centre. The local centre will also be 

designed to provide flexible external community 

space that could accommodate markets, events, 

cafe social and informal  

amenity spaces as well as parking and shared 

movement space.

Community spaces will use the landscape as a 

tool for engagement and provide a structure to 

the development as well as promote and engage 

the community in healthy lifestyles and choices 

through the development of active movement 

spaces. The green infrastructure will create and 

reinforce the sense of place for the scheme 

and the connecting or linking spaces across the 

development between, and into the landscape.

7.3.5 Recreation and play

Areas for formal sports and play are located 

across the wider Garden Village. Within Phase 

1 sports pitches are linked to the school, with 

play spaces located and designed throughout 

the landscape to promote and encourage safe, 

active community engagement, learning and 

biodiversity opportunities. Formal play spaces will 

be supported by informal play areas and access 

to the surrounding natural greenspaces and 

development. The Public Open Space Strategy sets 

out the quantum and general location of these 

facilities and should be referenced.

Informal recreation space will form part of the 

wider site areas and include cycle and walking 

trails, picnic areas, amenity open space and parks. 

There will be a cross-over between this spatial 

typology and a number of other land uses which 

will be used for informal recreation.

Water bodies and marginal areas around lakes 

can provide for activities such as bird watching, 

boating, contemplation and conservation.

Play spaces have been located through the layout 

to provide different opportunities for play over a 

range of age groups. In keeping with the garden 

village status and the core green Infrastructure 

Plan, play will focus on natural play spaces, 

utilising landform, natural materials and planting 

to encourage imaginative and adventurous play. 

Interventions in the landscape will also create 

informal opportunities for play and engagement 

and will be located and integrated into the 

landscape corridors and linear spaces  

throughout the site.

7.3.6 Food growing

The scheme includes productive landscapes that 

enable residents and communities to become 

involved in food production. Allotments have been 

incorporated into the layout with more significant 

allotment areas to be included as part of the wider 

masterplan phases on the site to the west of  

the A391.

Opportunities for growing and food production  

will be encouraged in private plot areas and within 

the community and communal areas of the site 

creating foraging opportunities within the green 

spaces and streets.

7.3.7 Materials

A simple palette of public realm materials is 

proposed to draw on the character of Clay 

Country and Cornwall, and complement the 

proposed architectural design. Maintenance 

considerations have been incorporated into the 

materials choices – focusing on the use of a  

simple mix of materials that are robust, flexible  

and easily maintained. 

Vehicular areas are primarily blacktop, with 

footways asphalt with a rolled granite aggregate. 

Kerbs are proposed to be Conservation Kerbs 

to key spaces, such as the local centre square. 

Key spaces will be paved grey concrete slabs to 

key areas (with a high granite content, such as 

Charcon Ecopave) with light grey concrete blocks 

to trafficked areas (Eco Block or similar). Less 

formal paths will be surfaces with a self binding 

aggregate using local Cornish aggregates.

7.3.8 Positioning the buildings

The layout has been developed out to provide  

the majority of the houses with south facing 

elevations and gardens, working with the 

topography to create good private amenity  

spaces and daylighting, and clearly defined  

public and private areas.

Private gardens have been laid out to compliment 

and interface with communal and public gardens 

to create community and social spaces that 

encourage interactions to naturally develop within 

the new community.

7.0 Phase 1: Detailed Design Principles
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7.0 Phase 1: Detailed Design Principles

7.4 Detailing the built environment

7.4.1 Accessibility

As with the majority of Cornwall the topography 

around St. Austell, Penwithick and the wider 

villages is inherently difficult for a range of users; 

varying in age and ability. The land form is hilly 

however this provides opportunities to create 

interesting focal points for those within the  

Garden Village. 

Whilst it is not possible for the entire site to be 

easily ‘accessible to all’ a number of measures have 

been included to make life easier for those living 

within the community. These include:

• Some recreation trails and most focal 

viewpoints have been created with suitable 

access for all, including wheelchair users. 

These have been added with easy access from 

roads within the development. They have 

also been created where a route follows the 

contours of the landscape.

• Main routes have appropriate treatments 

and are of a grade (where possible) that 

is accessible to all ensuring the most of 

the Garden Village can be traversed by all. 

The Design Codes have indicated a range 

of preferred materials which should be 

considered for inclusion within the scheme. 

For more detail on this reference should be 

made to the hard works plans.

• To aid permeability through Phase 1 of the 

Garden Village a number of different routes 

have been created with emphasis on walking 

and cycling. This is particularly prevalent for 

the main east / west pedestrian route using 

the new Green Bridge link. The existing levels 

locally to the existing Cornwall Council farm 

are in the region of +216.00 above datum 

whereas the Green Bridge is at a much higher 

level of +232.00 meaning we will need to 

create a more direct stepped approach and 

also a more fluid route around the lower level 

up to the bridge to enable a less strenuous 

course to be created.

 

With regard to the built form for Phase 1 

accessibility consideration has been taken on the 

designs of all of the buildings, whether this is within 

the local centre and the mixed use requirements or 

whether this relates to the individual houses.

Care has been taken to ensure that the 

requirements of Approved Document M have  

been incorporated into each of the designs.  

For each of the mixed use buildings and also the 

Community Building the access strategy has been 

reviewed and appropriate sized passenger lifts 

have been incorporated into each of the layouts 

ensuring wheelchair users can access upper floors 

as necessary.

7.4.2 Space standards

All houses, maisonettes and apartments have been 

designed in accordance with the requirements 

prescribed by the Department for Communities 

and Local Government document dated March 

2015 ‘Technical housing standards – nationally 

described space standard’. 

This standard deals with the internal space 

within new dwellings. It sets out the minimum 

requirements for the gross internal floor area (GIFA) 

of new dwellings at a defined level of occupancy 

as well as floor areas and dimensions for key parts 

of the home, notably bedrooms, storage and floor 

to ceiling height.

This has then been rolled out to all house types 

other than one of the smaller terraced house types 

where a smaller unit has been retained to provide 

options on scale of homes.

7.4.3 Building Regulations / Disability Access

The proposals have been developed so that they 

will comply with the latest Building Regulations 

and British Standard BS 8300:2009 Design of 

buildings and their approaches to meet the needs 

of disabled people.

Key features of accessible design include:

• All buildings have level access to their main 

entrances and internal circulation that 

facilitates access for wheelchair bound and 

ambulant disabled. This has been quite a 

complex exercise to ensure that the site wide 

levels enable this to occur and a more detailed 

analysis will follow on post-planning to ensure 

that this continues.

• All houses have ground floor WC’s and the 

potential for ground floor bedroom space in 

the future through the integration of either 

through floor lifts or stairlifts as appropriate.

• All Mixed Use Buildings will have fully 

accessible WC’s and showers at each floor 

level and lifts to upper floors.

• All commercial and mixed use buildings 

include for the provision of a lift with a 

minimum car size of 1100 x 1400mm

7.4.4 Secure by Design

During the masterplan development consultation 

has taken place with the Police Architectural 

Liaison Officer in relation to ‘Secure by Design’ 

principles of the masterplan and house designs. 

A review was undertaken specifically relating to 

boundary treatments, parking courts and the 

defensible spaces to the ends of terraces where 

concerns had been raised.

The comments made were discussed and some 

minor amendments to the masterplan have been 

included. Gable windows facing onto public 

spaces are also included to aid with overseeing the 

public spaces areas.

Parking in the local centre has now been further 

reviewed with opportunity for some street parking 

to take place as well as a more formal parking area 

to the rear of buildings.

Further discussion were also held in regard to 

street lighting and how this would be incorporated 

into the scheme. Emphasis will be on street 

lighting forming part of the Highways Strategy, 

high and low level lighting included within the local 

centre, style of lighting to primary routes and how 

the school will incorporate lighting to the external 

spaces.

Note: Please refer to the application drawings 

and design statements for the houses and 

non-residential buildings for further details on 

compliance with regulations and design standards.
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7.4.5 Whole life living 

The principles established within the urban 

generation of the masterplan have ensured a 

good mix has been spread across the Phase 1 

development therefore providing opportunities  

for ‘up-scaling’ or ‘down-scaling’ as and when  

the time arises.

The Lifetime Homes standard is a set of design 

criteria developed by The Foundation for  

Lifetime Homes and Neighbourhoods. They are 

intended to encourage the building of accessible 

and adaptable homes - a concept called  

‘inclusive design’. 

The ‘16 design criteria make up the technical 

standard seeking to enable all housing to be 

convenient for a wide range of people, and also 

introduce some adaptability into the housing 

layout and design, so that simple adaptations  

can be carried out to modify the house to suit  

any changing needs of the household’. 

As part of the design process all the houses have 

been designed to meet the Lifetime Homes 

Standard although some will not be fully compliant 

due to the external levels within the development.

7.4.6 Flexibility

The plots for the detached houses have been 

designed to accommodate a range of different 

house types. Please refer to application drawings 

which indicate the range of detached house 

types that can be accommodated on a particular 

detached plot.

The detached houses have also been designed 

to provide a flexible life time space which can be 

used for different uses such as:

• Home office and/or studio

• Additional bedroom

• Study

• Play room

 
7.4.7 Renewable energy  
technology strategies

The two solar farms will more than compensate 

for the electrical consumption of the development 

with the West Carclaze solar farm providing 5MW 

which equates to approximately 1,250 homes. 

The Lower Ninestones solar farm generates 

2.5MW which equates to providing power for 

approximately 625 homes.

Charging points for electric cars will be provided to 

all homes as standard and public charging points 

are proposed within the local centre and future 

phases. There will also be an opportunity for an EV 

car club supporting the provision of electric car 

and cycle clubs for the new community. 

7.4.8 Heat

The proposed scheme is to use the natural 

resources around us to create a renewable energy 

network for the Garden Village. Energy will be 

provided by ground and water source heat pumps 

taking the energy from under the earth and from 

the water to provide heat for homes.

7.4.9 Energy efficiency

All buildings will be built to higher standards of 

energy efficiency to reduce costs for residents 

by adopting a ‘Fabric First Approach’ to their 

construction. To encourage homeowners to 

become energy conscious the houses will be fitted 

with the latest smart metering technologies.

7.4.10 Lighting

A lighting assessment of Phase 1 will need to  

be undertaken to establish the key constraints, 

design parameters and requirements for external 

lighting. These will lead the final design for the 

scheme whilst taking account of the wider master 

plan proposals that will be brought forward in  

later phases.

Lighting columns and fixtures will assist in 

reinforcing the identity of the development and 

the need for these to reflect the high quality 

and sustainable design of Phase 1. It is a key 

design principle that the street furniture provide a 

coherent and cohesive language that reinforces 

the character and sense of place. 

Sustainable forms of lighting will be considered in 

public areas and the use of LED lighting fixtures 

/ fittings will be explored as part of the detailed 

proposals being brought forward.

Key Constraints:

• Avoid sky glow

• Avoid glare to road users

• Minimise light spill

•  Site ecology (bats, invertebrates etc)

Areas to be provided with external lighting:

 • Streets

• Homes

• Amenity areas

• Community, commercial and mixed use areas

There will likely be some areas that will need to 

avoid the use of external lighting as part of the final 

detailed design proposals.

7.4.11 Sustainable construction

The architecture utilises local construction 

materials and methods that, whilst providing the 

high levels of thermal efficiency and air tightness 

required, can also support local suppliers, 

manufacturers and construction firms helping 

to provide economic support to the Cornish 

economy and China Clay Area.

The architecture has incorporated sustainable 

design principles such as:

• A fabric first approach with high levels of 

fabric insulation, air tightness and high thermal 

mass exceeding current Building Regulation 

requirements.

• Maximising the use of passive solar energy 

by careful consideration of massing, spacing, 

orientation and window arrangements; 

reducing heating demands.

• Maximising the use of sunlight / daylight by 

careful consideration of massing, spacing 

and orientation and window arrangements; 

reducing artificial lighting and heating

• Space heating requirements met by the use of 

the latest low carbon technologies previously 

discussed within the renewable energy 

strategy section.

• Building products sourced from the Cornish 

supply chain utilising the vast local materials 

resource. 

• Houses orientated towards south to maximise 

solar gain as noted above but with high levels 

of thermal mass, to balance temperatures.

• Natural ventilation systems, solar shading and 

thermal mass to prevent overheating  

in summer.

7.0 Phase 1: Detailed Design Principles
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There is also potential to develop new products 

manufactured locally using by- products from the 

china clay industry as well developing the supply of 

local raw materials like timber and stone.

7.4.12 Water & waste

A number of measures will help minimise the use 

of water in the first phase of the Garden Village. 

These would include opportunities such as:

• Rainwater harvesting for detached homes

• Water efficiency measures for all internal 

sanitary and kitchen sink installations

• Water butts for watering gardens and 

vegetable plots

• The use of sustainable urban drainage systems 

such as swales and rills

Waste will be minimised by:

• The provision of adequate recycling storage 

facilities on plot

• Composting facilities on plot

• Efficient use of resources during construction 

through comprehensive waste management

 
7.4.13 Materials

The materials used within the Garden Village 

respond directly to the original Outline Application 

Design Codes and are outlined within each of the 

neighbourhood sections located at section 8.0 – 
11.00.

In summary they reflect local Cornish building 

traditions and the distinctive local palette of 

materials whilst incorporating contemporary 

innovative green materials.
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View from 3D design development model

8.1 Introduction

Layout

The layout of the Local Centre has been influenced 

by the strategic principles to create a Garden Village 

that has a distinctly Cornish sense of place, to be 

a truly special place with healthy, social and life 

enhancing spaces and the capacity and facilities to 

build and foster a sustainable and balanced  

new community.

The strategic principle is to build and foster a 

sustainable and balanced new community and is 

the key influence on the Local Centre so that it 

will provide a Village Centre and heart to the new 

settlement with essential services and communal 

facilities available for new residents and surrounding 

community at an early stage. This will help build 

new community and forge links with the existing 

communities. The current programme is for the 

school and nursery to be delivered early within 

Phase 1 although this will be the subject of a 

separate reserved matters application.

As previously mentioned the location of the Local 

Centre and school has evolved from the outline 

illustrative masterplan and these key elements of 

development have moved southwards into the 

centre of Phase 1 site. 

The Local Centre comprises a village square, as 

illustrated opposite, enclosed by a series of mixed 

use buildings. Within the centre of the square is the 

Community Centre that accommodates space with 

direct access to an outside area for tables and chairs, 

to provide activity and animation within the square.

The square is enclosed along the southern edge 

by two mixed use buildings with healthcare, 

pharmacy and community uses at ground floor 

and residential uses at upper floors.

The square is enclosed to the north by three 

further mixed use buildings that also flank the 

main mixed use street leading into the centre from 

Carbis Road. These provide retail space at ground 

floor and residential uses above. 

To the east of the square is green space and an open 

structure for markets and fêtes; the main entrances 

into the school and nursery are also accessed 

directly off this side of the square, providing an 

attractive and welcoming place for parents to 

socialise and use other essential services on foot.

Living accommodation above the shops and other 

community uses will provide a vibrant place to live, 

meet and socialise. 

The Local Centre is one of the key meeting places 

on the network of open spaces across the whole 

Garden Village. It will be connected to future 

phases on West Carclaze by a mixed use street 

linking the village square to the employment 

opportunities on the technology park and to the 

green bridge that provides safe pedestrian and 

cycle access across the A391. The mixed use street 

leading from the centre northwards will provide 

safe pedestrian and cycle access to Penwithick.

The Local Centre, varied living accommodation 

and school site combined, create a vibrant Village 

Centre and a heart to Phase 1 around which a 

series of attractive residential neighbourhoods 

have been arranged.

On the northern edge of this neighbourhood is 

a community play garden created within a small 

quarry area. The play area provides an exciting  

and enjoyable equipped play area for the whole  

of Phase 1.

8.0 The Local Centre: Detailed Proposals
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8.2 Public Realm & Landscape

The public realm and landscape for the Village 

Centre has been designed to respond to the 

strategic principles to create a distinctly Cornish 

sense of place, to be a truly special place with 

healthy, social and life enhancing spaces and 

the capacity and facilities to build and foster a 

sustainable and balanced new community.

The public realm design for the village square 

comprises a series of paved terraces and terraced 

gardens that step gently down across the land 

slope towards the school. The terraces are inspired 

by the contoured land forms created by the china 

clay activities which post mining have naturalised 

into green terraces. These abstract terraces will 

help to create a locally distinctive sense of place.

Adjacent to the Community Centre in the core 

of the square, is an east and south facing paved 

terrace for outside seating that can be used by a 

café and other community activities. This sheltered 

space will enjoy morning sun and shading in the 

afternoons during hot summer months, providing 

an attractive place for the community to meet and 

socialise. 

Across the other side of the square are a series 

of small terraced gardens that enclose a multi-

functional paved terrace providing generous 

access to the school entrance and an area for 

community activities such as fetes, craft and food 

markets and school activities. The multi-functional 

space could have an open canopy structure to 

provide shelter during inclement weather and 

shading during hot weather. Within the central 

garden will be a tall iconic sculpture responding 

to the unique cultural and landscape context. It 

will provide a focal point for the village square and 

main entrance street leading into the village. 

The terraces have been laid out to respond to key 

desire lines of movement across the village square 

to the school and other activities, maximising the 

opportunities to meet neighbours.

The terraced gardens will also incorporate hard 

paved rill features to direct surface water drainage 

that are inspired by Cornish rills.

A large community play garden is provided on 

the mixed use street leading down into the village 

centre from the green bridge. The play garden  

will serve the whole of Phase 1 and is located 

within a former stone quarry and includes the 

following features:

• neighbourhood equipped play area (NEAP)

• natural play opportunities utilising the existing 

land forms

• range of play opportunities for all ages from 

toddlers to teenagers

• ramped and stepped access down into the 

play garden

• attractive and elevated seating areas for 

parents to overlook the play areas

• convenient and accessible seating areas  

for all residents to enjoy the garden such as 

the elderly 

Hard landscaping and materials

The hard landscaping will incorporate wherever 

possible, products from Cornish suppliers / 

manufacturers and products made from local 

natural materials or recycled materials. Key hard 

landscaping materials will include:

• asphalt to main vehicular routes

• residential side streets, residential courtyards 

and main footpaths / cycle paths in block 

paving manufactured from Cornish aggregates 

in grey granite type colours

• parking spaces in ‘grasscrete’ type paving or 

other permeable finishes

• preformed concrete kerbs and edgings 

manufactured with Cornish aggregate finish

 

Soft landscaping and planting

The soft landscaping and planting has been 

carefully selected in accordance with the  

following criteria:

• appropriate ecological mitigation as 

recommended by the Ecological Mitigation 

Strategy prepared by Code7 Consulting

• appropriate landscaped amenity areas, gardens 

and planting in accordance with the Green 

Infrastructure Plan prepared by  

LHC Landscape

• native trees such as suitable oak, field maple 

and birch and native shrub planting indigenous 

to the Clay Country

• species that are also suitable for the  

coastal environment

• enclosure and shelter to public space  

and gardens

• direct views down key streets through suitable 

tree planting

• facilitate vistas out into the surrounding 

landscape through green links with low  

shrub planting

8.0 The Local Centre: Detailed Proposals
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Green gateway leading to village square
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8.3 Built Environment

The Village Centre will comprise a number of 

mixed use buildings enclosing the square and 

flanking the two mixed use streets leading into  

the centre from the north and west. 

The architecture of these buildings has taken 

inspiration from the many historic industrial 

buildings found across the Clay Country and 

in particular the clay driers and engine houses 

both of which have a distinctive form. The clay 

driers generally have long horizontal forms with 

large sweeping roofs of profiled cladding or slate 

and long façades of regular multiple openings 

at ground level, with robust piers in between 

openings. The engine houses by contrast 

are vertical in form, tall and narrow, generally 

constructed in stone with slates roofs.

The architecture of the mixed use buildings are 

contemporary in nature but take inspiration from 

the clay driers with their long horizontal forms, 

regular openings, piers and large sweeping 

roofs of metal cladding. Or they take cues from 

the verticality of the engine houses with stone 

walling and series of narrow slate roofs and stone 

chimneys, which accommodate the lift towers.

Materials include;

• Local stone, rendering and metal cladding  

to walls

• Metal standing seam cladding or slates  

to roofs

• Metal windows or metal clad timber windows

• Solid timber doors or metal glazed doors,  

of an industrial nature 

Apart from the Community Centre, all mixed 

use buildings will provide living accommodation 

above with separate access and secure courtyard 

parking for residents. In addition, within the Village 

Centre there is additional urban type housing. The 

residential uses are positioned to ensure maximum 

footfall and activity within the Village Centre and 

are closely linked with the Technology Park for 

employment opportunities.

The Village Centre will therefore provide a wide 

range of living accommodation from townhouses 

to apartments including the following:

• 2 bed terraced homes

• 3 / 4 bed townhouses with flexibility on the 

ground floor for a business office / studio

• 1 bed apartment as part of mixed use building

• 1 bed maisonette as part of mixed use building

• 2 bed maisonettes as part of mixed use building

• 2 bed apartment as part of mixed use building

8.0 The Local Centre: Detailed Proposals

The facts & figures

19no 2 bed terraced homes

11no 3 / 4 bed townhouses with 

flexibility on the ground floor  

for a business unit

10no 1 bed apartment as part  

of mixed use building

1no 1 bed maisonette as part  

of mixed use building

1no 2 bed apartment as part of mixed 

use building

26no 2 bed maisonettes as part  

of mixed use building

68no Homes provided
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9.1 Introduction

Layout

To the south of Carluddon is one of the main 

residential neighbourhoods that is focused around 

a new community garden with allotments to the 

southern tip, where there are dramatic elevated 

views of Baal and to St Austell Bay in the distance. 

The neighbourhood extends from the Village 

Centre down to the junction between the old  

A391 and new road. 

The neighbourhood is bordered on the west by the 

new A391 where a raised landscaped bund will be 

developed along the boundary with the new A391 

to reduce traffic noise for nearby residents.

On the eastern boundary, the neighbourhood is 

served by a new footpath and cycle track around 

the edge of Baal pit that links Phase 1 southwards 

to the paths leading down into the business estate 

and St Austell beyond. The new footpath / cycle 

track also links north eastwards to the Clay Trail 

and open green space.

At the junction between the old A391 and the new 

road, it is hoped that a bus gate will be installed to 

provide “bus only” access down to St Austell.

9.0 South Carluddon Neighbourhood: Detailed Proposals

View from 3D design development model
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9.2 Public Realm & Landscape

The public realm and landscape for the residential 

neighbourhoods has been designed to respond 

to the strategic principles to create a distinctly 

Cornish sense of place, to be a truly special place 

with healthy, social and life enhancing spaces and 

the capacity and facilities to build and foster a 

sustainable and balanced new community.

The main neighbourhood green space is a 

community garden enclosed by two sweeping 

crescents of semi-detached villas that overlook the 

public realm. The green space includes:

• a community garden for residents to socialise 

• a viewing point on the outer edge with 

extensive views over Baal

• allotments for community food growing

• community pavilion for allotments users to 

store their gardening tools, potting up and 

making tea!

• orchard planting

• rain garden and swale alongside the garden 

boundaries to the crescent of houses 

providing storm water attenuation and a 

privacy buffer for residents in their sunny  

front gardens 

Another key feature is a landscaped bund 

alongside the new A391, providing a visual and 

noise buffer for houses on the western edge of the 

neighbourhood. The bund will have an average 

height of 3m with a footpath and cycle track along 

the top, providing linkages up to the technology 

park and down into St Austell.

There are a range of residential streets from wide 

green avenues to quiet residential courtyards that 

are designed to be pedestrian and cyclist friendly 

and green in character. Several of the streets will 

include swales providing storm water attenuation 

and privacy buffers for residents in their sunny  

front gardens.

Wherever possible private gardens are provided 

with a southerly aspect to ensure passive solar gain 

to main habitable rooms that access the garden 

and to provide a suitable sunny environment for 

micro food growing on plot. In certain locations 

the south facing gardens face the street enclosed 

by a traditional Cornish hedgebank or local stone 

wall, reflecting the distinctive typology of Cornish 

front gardens and terraces. 

Again, Wherever possible, parking spaces are 

provided on the north side of properties instead 

of private garden space that would be shaded and 

cold.

Hard landscaping and materials

The hard landscaping will incorporate wherever 

possible, products from Cornish suppliers / 

manufacturers and products made from local 

natural materials and or recycled materials. Key 

hard landscaping materials will include:

• asphalt to main vehicular routes

• residential side streets, residential courtyards 

and main footpaths / cycle paths in block 

paving manufactured from Cornish aggregates 

in grey granite type colours

• parking spaces in ‘grasscrete’ type paving or 

other permeable finishes

• preformed concrete kerbs and edgings 

manufactured with Cornish aggregate finish

• grass topped Cornish hedge banks to 

boundaries generally with local stone 

boundary walls where required

• bin stores generally on plot within gardens

• where access is more restricted, bins stores 

are provided between parking spaces on-

street and are clad in timber boarding or slate 

cladding set within tree and planting beds

 

Soft landscaping and planting

The soft landscaping and planting has been 

carefully selected in accordance with the  

following criteria:

• areas of appropriate ecological mitigation as 

recommended by the Ecological Mitigation 

Strategy prepared by Code7 Consulting

• appropriate landscaped amenity areas, gardens 

and planting in accordance with the Green 

Infrastructure Plan prepared by  

LHC Landscape

• some on-plot rain gardens

• native trees such as suitable oak, field maple 

and birch and native shrub planting indigenous 

to the Clay Country

• appropriate species of Cornish apple trees  

in the orchard area

• species that are also suitable for the  

coastal environment

• enclosure and shelter to public space  

and gardens

• direct views down key streets through suitable 

tree planting

• facilitate vistas out into the surrounding 

landscape through green links with low  

shrub planting

9.0 South Carluddon Neighbourhood: Detailed Proposals
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9.3 Built Environment

The neighbourhood consists of a wide range of 

housing with a community garden and allotments. 

Various size family homes will be provided 

including the following:

• 2 bed terraced homes

• 2 bed detached bungalows

• 3 bed semi-detached homes

• 3 bed detached homes

• 3 bed detached bungalows 

• 3 bed townhouses incorporating garages 

• 4 bed townhouses with on plot parking  

The majority of the housing is terraced or semi-

detached units, laid out as traditional south facing 

Cornish terraces with sunny front gardens. This 

creates attractive green terraces with gardens 

and provides passive solar gain to the main living 

spaces and bedrooms within the houses. Timber 

pergolas will provide solar shading in summer.

On the eastern side will be a row of detached 

houses set in gardens overlooking the new 

footpath / cycle track and Baal. It is proposed that 

the detached houses will be a variety of stunning 

architectural designs including some of the designs 

from the original Architectural competition. There 

will also be the opportunity for one off bespoke 

architectural designs, subject to planning. Some of 

the detached units will have reverse living to enjoy 

a better sunny aspect and views over Baal.

To the south of the neighbourhood will be the 

community garden, enclosed by two crescents 

of 3 storey houses arranged as semi-detached 

villas and with south facing gardens fronting 

the communal garden allowing for interaction 

between residents and surveillance of the open 

space. The villas have the option of a first floor 

living space with bay window to enjoy the views 

over the community garden and towards Baal. 

The master bedrooms on the second floor have 

a balcony over the bay window to provide long 

distance views towards Baal and St Austell Bay.

The architecture of the housing is contemporary 

in nature but takes inspiration from the traditional 

Cornish terraces and rows of cottages with their 

simple design and use of robust materials. 

The housing will incorporate materials that are 

distinctive within Cornwall that include;

• Mostly local stone, rendering and slate 

hanging to walls

• Roofs with a slate appearance (tiles that use 

recycled mineral waste)

• Metal windows or metal clad timber windows

• Solid timber doors or metal glazed doors

The facts & figures

53no 2 bed terraced homes

1no 2 bed detached bungalow

2no 3 bed detached bungalow

14no 3 bed semi-detached homes

15no 3 bed detached homes

10no 3 bed townhouses  

incorporating garages

18no 4 bed townhouses with  

on plot parking

113no Homes provided

9.0 South Carluddon Neighbourhood: Detailed Proposals
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10.1 Introduction

Layout

To north of the Village Centre is another main 

residential neighbourhood with a mix of family 

housing types located conveniently close to the 

school, nursery, technology park, healthcare and 

other communal facilities.

The neighbourhood fronts onto a curving and 

undulating linear green space on its southern edge 

linking the housing with Norman Lake and the wild 

landscape beyond. The green space also borders 

the northern boundary of the school grounds.

On the northern boundary of the neighbourhood 

the housing will front Carbis Road and will 

overlook Carbis Moor to the north.

To the west the neighbourhood fronts onto the 

old A391 and the existing properties within the 

northern end of Carluddon. 

Access is via the new green gateway into Phase 

1 off Carbis Road and the new mixed use street 

leading into the Village Centre.

10.0 Carbis Neighbourhood: Detailed Proposals
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10.2 Public Realm & Landscape

The public realm and landscape for the residential 

neighbourhoods has been designed to respond 

to the strategic principles to create a distinctly 

Cornish sense of place, to be a truly special place 

with healthy, social and life enhancing spaces and 

the capacity and facilities to build and foster a 

sustainable and balanced new community.

The southern edge of the neighbourhood, 

adjacent to the boundary with the proposed 

school site fronts a linear community green space 

enclosed by a sweeping crescent of terraced 

townhouses and semi-detached villas that overlook 

the public realm. The linear green space includes:

• a linear community garden for residents  

to socialise 

• an attractive physical and visual connection 

with the adjoining neighbourhood and 

Norman Lake and the surrounding restored 

tips (dry heathland) beyond

• rain garden and swale alongside the garden 

boundaries to the crescent of houses 

providing storm water attenuation and a 

privacy buffer for residents in their sunny  

front gardens

Carbis Road to the northern edge of the 

neighbourhood will be re-aligned and landscaped 

to provide a more attractive gateway into the 

Garden Village and to influence driver behaviour 

to lower driving speeds. There will be a green 

central reservation and surface water swale along 

the centre of Carbis Road. Two green gateways 

will be provided off Carbis Road into the Garden 

Village, the designs inspired by the dramatic mining 

landscape and heritage.

There are a range of residential streets within 

the neighbourhood from wide green avenues to 

quiet residential courtyards that are designed to 

be pedestrian and cyclist friendly and green in 

character. Several of the streets will include swales 

providing storm water attenuation and privacy 

buffers for residents in their sunny front gardens.

Access into residential streets will have kerb-less 

junctions.

Wherever possible private gardens are provided 

with a southerly aspect to ensure passive solar gain 

to main habitable rooms that access the garden 

and to provide a suitable sunny environment for 

micro food growing on plot. In certain locations 

the south facing gardens face the street enclosed 

by a traditional Cornish hedgebank or local stone 

wall, reflecting the distinctive typology of Cornish 

front gardens and terraces. 

Wherever possible parking spaces are provided 

on the north side of properties instead of private 

garden space that would be shaded and cold.

Hard landscaping and materials

The hard landscaping will incorporate wherever 

possible, products from Cornish suppliers / 

manufacturers and products made from local 

natural materials and or recycled materials. Key 

hard landscaping materials will include:

• asphalt to main vehicular routes

• residential side streets, residential courtyards 

and main footpaths / cycle paths in block 

paving manufactured from Cornish aggregates 

in grey granite type colours

• parking spaces in ‘grasscrete’ type paving or 

other permeable finishes

• preformed concrete kerbs and edgings 

manufactured with Cornish aggregate finish

• grass topped Cornish hedge banks to 

boundaries generally with local stone 

boundary walls where required

• Cornish hedges to the rural edges rather than 

stone walls more urban in character

• bin stores generally on plot within gardens

• where access is more restricted, bins stores 

are provided between parking spaces on-

street and are clad in timber boarding or slate 

cladding set within tree and planting beds

 

Soft landscaping and planting

The soft landscaping and planting has been 

carefully selected in accordance with the  

following criteria:

• areas of appropriate ecological mitigation as 

recommended by the Ecological Mitigation 

Strategy prepared by Code7 Consulting

• appropriate landscaped amenity areas, 

gardens and planting in accordance with the 

Green Infrastructure Plan prepared by LHC 

Landscape

• some on-plot rain gardens

• native trees such as suitable oak, field maple 

and birch and native shrub planting indigenous 

to the Clay Country

• species that are also suitable for the coastal 

environment

• enclosure and shelter to public space  

and gardens

• direct views down key streets through suitable 

tree planting

• facilitate vistas out into the surrounding 

landscape through green links with low  

shrub planting

10.0 Carbis Neighbourhood: Detailed Proposals
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Typical Carbis Road  

Detached House - Front

Typical Carbis Road  

Detached House - Rear

Typical Carbis Road  

Apartments - Front

Typical Carbis Road  

Semi-Detached House  

- Rear

Typical Carbis Road  

Semi-Detached House  

- Front

Typical Carbis Road  

Apartments - Rear

Standing 
seam cladding

Standing 
seam roof

Balconies to main 
bedrooms with 

stunning views

Living space on first 
floor with juliettes 

to enjoy views

Slightly raised 
gardens & hedges 

for privacy

South 
facing 
gardens

Reinforced 
garden banks

Swale

Discrete 
gates

Tall lockable 
gates for security

Slightly raised gardens 
& hedges for privacy

Sunny south 
facing gardens

Shingles or real slate 
hanging on prominent plots

Slates using recycled 
mineral waste

Simple timber pergola 
providing solar shading

Shared surface streets

Granite rills to some 
secondary streets

Concept development sketch of typical semi-detached family home

Concept development sketch of townhouse homes
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10.3 Built environment

The neighbourhood consists of a wide range of 

family housing with convenient access to the 

school, nursery, shops, healthcare and other 

communal facilities. Various size family homes will 

be provided including the following:

• 2 bed terraced homes

• 3 bed semi-detached homes

• 3 / 4 bed terraced townhouses 

• 3 bed reverse living detached houses  

(to take advantage of the views across  

the wider landscape)

• 1 bed apartments

• 2 bed coach houses 

The majority of the housing is terraced or semi-

detached units, laid out as traditional south facing 

Cornish terraces with sunny front gardens. This 

provides arrangement creates attractive green 

terraces with gardens and provides passive solar 

gain to the main living spaces and bedrooms 

within the houses. Timber pergolas will provide 

solar shading in summer.

The main entrance into the neighbourhood from 

Carbis Road, is marked by two gateway apartment 

buildings on either side of the route into Phase 1. 

These will be 3 storey buildings with a bespoke 

architectural design, strong vertical proportions 

and a combination of local stonework and metal 

cladding, taking inspiration from the former 

industrial engine houses.

To the southern edge of the neighbourhood 

will be a linear community green space, with 

a long snaking crescent fronting onto it. The 

crescent is formed of 3 storey houses arranged 

as semi-detached villas or long curved terraces of 

townhouses, all with south facing gardens fronting 

the community space allowing for interaction 

between residents and surveillance of the open 

space. The townhouses have the option of a 

first floor living space with bay windows to enjoy 

the views over the linear green space and the 

landscaped school grounds. The master bedrooms 

on the second floor have a balcony over the bay 

window or a Juliette to provide long distance 

views towards Baal and the wild landscape beyond.

On the far western side there is a storey height 

drop from the old A391 down into the site. The 

level change is accommodated by a row of 

detached houses with reverse living accessed  

off the higher old road and with the lower ground 

floor accessing the garden. In addition, coach 

houses with apartments over garages at street 

level have been used to accommodate storey 

height level changes between the central street 

through the neighbourhood and the housing along 

Carbis Road, much of which is set at a higher level, 

although not all.

As noted before, the architecture of the housing 

is contemporary in nature but takes inspiration 

from the traditional Cornish terraces and rows of 

cottages with their simple design and use of robust 

materials and in some cases taking cues from the 

former industrial architecture.

The housing will incorporate materials that  

are distinctive within Cornwall that include;

• Mostly local stone, rendering and slate 

hanging to walls

• Some metal cladding inspired by the former 

industrial heritage

• Roofs with a slate appearance (tiles that use 

recycled mineral waste)

• Metal windows or metal clad timber windows

• Solid timber doors or metal glazed doors

The facts & figures

10no 2 bed terraced homes

8no 3 bed townhouses

6no 4 bed townhouses

6no 1 bed gatehouse apartments

5no 2 bed coach houses 

24no 3 bed semi-detached homes

11no 3 bed detached homes

22no 4 bed semi-detached homes

4no 4 bed reverse-living homes

96no Homes provided

10.0 Carbis Neighbourhood: Detailed Proposals
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11.0 Pentruff Neighbourhood: Detailed Proposals

11.1 Introduction

11.2 Public realm & Landscape 

11.3 Built environment
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The layout
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11.1  Introduction

Layout

The other key residential neighbourhood is located 

to the east and southeast of the Village Centre. It 

is entered via one of the new green gateways from 

Carbis Road into Phase 1.

It has two community gardens with green links 

through to the lakes and wild post-industrial 

landscape beyond. The more northerly community 

garden is an extension of the linear green space 

along the edge of the school grounds (and 

adjacent Carbis neighbourhood) that links through 

to a small community garden alongside Norman 

Lake and wetlands. 

The other more southerly community garden is 

located on the axis of the new entrance route into 

Phase 1. It will incorporate a rain garden and will 

have a sculptural feature as a visual landmark as 

you enter the green gateway off Carbis Road. The 

garden will also have a visual and physical link into 

wild landscape beyond and the footpath / cycle 

track along the edge of Pentruff Lake.

On the eastern and south eastern boundaries,  

the neighbourhood is served by the new footpath 

and cycle track around the edge of Norman and 

Pentruff lakes that links the residents southwards 

to the paths leading down into the business estate 

and St Austell beyond. The new footpath / cycle 

track also links eastwards to the Clay Trail and 

northwards to Penwithick on an existing public 

right of way through the County Wildlife site.

11.0 Pentruff Neighbourhood: Detailed Proposals

Views from 3D design development model
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LEFT: View along new footpath / cycle track to Pentruff lake 

ABOVE: Main residential avenue to detached properties
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11.2 Public Realm & Landscape

The public realm and landscape for the residential 

neighbourhoods has been designed to respond 

to the strategic principles to create a distinctly 

Cornish sense of place, to be a truly special place 

with healthy, social and life enhancing spaces and 

the capacity and facilities to build and foster a 

sustainable and balanced new community.

The centre of the neighbourhood is developed 

around the main community garden that includes;

• amenity grass area with seating for residents  

to socialise

• rain garden

• dramatic sculptured land from providing  

a landmark structure on the main avenue  

into Phase 1

• physical and visual links through to the 

footpath / cycle track along the edge of 

Pentruff Lake and the landscape beyond

Further north the housing is developed either 

side of a continuation of the linear community 

green space that connects the adjoining Carbis 

neighbourhood with Norman Lake and the wild 

landscape beyond. The linear green space includes:

• a small linear community garden for residents 

to socialise 

• an attractive physical and visual connection 

with Norman Lake and the surrounding 

restored tips (dry heathland) beyond

• rain garden and swale alongside the garden 

boundaries to the terrace of houses on the 

northside providing storm water attenuation 

and a privacy buffer for residents in their sunny 

front gardens 

A major new wide footpath and cycle way is 

provided along the eastern and south eastern 

edges of Phase 1 linking residents into the wider 

landscape, the public right of way and Clay Trail. A 

number of viewing decks with seating are provided 

along this route at the junctions with the green 

links through from the residential streets behind. 

The decks provide dramatic views over Norman 

and Pentruff Lakes and Baal.

There are a range of residential streets within 

the neighbourhood from the wide green avenue 

alongside the proposed school grounds to 

quiet residential courtyards that are designed to 

be pedestrian and cyclist friendly and green in 

character. The main green avenue has generous 

green verges and tree planting, wide footpaths, 

cycle ways and a storm water attenuation swale 

adjacent to the school boundary

Several of the other streets will also include swales 

providing storm water attenuation and privacy 

buffers for residents in their sunny front gardens. 

Access into residential streets will have kerb-less 

junctions

Wherever possible private gardens are provided with 

a southerly aspect to ensure passive solar gain to 

main habitable rooms that access the garden and 

to provide a suitable sunny environment for micro 

food growing on plot. In certain locations the south 

facing gardens face the street or the a footpath and 

are enclosed by a traditional Cornish hedgebank or 

local stone wall, reflecting the distinctive typology of 

Cornish front gardens and terraces. 

Wherever possible parking spaces are provided on 

the north side of properties instead of private garden 

space that would be shaded and cold.

Hard landscaping and materials

The hard landscaping will incorporate wherever 

possible, products from Cornish suppliers / 

manufacturers and products made from local 

natural materials and or recycled materials. Key 

hard landscaping materials will include:

• asphalt to the main avenue

• residential side streets, residential courtyards 

and main footpaths / cycle paths in block 

paving manufactured from Cornish aggregates 

in grey granite type colours

• parking spaces in ‘grasscrete’ type paving or 

other permeable finishes

• preformed concrete kerbs and edgings 

manufactured with Cornish aggregate finish

• footpaths and cycle tracks to rural edges in 

local aggregates and stent to match the wider 

landscape

• grass topped Cornish hedgebanks to 

boundaries generally with local stone 

boundary walls where required

• Cornish hedges to the rural edges rather than 

stone walls more urban in character

• bin stores generally on plot within gardens

• where access is more restricted, bins stores 

are provided between parking spaces on-

street and are clad in timber boarding or slate 

cladding set within tree and planting beds

Soft landscaping and planting

The soft landscaping and planting has been 

carefully selected in accordance with the  

following criteria:

• areas of appropriate ecological mitigation as 

recommended by the Ecological Mitigation 

Strategy prepared by Code7 Consulting 

including an enhanced wetland and mire 

around Norman Lake

• appropriate landscaped amenity areas, 

gardens and planting in accordance with the 

Green Infrastructure Plan prepared by LHC 

Landscape

• some on-plot rain gardens

• native trees such as suitable oak, field maple 

and birch and native shrub planting indigenous 

to the Clay Country

• species that are also suitable for the  

coastal environment

• enclosure and shelter to public space  

and gardens

• direct views down key streets through suitable 

tree planting

• facilitate vistas out into the surrounding 

landscape through green links with low  

shrub planting

 

11.0 Pentruff Neighbourhood: Detailed Proposals
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Typical Pentruff Detached 

House - Front

Typical Pentruff Detached 

House - Front

Typical Pentruff Detached  

Bungalow - Front

Typical Pentruff Detached 

House - Rear

Typical Pentruff Detached 

House - Rear

Typical Pentruff Detached  

Bungalow - Rear

Tall lockable gates 
for security

Slightly raised gardens 
& hedges for privacy

Sunny south 
facing gardens

Juliette balconies to 
main bedrooms with 

stunning views

Balconies to 
main bedrooms 
with stunning views

Solar shading provided 
by balconies

Shared surface streets

Granite rills to some 
secondary streets

South facing generous 
balconies with views

Concept development sketch of typical family home

Concept development sketch of typical reverse living homes

Reverse living
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11.3 Built environment

The neighbourhood consists of a range of mostly 

larger family housing overlooking Norman and 

Pentruff Lakes and Carbis Moor to the north. 

Various large family homes and custom-build 

plots will be provided adjacent to the wild edge, 

including the following:

• 2 and 3 bed detached bungalows 

• 3 bed semi-detached homes

• 3 and 4 bed detached homes

• 4 bed 3 storey detached homes with larger 

gardens

• Some 3 bed detached reverse living homes  

(to take advantage of the views across the 

wider landscape)

• Some 2 bed terraced cottages

 

The majority of the housing on the eastern and 

south eastern edges to the wild landscape are 

detached family homes with their own garden 

plots overlooking the lakes and landscape beyond. 

These properties will have sunny rear gardens 

that are slightly raised to provide privacy from 

the footpath and enjoy views over the lakes 

beyond. It is proposed that the detached houses 

and bungalows will be a variety of stunning 

architectural designs including some of the designs 

from the original Architectural competition.  

The more open nature of these detached 

properties set in gardens all around will provide  

a more dispersed and sympathetic green edge at 

the interface between the development and the 

adjoining landscape.

The remainder of the housing is either detached 

or semi-detached, with traditional south facing 

Cornish front gardens. This arrangement creates 

an attractive green terrace with gardens. Some 

of the detached units will have reverse living to 

enjoy a better sunny aspect and views over the 

community garden and landscape beyond.

There are two short terraces of cottage type 

houses overlooking the community garden. 

The majority of the housing will have a southerly 

aspect providing passive solar gain to the main 

living spaces and bedrooms. Timber pergolas or 

first floor balconies where there is an attractive 

view, will provide solar shading in summer.

As noted before, the architecture of the housing 

is contemporary in nature but takes inspiration 

from the traditional Cornish terraces with their 

sunny gardens, simple design and use of robust 

materials. Some key properties marking green links 

and other key vistas also take their inspiration from 

the former industrial architecture, particularly the 

distinctive engine houses.

The housing will incorporate materials that  

are distinctive within Cornwall that include;

• Mostly local stone, rendering and slate 

hanging to walls

• Some metal cladding inspired by the former 

industrial heritage

• Roofs with a slate appearance (tiles that use 

recycled mineral waste)

• Metal windows or metal clad timber windows

• Solid timber doors or metal glazed doors

The facts & figures

9no 2 bed terraced homes

1no 2 bed coach house

2no 2 bed detached bungalows

4no 3 bed detached bungalows

8no 3 bed semi-detached homes

6no 3 bed reverse-living homes

24no 3 bed detached homes

5no 4 bed 3 storey detached homes 

2no 4 bed detached homes

61no Homes provided

11.0 Pentruff Neighbourhood: Detailed Proposals
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Linear community green space looking south
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Community garden & rain garden
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12.0 Delivery
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12.2 Management & Governance
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12.1 Phasing

Subject to planning approval, Eco-Bos anticipate 

starting on site in the spring of 2019 with the 

school opening in September 2021 in parallel  

with the delivery of the first new homes in the 

Garden Village.

12.0 Delivery

E

A

B
C

D

Phase 1 sections

B
B

D

F

Proposed Primary  
School Site 

(Due to open September 2020) 
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12.2 Management & Governance

The landscape and green space within the Garden 

Village will be managed by a Land Trust.

Wheal Martyn Trust, with its parent charity, South 

West Lakes Trust, will take the lead in managing 

the landscape and green space, ensuring that the 

unique and precious 140 hectares (350 acres) 

designated as open space at West Carclaze  

Garden Village are conserved for the benefit  

of our communities. 

The aim is to create a China Clay Heritage Park 

with miles of new paths and trails, lakes and wildlife 

habitats and sports & recreation facilities.

Working with the community

We want to work with local people and 

stakeholders, including through the establishment 

of an Advisory Group which will help us set 

priorities and ensure delivery and sound 

management now and in the future.

A dedicated Green Strategy for West Carclaze 

Garden Village and the South West Lakes Trust’s 

core purpose ‘To protect and enhance special 

places for people and wildlife’ will be at the heart 

of what we do.

We are passionate about the following key themes 

which will shape our focus at West Carclaze:

Play and Explore – reconnecting children and their 

families with the outdoors through play.

Active Outdoors – promoting and delivering health 

and well-being in the outdoors.

Building Outdoor Skills – training and personal 

development for those furthest from work.

Love Your Landscape – caring for and improving 

our natural environment.

Discovering Local Culture – celebrating and 

engaging people with our built and social heritage.

Who are South West Lakes Trust?

South West Lakes Trust brings extensive experience 

of managing conservation, recreation, public 

access and education across over 40 sites in 

Cornwall, Devon and West Somerset. With over 

5,000 hectares of landholding, over 144km of 

footpaths and circa 2 million annual visits, the  

Trust is used to effectively balancing visitor needs, 

public safety (on and off water) and the needs of 

our environment.

We can bring to West Carclaze a wealth of 

experience managing habitats for biodiversity  

and specific species, including:

• Wildflower meadow management

• Conservation woodland planning 

and management including; coppice 

management, glades, rides and minimum 

intervention

• Pond and stream management for aquatic 

invertebrates

• Protected species management including bats, 

dormice

• Grazing schemes for habitat management

• Management of invasive species: aquatic  

and terrestrial

Wheal Martyn

In 2010 the South West Lakes Trust acquired Wheal 

Martyn Trust to secure its future.

Key achievements since include:

• 50% increase in visitor numbers 

• 63% increase in participation of children  

and young people

• 92% increase in formal educational 

engagement

• 86% increase in instances of community 

engagement

• Developed a Conservation Management Plan 

for the Scheduled Ancient Monument

• Developed a site wide Masterplan and an 

Interpretation Strategy

• Employed professional curatorial and 

educational staff

• Secured £1.3 million to deliver its Clay  

Works project
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