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Notes: 
 
This group was a relatively small one but whose members all had a working 
or professional knowledge of the issues.  This was felt to be import ant as 
the results of their work would have significant influence on the 
considerations and debate of the other groups. 
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Introduction.  
 
 
Currently, Liskeard has a population of around 8,750 residents.  Growth in 
numbers has been fairly steady in recent y ears and it is anticipated that this 
increase will continue.  Although it is difficult to give a truly accurate 
forecast of the precise rate of growth for this area, reliable projections 
from a variety of sources have indicated the sort of expansion that c an be 
expected in the region as a whole. It would be unwise, however, to assume 
future growth will be uniform since history shows that different parts of the 
South West have grown at different rates.  But, if the future of the town is 
to be planned, not on ly is it necessary to make some intelligent predictions 
of this growth pattern, but it is also essential to assess the desirability of 
the potential changes that lie ahead.  
 
Growth of any settlement has both advantages and disadvantages. On the 
one hand, an increase in population can bring opportunity for a greater 
range of employment. More facilities, too, become available since a larger 
population renders these more economically viable. And, of course, a larger 
catchment population is likely to make the t own more attractive to a 
greater range of retail outlets, and especially so to national companies and 
brands.   
 
On the other hand, it could be argued that excessive growth can destroy the 
character and atmosphere of an historic market town, even running t he 
danger that it becomes a dormitory for larger settlements in the area.  
 
What is certain is that there will  be growth ð and moreover that this growth 
will be substantial.   
 
In light of this awareness, it is both appropriate and timely to examine the 
changes that are likely to affect Liskeard and to advance arguments as to 
what may be considered desirable and acceptable for the town. It is also 
considered prudent in this assessment to plan for growth figures that are 
close to the maximum acceptable level and thus offer a robust argument for 
setting limits. Equally, should the population projections fall short of the 
mark, it is then easier to scale back on the development and infrastructure 
that would be required.  
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Population and Housing.  
 
1. Population.  
 
1.1 Regional Calculations. 
 
1.1.1  Predictions of population change are difficult to carry out with a high 

degree of accuracy and will inevitably be at least partially dependent 
on historic figures and trends.  The longer the period over which the 
prediction is  made, the more liable any such forecast will be to 
changes in historic data and the less accurate the figures are likely to 
be. 

 
1.1.2  In its Integrated Regional Strategy 1 it is stated that òthe region is 

growing and we anticipate an extra half million people i n the region 
by 2016ó; based on a regional population of just over 5 million, this is 
a forecast rise of about 10% in 10 years. 

 
1.1.3 The Draft Regional Spatial Strategy2 (Draft RSS) is slightly more 

cautious in suggesting a growth of 750,000 (15%) to 5.85 million by 
2026.  It refers to a growth of over 400,000 since 1991 and a typical 
net annual growth rate of around 30,000 but also states that 
ògrowth has been accelerating since the early 1990só and draws 
attention to the fact that òthe South West had the highest regional 
rate of increase between censuses of all regionsó. 

 
1.1.4 Regional Planning Guidance Note 103 which will be superseded when 

the Draft RSS is adopted, also draws attention to the fact that the 
South West has the fastest growing population  amongst UK regions 
and quotes òan overall population increase of 460,000 (11%) over the 
period 1981 ð 1996ó. 

 
1.1.5  Whilst there is variation in these figures, there is some consistency in 

a growth rate of between 15% and 20% over a period of 20 years. 
 
1.1.6  Over the 25 years of this plan therefore, unless there are very 

significant changes, it is reasonable to expect a regional population 
growth of between 20% and 25%. 

 
 

                                                 
1
 An Integrated Regional Strategy (Just Connect), SWRA, November 2005. 

2
 Draft Regional Spatial strategy for the South West, SWRA, June 2006. 

3
 Regional Planning Guidance for the South West (RPG 10), GOSW, September 2001 
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1.2.  Caradon. 
 
1.2.1 Looking closer to home, the Caradon District saw significant growth 

above the regional rate between 1981 and 1991 but, contrary to 
apparent regional trends, the rate of growth diminished somewhat 
in the following decade.  Local variations such as the supply of 
housing land at any particular time will inevitably skew figures but 
the population growth from 67,700 4 to 79,6495 show a growth of 
17.6% over the period 1981 to 2001, in line with the regional figures.  
Current estimates by the Office for National Statistics (ONS) indicate 
a continuing growth of just under 1% per annum, al so in line with 
the regional figures and giving a population of around 83,400 in 
2006. 

 
1.2.2 It can be postulated, therefore, that the district will continue to 

grow at a similar rate to the South West Region during the period of 
the plan with an increase  of between 15% and 20% by 2026. 
A growth of 15% would mean an additional 12,510 people by 2026 
A growth of 20% would mean an additional 16,680 people by 2026.  

 
1.2.3 The Draft RSS proposes an annual requirement of 290 dwellings for 

the district which, wit h an average household size for the region of 
2.3 (2003) but continuing a slow downward trend, would indicate a 
population growth of some 13,500 over 20 years which accords 
closely with the previous calculations.  

 
1.2.4  Despite their location in Cornwall, Saltas h and Torpoint are 

considered as parts of the Plymouth Principal Urban Area (PUA) for 
housing calculations but are a part of Caradon and thus of Cornwall 
where population figures are concerned.  But where people live 
depends upon any settlementõs ability to house them and thus this 
becomes an issue in determining the absorption of growth within the 
district.  The Draft RSS requires a growth figure of 50 households per 
annum in Torpoint and Saltash or 1000 households by 2026.  

  
1.2.5  With the average household size, it can thus be assumed that these 

two towns will absorb around 2,300 from the 20 year forecast growth 
for the district total, some 20%.  This equates to 3,000 over 25 years.  

 
1.2.6 With the geographical constraints of Torpoint and the recent large 

expansion of Saltash as a consequence of the building of the 
Latchbrook and Pillmere estates, the future growth for these two 
settlements proposed in the Draft RSS of around 17% is probably not 
unreasonable despite the fact that they currently account for 
around 30% of the districtõs population. 

 

                                                 
4
 ONS Census statistics 1981. 

5
 ONS Census statistics 2001. 
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1.2.7 The net upshot, however, is that over 80% of any growth , some 
11,200 people by 2026, must be absorbed elsewhere in the district.  

 
1.2.8 To the year 2031, if these figures are projected forward, there will 

be another 5% increase in population ð a total growth of between 
20% and 25%.  

 
 

 

1.3 Development Distribution. 

 
1.3.1 In proposing a functional approach to Spatial Strategy, the Draft RSS 

moves some distance from the stance taken in RPG 10.  Whereas the 
emphasis in RPG 10 was very strongly in favour of maximising 
development in PUAs with little or no development encouraged 
outside these, the Draft RSS recognises that it needs to build in 
òmore sensitivity to the diversity of the regionó.  In addition to the 
PUAs, it thus develops the context of other  òStrategically 
Significant Cities and Townsó (SSTCs), ôlocally significant townsõ and 
ôsmall towns and villagesõ and proposes development policies for 
each.  This is summarised at paragraph 2.5.10, which states:  

1.3.2 The functional approach to Spatial Strategy means:  

 The identification of settlements in the Draft RSS should 
avoid creating a hierarchy of cities and towns determined on 
population size, and should be based on selecting significant 
places because of their role and function.  This is an 
important point to note, distinctly different from the 
approach of RPG 10. 

 The majority of major development needs to be focused at 
the strategically significant settlements, in a way that 
encourages a better balance betwe en homes and jobs. 

 Elsewhere, the policy approach for individual settlements, 
and the level of appropriate development, should reflect 
evidence relating to a given settlementõs role and function, 
its significance locally and the sub -regional context.  

 The nature of the region requires a òfine grainó approach if 
places are to develop as sustainable communities and, as 
such, a single region-wide approach to development would 
not be appropriate.  

 
1.3.3 Turning then to guidance on the scale and location of devel opment, 

the Draft RSS proposes Development Policies B and C to cover what 
it calls Market Towns (locally significant) and for which it lays down 
criteria, and for Small Towns and Villages to cover all the others.  In 
small towns and villages development is  not totally ruled out but 
òsmall amounts of development (particularly economic 
development) may be appropriateó. 
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1.3.4 The approach taken by the Draft RSS in its shift away from RPG 10 is 
very similar to that in the report of a Parliamentary Select 
Committee 6 which states òGovernment housing and planning policies 
must be flexible enough to allow new housing to take place in 
smaller settlements to support their regeneration and to enable 
them to support a wider range of services.  We endorse the 
objectives  of the report by the Governmentõs Rural Housing 
Commission and urge the Government to consider its 
recommendations seriously.ó 

 
 
 
 
 
1.4 Liskeard. 
 
1.4.1 The issues discussed in the preceding paragraphs are pertinent in 

the consideration of the next step of th e argument as to where the 
balance of the predicted population growth should be 
accommodated.  Setting aside Saltash and Torpoint, calculations 
show that the rest of Caradon should absorb a growth of around 
11,200 people in 4,800 households by 2026 but that some of this is 
already planned.  

 
1.4.2 It is believed that, again discounting Saltash and Torpoint, the only 

settlement that falls into Draft RSS Development Policy B is 
Liskeard.  Whilst development in Callington, Looe and the villages of 
the district is no longer precluded by the Draft RSS, any such 
development in these communities is likely to be restricted.  It 
would therefore seem that a significant part of any future growth of 
the district will inevitably come to Liskeard.  

 
1.4.3 If Liskeard were e xpected to absorb half  of the proposed increase, 

this would amount to some 5,600 additional people on a current 
population of around 9,000, an increase of over 60% and would bring 
the town to approaching 15,000 inhabitants.  This, it is considered 
would pr obably be the absolute maximum  that could be absorbed 
without having a severely detrimental effect on the character of the 
town.  Indeed, there is a body of opinion that believes that even this 
would be too much.  However, over 20 years this amounts to an 
average of under 300 people per annum and it is believed that this 
might just be accommodated provided that it was spread evenly 
across the time frame.  

                                                 
66

 Select Committee on Office of the Deputy Prime Minister: Housing, Planning, Local Government 

and the Regions, Third Report, Affordability and the Supply of Housing, paragraph 119, 20 June 2006. 
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1.4.4 The 1st Alteration to the Caradon Local Plan 7 proposes allocations for 
475 new dwellings in Liskeard and assumes a further 312 windfall 
households8 in the period 2006 to 2016.  This would absorb 1800 of 
the requirement which would leave a balance of around 3,800 
people to be accommodated in new developments and further 
windfall sites.  If windfalls pr oposed under the alteration are 
discounted, this balance rises to 4500 people.  

 
1.4.5.  Over the 25 years of the plan, assuming a continued growth at the 

same rate, this would mean the population increasing by a further 
1400 people to a total of about 16,00 0, or nearly double its current 
size. 

 
1.4.6 A more reasonable and sustainable rate of expansion might be for 

the town to take only, say, one third of the non -PUA district figures.  
This would amount to a population increase of approaching 4,000 
people by 2026 and 5,000 by 2031 giving a population of 14,000 by 
the latter date.  

 
1.4.7 Whilst eventual allocations will be made by the Local Planning 

Authority, it is considered that a ceiling should be set to the planned 
population over the period of the plan in  order that the character of 
the town is protected and its infrastructure does not become 
overwhelmed.  

 
 
1.5 Surrounding Parishes. 
 
1.5.1  While development in towns and villages defined in the Draft RSS as 

being in Development Policy C will be limited, if Liskea rd cannot 
accommodate the entire requirement of the Draft RSS, then some 
development of these settlements is inevitable.  

 
1.5.2 Although the Liskeard Town Plan is not the right place to discuss or 

prescribe the detail of such development, nevertheless any 
relatively substantial development that does take place in the 
surrounding settlements, for which Liskeard is the natural òhubó, 
will inevitably impact on the infrastructure of the town itself.  

 
1.5.3 To this end, the town must be aware that after the town s of Looe 

and Callington have been considered, four of the seven most highly 
populated parishes in the district fall into this category.  These are 
St Cleer (approx pop 3250), Dobwalls (2500), St Ive (Pensilva)(2000) 
and Menheniot (1750).  Whilst some of t hese villages may have 
adopted policies to resist further development within their parish 
plans, it is likely that they will come under pressure to expand in 
view of the magnitude of the Draft RSS proposals.  

                                                 
7
  1

st
 Alteration to the Caradon Local Plan (Adopted 1999), Re-deposit version, May 2005 

8
 Housing Windfall Study, Entec Consultants, November 2004. 
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2.  Housing.  
 
Note:  To accord with the Draft RS S, calculations in this section are done for 
the 20 years to 2026 and projected ahead to 2031 in the final paragraph.  
 
Quantity.  
 
Working from a population increase of 5,000 over 20 years, there will be a 
need for around 2,100 additional households over th e period.  However, 
there are currently around 200 committed and remaining allocations. The 1 st 
Alteration to the extant Local Plan proposes an additional allocation of 475 
and predicts some 312 windfalls in the town.  This accounts for about 1,000 
of the requirement.  There is thus a need to allocate a further 1,100 houses 
(but see windfall provision below).  
 
Windfall provision.  
 
A detailed study into potential windfall sites within the district was 
commissioned by Caradon District Council in 2004.  This sought to produce a 
robust prediction for the five towns by identifying all potential windfall sites 
within their boundaries and including a market analysis of those likely to 
become available.  With recent developments being of a higher density than 
many older ones, the potential for additional windfall opportunity in the 
town over and above that already identified is considered sufficiently small 
that it will not affect the new land provision required.  
 
As previously stated, however, current planning allow s for a windfall 
provision of 312 dwellings over the next decade.  Paragraph 14 of the Draft 
PPS 3 introduces a potential change to this; it states that òwhere it is not 
possible to allocate sufficient land, local planning authorities should make 
an allowance for Brownfield windfalls only where the particular 
circumstances justify it and where sustainability appraisal indicates that 
allocating sufficient land would have unacceptable impactsó.  This sentence 
could be interpreted as instruction to the local p lanning authority not to 
plan for windfalls and would accord with the proposals of the Barker Review 
of Housing Supply.  If this is the case, then a further number of dwellings 
will need to be planned in. It is presumed that windfalls already achieved 
could be deducted but this would still require provision for approximately a 
further 300 properties.  In view of the uncertainty of this policy, this figure 
is not included in the current plan but provision is made below to add this 
quantity on if required.  
 
A mixed and balanced community.  
 
PPG 3, the draft PPS 3 and particularly RPG10 and the draft RSS place 
significant emphasis on creating mixed and balanced communities and the 
need for a balanced range of housing provision to support the economic 
needs of a settlement.  
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Recent provision of housing in Liskeard has been significantly biased towards 
the lower end of the market to the point where the community is becoming 
unbalanced with the attendant risk of engendering a downward economic 
spiral; indeed local g rowth has lagged significantly behind that of the rest of 
the district and county in the last decade which may, at least partially, be 
due to the skewed nature of the housing stock.  The imbalance is well 
illustrated in the table below and it should be not ed that the percentage 
figures have changed little in the last five years which is indicative that 
current developments remain unbalanced and thus, in absolute numbers, 
tend to make any required compensation more extreme.  
 
The need for affordable housing i s recognised and the target set by the 
district council of 40% of new build being affordable is endorsed.  This 
however means that, for the period of this plan, the remaining 60% would 
all need to be at the upper end of the market if the current imbalance is to 
be rectified.  Indeed, if 60% of the proposed 1100 houses were all to be 
above the Band D Council tax median, then the profile in Liskeard would be 
75.6% below the median and 24.4% above, a figure similar to that for both 
district and county.  
 

 
Figures supplied by the seven district councils of Cornwall and the Isles of Scilly of 
properties registered for the payment of Council Tax.  Note, this does not include se cond 
homes registered for NNDR 

 

Housing stock by Council Tax Band - April 2006 

 

Tax 

Band 

 National  Cornwall & IoS              Caradon                Liskeard 

               

  Below 

Band D 

Median 

Above 

Band D 

Median 

Number Below 

Band D 

Median 

Above 

Band D 

Median 

Number Below 

Band D 

Median 

Above 

Band D 

Median 

Number Below 

Band D 

Median 

Above 

Band D 

Median 

                

A     54866 22.87%   7115 18.57%   923 22.31%  

B     60597 25.26%   10836 28.28%   1526 36.89%  

C     50881 21.21%   8252 21.54%   808 19.53%  

D/2  50.00%   19427 8.10%   3102 8.10%   264 6.38%  

D/2   50.0 %  19362  8.0 %  3101  8.09%  264  6.38% 

E     22400  9.3 %  4103  10.7 %  259  6.26% 

F     8267  3.4 %  1271  3.32%  74  1.79% 

G     3823  1.5 %  501  1.31%  18  0.44% 

H     282  0.1 %  31  0.08%  1  0.02% 

                

     239905 77.44% 22.56  %  38312 76.49% 23.5 %  4137 85.11% 14.89% 
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Density. 
 
Draft PPS 3 gives proposed density ranges for different types of community.  
For a town such as Liskeard it proposes a minimum density of 30 dwellings 
per hectare.  In order to redress the balance of local housing stock, it will 
be necessary to build at an average close to the lower end of the 
recommended density range;  indeed, there may be some areas where the 
density will need to be even lower.  Also, as there is no available brown -
field land, provision will need  to be made for  òGreening the Residential 
Environmentó as proposed in the draft PPS 3 and in PPS 9.  This will also 
create pressure for lower density developments.   
 
 
 
 
 
Location 
 
National and regional guidance seeks to create coherent and cohesive 
communities that are, as far as possible, sustainable in their own right.  It 
seeks to deter the use of private transport and to minimise the need for 
commuting from settlements outside the Principal Urban Areas and their 
defined TTWAs. 
 
In adopting this guidan ce and seeking to create such a settlement that 
meets the criteria whilst providing a local service centre for the surrounding 
smaller communities, a simple starting point has been adopted.  A circle has 
been drawn on the map with a radius of 1450m, centre d on The Parade, and 
within which all currently proposed residential development is situated; 
indeed, all development with the exception of a part of the Moorswater 
Industrial Estate, a small portion of the proposed industrial land put forward 
in ALT 9 and the playing fields in ALT 15 fall within this circle.  Areas 
currently undeveloped that fall within this òvirtuousó circle were then 
examined with a view to their suitability for development including such 
issues as access to the town centre.  Parish boundaries, the current 
development limit and the virtuous circle are shown on Map 1.  
 
It became apparent that there is an area in the south -east quadrant that lies 
within this circle but is outside the parish of Liskeard;  whilst this is not an 
obstacle in it self, it was noted that the parish of Menheniot has adopted a 
policy of òno further developmentó in its parish plan which has been 
endorsed by the district council.  Residential development in an adjoining 
parish has, however, other disadvantages; the prec ept raised by the Town 
Council to pay for the facilities and infrastructure maintained by this body 
for the benefit of its residents can only be levied within the parish.  Thus 
any parts of the òtownó that fall outside the parish boundary will reap the 
benefits whilst not contributing to the cost.  This has been noted 
particularly in Bridport, one of the pilots for the Market and Coastal Towns 
Initiative, where it is understood to have caused significant problems.  
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Possible sites for residential development  were proposed in the First 
Alteration Issues Report in 2000.  The arguments advanced in the discussion 
of that report have not significantly changed and thus it is considered that 
the reasons for rejecting some sites put forward at that time remain equall y 
valid today.  
 
Island Shop / Bolitho  is the area referred to above which is outside the 
parish of Liskeard but inside the virtuous circle.  In addition, the area is 
divorced from the town centre and town facilities with access realistically 
only by way of the Island Shop trunk road interchange.  The site is not 
within or well integrated with the built up area of the town and the access 
to the town would almost certainly result in a development that was 
orientated towards car use and to commuting to Plymou th which is directly 
contrary to national and regional guidance.  This site is within the parish of 
Menheniot 
 
Tencreek Farm is also in the parish of Menheniot but it lies outside the 
virtuous circle.  It, too, remains divorced from the town centre and its  
facilities, again with access only via the trunk road interchange.  While 
further limited retail development has occurred in this area, this is not seen 
to affect the argument previously advanced.  The site is neither within nor 
well integrated with the b uilt -up area of the town, is almost entirely outside 
the virtuous circle and would further extend the major axis of the current 
settlement, creating ribbon development along the A38.  Its close proximity 
to this trunk road would almost certainly result in a development that was 
orientated towards car use and to commuting to Plymouth, which is directly 
contrary to national and regional guidance.   
 
The area between Callington Road and St Cleer Road was previously seen as 
one that met the necessary criteria f or development and it appeared in the 
1st alteration proposals as ALT 11.  This proposal has been reduced from 600 
to 475 between first deposit and redeposit due to a reduction in 
requirement as specified in the County Structure Plan.  The land removed 
from this site could be reinstated.  At the same time, the site for sports 
fields proposed under ALT 15 was adjusted such that there are just over 3 
Ha of land between these two sites which might be utilised to provide 
further units.  
 




