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SESSION 
GOALS

To use scenario thinking to identify and discuss those 

national and local factors driving change in and around 

Saltash

To identify and understand where change might happen 

and what factors create opportunities and set 

constraints

To steer the scenario building work for Session 2 



WHAT IS A 
SETTLEMENT 

SPATIAL PLAN?

The first and most productive step to inform the site 

assessment and selection process in a neighbourhood 

plan/priority statement where there are many moving 

parts and an unclear strategic direction from above.

A way to gain a deep understanding of how a 

settlement functions in reality by using scenario 

planning to explore its type, capacity and distribution of 

infrastructure in headline terms. 

Delivers a strategy not only to inform a neighbourhood 

plan/priority statement but also to make compelling 

comments on emerging Local Plans, Spatial 

Development Strategies and major planning 

applications.   



WHAT IS 
SCENARIO 

PLANNING?

a way of thinking about the long term future of places

not about predicting the future but instead looking at the different ways a place may 

evolve to inform a choice about which path to take

scenarios framed as distinct and plausible stories to help make better decisions - 

usually difficult decisions requiring trade-offs

scenarios enable complex issues - the relationship between settlement growth and 

capacity and distribution of infrastructure - to be clarified and compared

valuable where a settlement needs to plan for growth without a clear direction from 

above and with a wide range of futures

avoids the limitations of the normal site assessment process seeking to choose the 

fewest number of the least worst housing sites to meet a target

enables a richer understanding of when and where step changes in supporting 

infrastructure need to be planned for as an integral issue, not an afterthought 



PREDICTABILITY AND UNCERTAINTY

Source: Van Der Heijden, ‘The Art of Strategic Conversation’, 2005

F    FORECASTING

S    SCENARIOS

H    HOPE !



P More but smaller households (2.35 to 2.2 average)

P Warmer, wetter climate

P Mostly EVs + better public transport

P Fast declining UK birth rates (20% since 2010)

P Fast ageing UK population (85+ to double by 2050)

P Relative UK attractiveness of Cornwall for living and holidaying 

U Changes in Government leading to major shifts in policy direction

U Persistent UK economic health and public finance weaknesses

U Patterns of in-migration to attractive economic growth points like Plymouth 

U Global economic, energy and health disruptors

U AI affects the organisation and delivery of education and healthcare

PREDICTABILITY AND UNCERTAINTY 1



P Saltash will remain strongly shaped by Plymouth’s economy, services and housing market

P Growth will continue to put pressure on the A38, Tamar crossings, Carkeel and local roads

P Treledan / Broadmoor, North Pill and Stoketon Cross already set much of the growth geography

P The Tamar Estuary, countryside edge and landscape setting will limit simple outward expansion

P More homes without more local jobs will reinforce Saltash’s dormitory role

U How much growth Cornwall Local Plan 2050 will direct to Saltash

U Whether future growth means rounding-off, urban intensification or another major extension

U How much Saltash can capture from Plymouth’s defence, Freeport and marine economy

U Whether Fore Street and the waterfront can become stronger economic anchors

U Whether growth can fund the infrastructure step-change Saltash needs

PREDICTABILITY AND UNCERTAINTY 2



INSIGHTS: TOWN EVOLUTION
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INSIGHTS: TOWN EVOLUTION
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INSIGHTS: 
KEY FACTS

Classified as a ‘Main Town’ and the main settlement in the Cornwall Gateway area, 

with a 2021 parish population of around 16,300 in around 7,200 households.

The population is strongly linked to Plymouth for work, services and higher-order 

facilities, but Saltash has a long-standing imbalance between the number of homes 

and local jobs. The Local Plan identifies a need for employment-led growth and 

better-paid, higher-quality jobs.

The local economy is influenced by Plymouth, the A38 corridor, the Tamar 

crossings and Saltash’s role as the Gateway to Cornwall. Strategic policy identifies 

opportunities around knowledge-based industries, marine-related activity, tourism, 

local services and better use of the waterfront.

Housing is primarily suburban and family-orientated rather than flatted. Saltash has 

a relatively high proportion of 3 bedroom homes to the UK average.

There is one main town centre focused on Fore Street, with additional out-of-centre 

retail at Carkeel and neighbourhood/local provision elsewhere. Main employment 

areas include Saltash Parkway, Saltash Industrial Estate, Tamar View, Moorlands 

and the strategic employment allocation at Stoketon Cross.

There are four primary schools in Saltash itself, one secondary school with post-16 

provision, and a library. Community infrastructure is clustered around the Saltash 

Community Campus, including health, leisure, education, library, police and 

recreation uses.

The majority of households have access to at least one car or van. Saltash has 

relatively strong strategic transport links, including the A38, Tamar Bridge and rail 

station, but local movement between neighbourhoods, schools, employment areas, 

Fore Street, the station and waterfront remains a key issue.

Sources: ONS / Census 2021, Cornwall Local Plan, Saltash NDP, DfE Get Information About Schools, Cornwall Council.



THE LIE OF THE LAND

• Administrative geography, roads and features

• Distribution of services, facilities and open spaces

• Public transport services

• Policy and other constraints

• Local nature recovery strategy

• Potential development land (allocated, committed, proposed, available and 

others)

• Emerging strategic planning policy (Cornwall Local Plan)

 



WIDER ADMINISTRATIVE GEOGRAPHY



SALTASH



DISTRIBUTION OF SERVICES, FACILITIES AND OPEN SPACES



PUBLIC TRANSPORT SERVICES



POLICY AND OTHER CONSTRAINTS



Source: https://letstalk.cornwall.gov.uk/cornwall-and-isles-of-

scilly-nature-recovery-strategy 

Interactive map and Key: 

https://experience.arcgis.com/experience/0f354c9cacab4d5

2a10a719e0b6503b5 

LOCAL NATURE RECOVERY STRATEGY
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ALLOCATED DEVELOPMENT LAND



CURRENT APPLICATIONS

1. Land South East of Saltash Parkway – 
car repair centre

2. Eales Farm, Carkeel - 20 Dwellings

3. Land at North Pill, Saltash - 441 
Dwellings

4. Aldi - Callington Road

5. Bloor Homes

6. Persimmon Homes Cornwall
1

2

3

4

5

5

5

6



POTENTIAL DEVELOPMENT LAND AVAILABLE

Local Plan and 

Potential Sites Looking at the land that 

was submitted gives a 

much broader set of 

possibilities. There are 

also a few small sites on 

Cornwall’s brownfield 

register 



POTENTIAL DEVELOPMENT LAND AVAILABLE

site 
reference

site 
address

local 
council

site size 
(hectares
)

suitable 
area after 
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(hectares
)

reason for 
site area 
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proposed 
use

non-
residenti
al use 
(where 
specified
)

draft 
residenti
al 
location 
score

mapped 
suitabilit
y 
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ations

further 
suitabilit
y 
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draft 
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al 
suitabilit
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residenti
al 
viability 
zone

further 
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ations 
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draft 
residenti
al 
achievabi
lity 
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d start

draft 
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ty score

draft 
residenti
al 
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(number 
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draft non-
residenti
al 
footprint 
(m2)

draft non-
residenti
al 
floorspac
e (m2)

267467 Notter Farm, Saltash, PL12 4RNSaltash 25.003402068556700025.0034020685567000 residential, non-residentialrenewable, manufacturing, office, retail, storageDark AmberALC Grade 3a, HSE major hazard sites, ALC Grade 2, Local Nature Recovery Strategy Zone 2, Areas of Great Landscape Value, Area of Outstanding Natural BeautyAmber Band 4  Amber 5-10 years Green 700   
267573 Cross Park Lodge, Middle Pill, Saltash, PL12 6LQSaltash 1.813872750659630000001.31387970045868000000Coastal Erosion Planning Constraints,Biodiversity Action Plan,Special Protection Areas,Sites of Special Scientific Interest,Special Areas of Conservation,Local Nature Recovery Strategy Zone 1,Flood Risk Zone 3residential  Green ALC Grade 2, Historic landfill (250m buffer), Local Nature Recovery Strategy Zone 2, ALC Grade 3a, Flood Risk Zone 2, Historic landfill Amber Band 4  Amber 5-10 years Green 45   
267618 Cockles Farm, Middle Pill, Saltash, PL12 6LQSaltash 0.385844022485969000000.38584402248596900000 residential office, retail, shop, indoor community, outdoor communityAmber ALC Grade 2, ALC Grade 3a, Historic landfill (250m buffer), Local Nature Recovery Strategy Zone 2 Amber Band 4  Amber 5-10 years Green 17   
267635 Land known as North Park Field, Cockles Farm, North Pill, Saltash, PL12 6LJSaltash 0.561187357745759000000.56118735774575900000 residential  Amber ALC Grade 2, Local Nature Recovery Strategy Zone 2, ALC Grade 3a, Historic landfill (250m buffer) Amber Band 4  Amber 5-10 years Green 10   
267636 Cockles Farm, Middle Pill, Saltash, PL12 6LQSaltash 2.58157705781492002.5815770578149200 residential, non-residentialoutdoor leisure, manufacturing, storage, visitor accommodationAmber ALC Grade 2, ALC Grade 3a, Local Nature Recovery Strategy Zone 2 Amber Band 4  Amber 5-10 years Green 50  9999
267637 Pill Farm, Middle Pill, Saltash, PL12 6LQSaltash 2.78704882892248002.7870488289224800 residential, nature Green ALC Grade 2, Listed Buildings 50m buffer - Grade II, Local Nature Recovery Strategy Zone 2 Green Band 4  Amber 5-10 years Green 40   
267639 Land known as Locks Field, Tamar Park Farm, North Pill, Saltash, PL12 6LJSaltash 1.373428443793400000001.05528360424604000000Coastal Erosion Planning Constraints,Biodiversity Action Plan,Special Protection Areas,Sites of Special Scientific Interest,Special Areas of Conservation,Local Nature Recovery Strategy Zone 1,Flood Risk Zone 3residential  Amber ALC Grade 2, Historic landfill (250m buffer), Local Nature Recovery Strategy Zone 2, ALC Grade 3a, Flood Risk Zone 2, Historic landfill Amber Band 4  Amber 5-10 years Green 32   
267640 Land known as Locks Field , Tamar Park Farm, North Pill, Saltash, PL12 6LJSaltash 1.811840735891570000001.36127368075176000000Coastal Erosion Planning Constraints,Biodiversity Action Plan,Special Protection Areas,Sites of Special Scientific Interest,Special Areas of Conservation,Local Nature Recovery Strategy Zone 1,Flood Risk Zone 3residential  Amber ALC Grade 2, Historic landfill (250m buffer), Local Nature Recovery Strategy Zone 2, ALC Grade 3a, Flood Risk Zone 2, Historic landfill Amber Band 4  Amber 5-10 years Green 36   
267641 Tamar Park Farm, North Pill, Saltash, PL12 6LJSaltash 1.316269137169170000001.31626913716917000000 residential, nature Amber ALC Grade 2, Local Nature Recovery Strategy Zone 2, Historic landfill (250m buffer), ALC Grade 3a Amber Band 4  Amber 5-10 years Green 8   
267650 Tamar Park Farm, North Pill, Saltash, PL12 6LjSaltash 6.57290488057314005.0859640804609400Coastal Erosion Planning Constraints,Biodiversity Action Plan,Special Protection Areas,Special Areas of Conservation,Sites of Special Scientific Interest,Local Nature Recovery Strategy Zone 1,Flood Risk Zone 3,Greenspace sites,Strategic open spaces for larger townsresidential, non-residential, nature, otherindoor leisure, outdoor leisure, renewable, visitor accommodation, outdoor communityAmber ALC Grade 2, Local Nature Recovery Strategy Zone 2, Historic landfill (250m buffer), ALC Grade 3a, Flood Risk Zone 2NDP identifies site as countryside character area. Coastal erosion area at front of site. Amber Band 4  Amber 5-10 years Green 142   
267655 Liskeard Road, Latchbrook, Trematon, Saltash, PL12 4RLSaltash 20.821050623645400020.8210506236454000 residential, non-residentialindoor community, outdoor communityAmber ALC Grade 3a, Local Nature Recovery Strategy Zone 2, Listed Buildings 50m buffer - Grade II, HSE major hazard sitesGreen Band 4  Amber 5-10 years Green 582   
267902 Land West of Latchbrook, SaltashSaltash 11.628023890985800011.3152126088760000Flood Risk Zone 3,Strategic open spaces for larger townsresidential, natureRecovery, renewableEnergyLowCarbon Green Local Nature Recovery Strategy Zone 2, ALC Grade 2, Flood Risk Zone 2, HSE major hazard sites Green Band 4  Amber 10-15 yearsAmber 316   
267919 Latchbrook, SaltashSaltash 11.628023890985800011.3152126088760000Flood Risk Zone 3,Strategic open spaces for larger townsresidential, non-residential, natureoutdoor leisure, renewable, outdoor communityGreen Local Nature Recovery Strategy Zone 2, ALC Grade 2, Flood Risk Zone 2, HSE major hazard sitesSubmission identifies topography as an issue. Amber Band 4  Amber 5-10 years Green 316   
267924 Hole Farm, avery way, saltash, PL12 6LDSaltash 26.916450749833800021.9788183433847000Biodiversity Action Plan,Special Areas of Conservation,Sites of Special Scientific Interest,Local Nature Recovery Strategy Zone 1,Coastal Erosion Planning Constraints,Strategic open spaces for larger towns,Flood Risk Zone 3,Special Protection Areas,Landfill sites,Greenspace sitesnon-residentialmanufacturing, office, storageGreen Area of Outstanding Natural Beauty, Local Nature Recovery Strategy Zone 2, HSE major hazard sites, ALC Grade 3a, Historic landfill (250m buffer), Flood Risk Zone 2 Amber Band 4  Amber 5-10 years Green   30000
268025 Trematon Road Fields, Saltash, PL12 4RSSaltash 2.81078944090569002.8107894409056900 residential, non-residential Green ALC Grade 3a, Listed Buildings 50m buffer - Grade II, Local Nature Recovery Strategy Zone 2 Green Band 4  Amber 5-10 years Green 78   
268031 Trematon/ Broadmoor Field, PL12 4RSSaltash 0.596744186486580000000.59550948708944600000Listed Buildings - Grade IIresidential, non-residential Amber ALC Grade 3a, Listed Buildings 50m buffer - Grade II, Local Nature Recovery Strategy Zone 2PC identified previous applications refused on lack of amenities, access, highway safety and infrastructure issues. Amber Band 4  Amber 5-10 years Green 23   
268032 Trematon Villa Fields, Saltash, PL12 4RSSaltash 3.53367058642510003.5336705864251000 residential, non-residential Green ALC Grade 3a, Local Nature Recovery Strategy Zone 2 Green Band 4  Amber 5-10 years Green 98   
268036 Trematon Barn Fields, Saltash, PL12 4RSSaltash 5.22627774015626005.2262777401562600 residential  Green Area of Outstanding Natural Beauty, ALC Grade 2, ALC Grade 3a, Local Nature Recovery Strategy Zone 2PC identifies previous appeals dismissed due to lack of amenities, infrastructure, road access and safety. Amber Band 4  Amber 5-10 years Green 146   
268114 Mill Park Barn, Middle Pill Lane, Saltash, PL12 6LQSaltash 2.17314935409230002.1731493540923000 residential  Green ALC Grade 2, Historic landfill (250m buffer), Local Nature Recovery Strategy Zone 2 Amber Band 4  Amber 5-10 years Green 60   
268196 Land near Lynher Drive, Saltash, Pl12 4PASaltash 1.440885128217130000001.43313709648230000000Tree Preservation Orders Polygonsresidential  Green Local Nature Recovery Strategy Zone 2, ALC Grade 2, Area of Outstanding Natural Beauty Amber Band 4  Amber 5-10 years Green 25   
268198 Land at Churchtown, Castle Rise, Saltash, PL12 4SNSaltash 2.15762529453818002.1542878933877000Strategic open spaces for larger towns,Greenspace sitesresidential  Green Area of Outstanding Natural Beauty, Local Nature Recovery Strategy Zone 2, ALC Grade 3a, Conservation Areas, ALC Grade 2, Historic landfill (250m buffer) Amber Band 4  Amber 5-10 years Green 74   
268953 Liskeard Road, Latchbrook, Trematon, Saltash, Pl12 4RLSaltash 21.298912151190400021.2984685347722000Flood Risk Zone 3residential, other Amber ALC Grade 3a, Local Nature Recovery Strategy Zone 2, HSE major hazard sites, Listed Buildings 50m buffer - Grade IIIssues raised in submission: character, insfrastructure/utilities, flood, topography (though development would avoid steep land), tree coverAmber Band 4 Amber 10-15 yearsAmber 595   
268955 Land off A388, SaltashSaltash 0.703423136556109000000.70342313655610900000 residential  Dark AmberArea of Outstanding Natural Beauty, HSE major hazard sites, ALC Grade 2, Local Nature Recovery Strategy Zone 2 Amber Band 4  Amber 5-10 years Green 15   
268998 Adj to Pengarth and RylandsSaltash 2.25427224985125002.2542722498512500 residential  Light AmberALC Grade 3a, Area of Outstanding Natural Beauty, Historic landfill (250m buffer), Local Nature Recovery Strategy Zone 2, HSE major hazard sites Amber Band 4  Amber 5-10 years Green 63   
269199 Field, Longlands Lane, Saltash, PL12 4QGSaltash 3.38236201730427003.3576986857573200Flood Risk Zone 3residential, nature Green Historic landfill (250m buffer), Local Nature Recovery Strategy Zone 2, HSE major hazard sites, Flood Risk Zone 2Amber Band 4  Amber 5-10 years Green 116   
268110 The Cardinals, HattBotusfleming1.929475486555300000001.92947548655530000000 residential, non-residentialoutdoor leisure, renewable, manufacturing, office, storageLight AmberALC Grade 2, Local Nature Recovery Strategy Zone 2, Area of Outstanding Natural Beauty Green Band 4  Amber 5-10 years Green 53   
268111 Land south of HattBotusfleming1.439647048039130000001.43964704803913000000 outdoor leisure, renewable, manufacturing, office, retail, storageGreen ALC Grade 2 Green Band 4  Amber 5-10 years Green 39   
269013 Land to the West of the A388 at HattBotusfleming17.171740049215900016.5560717728955000Landfill sites,Flood Risk Zone 3,Greenspace sitesresidential indoor leisure, outdoor leisure, manufacturing, office, storageGreen Local Nature Recovery Strategy Zone 2, ALC Grade 2, Flood Risk Zone 2 Green Band 4  Amber 5-10 years Green 300   



CORNWALL LOCAL PLAN 2050

Activity Date

Notice given of intention to commence local plan preparation 30 April 2026

Scoping consultation starts 5 October 2026

Scoping consultation ends 16 November 2026

Gateway 1 self-assessment summary made available 25 January 2027

Consultation on proposed local plan content and evidence starts 10 May 2027

Consultation on proposed local plan content and evidence ends 21 June 2027

Observations and advice sought under Gateway 2 13 September 2027

Consultation on the proposed local plan starts 13 March 2028

Consultation on the proposed local plan ends 24 April 2028

Observations and advice sought under Gateway 3 3 July 2028

Plan submission for examination 11 November 2028

Anticipated date for plan adoption 23 June 2029



SUMMARY INSIGHTS FOR SCENARIO BUILDING

• A very big difference between “rounding off” Saltash and planning another step-change in 

growth …

• … and the town council area has clear environmental and landscape limits

• Can Treledan, North Pill and any future growth become real Saltash neighbourhoods?

• Can Saltash shift from housing-led growth to employment-led growth?

• How can Saltash benefit from Plymouth’s defence, Freeport and marine economy?

• Can Fore Street, the station and the waterfront work together as one place?

• Is Stoketon Cross enough to change the homes/jobs balance?

• Can local walking, cycling and bus links reduce pressure on the A38 and Tamar crossings?

• If the waterfront is the asset, where are the routes, gateways and reasons to visit?



SESSION TWO 
AGENDA & NEXT 

STEPS

• Agree ‘lenses’ to review three to four scenarios built 

by ONH in advance

• Test the plausibility and distinctiveness of each 

scenario

• Then use the ‘lenses’ to identify top three positive 

and negative effects

• Identify, if possible, the essence of a preferred strategy 

that navigates these positives and negatives and 

provides the basis for what happens next

• ONH will produce a final version of the SSP and a 

summary report with recommendations for action
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