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1.0 INTRODUCTION 

 

1.1 This statement has been prepared by Stags on behalf of Mr and Mrs Stokes. The statement 

relates to the continued siting of a mobile home at Higher Goverseth Farm, Foxhole, St 

Austell PL26 7UT for use as a residential dwelling.  

 

1.2 This statement provides an assessment of the proposals against the relevant planning 

policy framework. The statement focusses on the provisions of Section 38(6) of the Town 

and Country Planning Act 1990, which requires decisions to be made in accordance with 

the Development Plan unless material considerations indicate otherwise.  Such material 

considerations include the National Planning Policy Framework and National Planning 

Practice Guidance.   

 

1.3 The statement should be read in conjunction with the other supporting information 

submitted with the planning application: 

 

• Site Location and Block Plan  

• Exiting Plans and Elevations  
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2.0 SITE LOCATION AND DESCRIPTION 

 

2.1 The site is located on the northern edge of Foxhole, which is a village in mid Cornwall, 

and lying within the parish of St Stephen-in-Brannel. Foxhole is situated on the B3279 

circa 5 miles north west of St Austell.  

 

2.2 The site lies west of Higher Goverseth Farm and comprises of a mobile home and an 

associated area of land.  The unit in question was brought on to the land 2006 under 

consent C2/06/01714  for use by family members of the occupiers of the main house and 

has been used for these purposes since.  

 

2.3 Foxhole benefits from its own services and facilities including a doctors surgery, post 

office, social club and convenience store all of which are within walking distance from the 

property.  

 

2.4 The village benefits from everyday bus services to Newquay, Truro, St Austell and Bodmin.  

 

2.5 In terms of pedestrian access, just north of the is a public footpath which extends into the 

wider footpath network.  

 

2.6 The property can be accessed down the private lane to Higher Goverseth Farm, the lane 

is located off Goverseth Hill road. The property sits north of the Meadow Rise housing 

development and is bounded by existing development to all sides save the north, where 

the boundary is formed by the access lane to Higher Goverseth Farm and then a well-

established hedgerow.  

 

 

 

 

 

 

 

 

 

https://en.wikipedia.org/wiki/Cornwall
https://en.wikipedia.org/wiki/St_Stephen-in-Brannel
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3.0   THE PROPOSAL 

 

3.1 The application seeks full planning permission for the continued siting of a mobile home 

at Higher Goverseth Farm, Foxhole, St Austell PL26 7UT for use as a residential dwelling. 

There will be no changes to the interior or exterior of the building with this application. 

 

3.2 The site area is circa 0.09 acres, including the site access, associated garden and parking.  

 

3.3 The private road to the property is accessed directly off Goverseth Hill Road and the 

existing access to the property and parking provision will be maintained. The space 

provided is adequate for 2 parking spaces. 

 

3.4 Consent was originally granted in December 2006 to site a mobile home for a period of 

5 years for use by a dependent relative of the occupiers of Higher Goverseth Farm. This 

consent has now lapsed but the mobile home has remained in situ and in use. It Is now 

contended that there are no longer sound planning reasons to require the property to be 

occupied by a dependent relative of the occupiers of Higher Goverseth Farm, nor to limit 

the length of time it can remain onsite and consent is sought for its retention as an 

unfettered residential dwelling.  
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4.0 RELEVANT PLANNING HISTORY 

 

4.1 Consent was originally given under reference C2/06/01714 in December 2006 for: 

 

‘‘To site mobile home for dependant relative. | Higher Goverseth Farm Foxhole PL26 7UT 

Cornwall’’ 

 

4.2 The consent was subject to both a personal occupancy condition, requiring occupancy by 

Mr and Mrs Dingle, and limiting the length of time the unit could be onsite for a period 

of no more than 5 years. The reasons given for the imposition of these conditions were 

as follows: 

 

‘’The temporary siting for the mobile home for occupation by Mr and Mrs Dingle only, 

would not adversely affect the amenities of the neighbouring residents or result in a 

permanent dwelling located in an unsustainable location.’’ 

 

4.3 It is also noted that there is a currently undetermined application for 9 affordable homes 

directly to the north of the site which is being considered by the Council under reference 

PA18/11305.  

 

4.4 There are is no other relevant planning history on site. 
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5.0 THE DEVELOPMENT PLAN – LOCAL PLAN 

 

5.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires planning 

applications to be determined in accordance with the provisions of the Development Plan 

unless material considerations indicate to the contrary. 

 

5.2 Anything in bold has been highlighted within the policy text as the most relevant 

information to this proposal. 

 

5.3 Cornwall Local Plan was formally adopted in November 2016. It provides a flexible 

overarching planning policy framework for Cornwall up to 2030.  

 

5.4 Cornwall Local Plan 

 

5.5 The local plan contains a number of strategic and development management policies 

relevant to this proposal. Specific relevance to the principle of development are the 

following polices: 

 

Vision – Theme 2, Object 4 

P1 - Presumption in favour of sustainable development 

P2 - Spatial Strategy 

P2a - Key Targets  

P3 - Role and function of places 

P6 – Mix Housing 

P21- Best use of land and existing buildings 

 

5.6 The local plan has listed objectives to help work towards the vision for Cornwall. Objective 

4 in Theme 2 is to enable self-sufficient and resilient communities. 

 

“Objective 4: Meet housing need by providing for new homes over the plan period that 

provide everyone in the community with the opportunity of living in an appropriate home, 

supported by local community facilities.” (page 12) 
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5.7 Policy P2a breaks down number of new homes required in Cornwall over the next 10 

years. It is important to point out here that this is a minimum target to reach, so further 

sustainable housing development will be supported. 

 

5.8 Policy 2a- Key Targets 

 

“1. A minimum of 52,500 homes at an average rate of about 2,625 per year to 2030, to 

help deliver sufficient new housing of appropriate types to meet future requirements. In 

particular, meeting affordable housing needs;” (Page 19) 

 

5.9 Policy 3 – (Role and function of places) breaks down these numbers further by supplying 

housing targets to individual towns dependent on the local demand. 

 

5.10 Foxhole is not specifically listed under Policy 3 as it is a village and the Policy goes on to 

state that in the remaining settlements, which have not been listed under Policy 3, are to 

meet the housing requirements by using the following development types: 

 

1. “Existing sites with planning permission;  

2. Infill;  

3. Small scale rounding off;  

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

5. Rural exceptions sites.” (Page23) 

 

5.11 Policy 1: Presumption in favour of sustainable development states: 

 

“Planning applications that accord with the policies in this Local Plan and supporting 

Development Plan (including, where relevant, with policies in Neighbourhood Plans) will 

be regarded as sustainable development and be approved, unless material considerations 

indicate otherwise.” 

 

5.12 Furthermore, P21 encourages the best use of land to ensure sustainable development. 

 

5.13 Policy 21: Best use of land and existing buildings  

 

“to ensure the best use of land, encouragement will be given to sustainably located 

proposals that:  

a) use previously developed land and buildings provided that they are not of high 

environmental or historic value;  
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b) use despoiled, degraded, derelict and contaminated land provided that it is not of 

high environmental or historic value; 

c) increase building density where appropriate, taking into account the character of the 

surrounding area and access to services and facilities to ensure an efficient use of land; 

d) take into account the economic and other benefits (including food production) of 

Grade 1, 2 and 3a agricultural land. Where significant development of agricultural 

land is demonstrated to be necessary, poor quality land should be used in preference 

to that of higher quality.” 

 

5.14 St Stephen in Brannel Neighbourhood Plan 

 

5.15 St Stephen in Brannel Parish Council agreed to develop a Neighbourhood Development 

Plan (NDP) in July 2015. However, whilst the plan area has been designated, the policy 

wording of the plan is still being drafted so at present no weight can be given to the 

emerging NDP.  
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6.0 MATERIAL CONSIDERATIONS 

   

6.1 National Planning Policy Framework (2018) 

 

6.2 The current version of the National Planning Policy Framework (the NPPF) was published 

in 2019.  The document sets out the Government’s planning principles and policies for 

England and how these are expected to be applied. 

 

6.3 Paragraph 59 Delivering a sufficient supply of homes states: 

 

 

To support the Government’s objective of significantly boosting the supply of homes, it is 

important that a sufficient amount and variety of land can come forward where it is 

needed, that the needs of groups with specific housing requirements are addressed and 

that land with permission is developed without unnecessary delay.” 

 

6.4 With regard to smaller sites Paragraph 68 states:  

 

‘’Small and medium sized sites can make an important contribution to meeting the 

housing requirement of an area, and are often built-out relatively quickly. To promote the 

development of a good mix of sites local planning authorities should:  

a) identify, through the development plan and brownfield registers, land to 

accommodate at least 10% of their housing requirement on sites no larger than one 

hectare; unless it can be shown, through the preparation of relevant plan policies, 

that there are strong reasons why this 10% target cannot be achieved;  

b) use tools such as area-wide design assessments and Local Development Orders to help 

bring small and medium sized sites forward; 

c) support the development of windfall sites through their policies and decisions – giving 

great weight to the benefits of using suitable sites within existing settlements for 

homes; and 

d) work with developers to encourage the sub-division of large sites where this could 

help to speed up the delivery of homes.” 

 

6.5 Paragraph 118 Making effective use of land states: 

 

“118. Planning policies and decisions should:  

a) encourage multiple benefits from both urban and rural land, including through mixed 

use schemes and taking opportunities to achieve net environmental gains – such as 

developments that would enable new habitat creation or improve public access to the 

countryside;  

b) recognise that some undeveloped land can perform many functions, such as for 

wildlife, recreation, flood risk mitigation, cooling/shading, carbon storage or food 

production; 

c) give substantial weight to the value of using suitable brownfield land within 

settlements for homes and other identified needs, and support appropriate 

opportunities to remediate despoiled, degraded, derelict, contaminated or unstable 

land;  
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d) promote and support the development of under-utilised land and buildings, especially 

if this would help to meet identified needs for housing where land supply is 

constrained and available sites could be used more effectively (for example converting 

space above shops, and building on or above service yards, car parks, lock-ups and 

railway infrastructure)45 “ 

 

6.6 Cornwall Council Chief Planning Officer’s Advice Note: Infill/Rounding Off 

6.1 The Advice note provided detailed guidance on how the Council may interpret the policy 

requirements with regard to infill and rounding off and specifically with regard to 

rounding off it states: 

‘‘Proposals must be adjacent to existing development and be contained within long 

standing and enclosing boundary features, for example, a road, Cornish hedge or 

stream. Suitable sites are likely to be surrounded on at least two sides by existing built 

development. Development resulting in the creation of a further site for rounding off 

is unlikely to be rounding off in itself ‘’ 

 

 

 

 

 

 

 

 

 

 

.    
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7.0 DEVELOPMENT CONSIDERATIONS 

 

7.1 Principle of Development  

 

7.2 It is clear that the Development Plan now supports residential growth in the smaller 

settlements and villages and that it is no longer considered ‘unsustainable’ to provide 

housing within the environs of villages such as Foxhole. In this regard it is also noted 

Foxhole benefits from above average service provision.  

 

7.3 It is clear that this site lies adjacent to the built form of the settlement with housing 

development to all sides bar the north, which in any event is formed by a defined 

boundary feature of a road then established hedge. It is therefore considered these 

proposals represent ‘rounding off’ in the context of Policy 3 of the Development Plan. 

Should the affordable housing development on the land to the north ultimately be 

approved then this site will wholly be within the built form of Foxhole.  

 

7.4 It is also clear that the site is already developed and that whilst not occupied by a ‘bricks 

and mortar structure’ it is equally not the same as a greenfield site and priority should be 

given to its efficient and appropriate use.  

 

7.5 With regard to the principle of development it clear there no longer a need for there to 

be any form of dependency on Higher Goverseth Farm to make the application 

acceptable.  

 

7.6 Residential Amenity 

 

7.7 It is unclear why at the time of the 2006 consent why it was felt it was necessary to limit 

the consent on the grounds of amenity as the unit is orientated facing away from Higher 

Goverseth Farm and benefits from its own private amenity area.  Higher Goverseth Farm 

itself has generous land to its rear and side and therefore the retention of the mobile 

home as an unfettered residential unit will have no impact on the amenity of Higher 

Goverseth Farm. 

 

7.8 With regard to other surrounding property it is clear that other boundaries are well 

established and that there are no amenity issues with regard to properties within the 

Meadow Rise estate. In particular it is noted that the Council would not have approved 
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the 2006 consent if it were felt amenity issues with third party properties would have 

been created as the conditions imposed would not have reduced these impacts.  

 

 

7.9 Highways and Transport 

 

7.10 This application proposes no change to the exiting access or parking situation on the site 

as this is adequate for a residential use and this situation would have previously been 

considered by the Council at the time of the 2006 consent.  

 

7.11 Ecology 

 

7.12 The application proposes no physical change to the existing building or surrounding area.  

In this context it is plain that there will be no ecological impacts caused by the 

development.  

 

7.13 Flood Risk and Drainage 

 

7.14 The site area is not in a flood risk area therefore the proposal does not require a Flood 

Risk Assessment to be produced.  

 

7.15 Foul and surface water drainage provisions are already in place on site and there will be 

no physical changes as a result of these proposals.  

 

7.16 Contamination  

 

7.17 The site is already in a residential use and there is no physical evidence to suggest that 

contamination is present on site and if a residential use were considered to be at risk this 

matter would have been brought up by the Council in 2006 as in this regard the policy 

framework has not changed substantially.  
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8.0 PLANNING BALANCE AND CONCLUSIONS 

 

8.1 It is clear that the principle of development in supported by the Development Plan. 

 

8.2 Furthermore. the Framework supports the delivery of housing where the impacts do not 

substantially and demonstrably outweigh the benefits.  

 

8.3 There are clear economic, social and environmental benefits provided by this proposal. 

The provision of a residential property in Foxhole will help increase demand for the services 

and facilities in the village. 

 

8.4 With regard to other development considerations, no potential impacts have been 

identified which would substantially and demonstrably outweigh the benefits of the 

proposals.  

 

8.5 For the reasons outlined in this report it is respectfully requested that planning permission 

be granted. 

 


