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1. EXECUTIVE SUMMARY  

1.1.1 Laurence Associates is retained by Mr Nesbitt (‘the applicant’) to progress a 

full planning application for the proposed use of approved garage as 

additional living accommodation / holiday let (‘the proposed development’) 

at 28 Grovehill Crescent, Falmouth, TR11 3HR (‘the application site’). 

1.1.2 This statement, alongside a review of the site’s planning history and relevant 

policies at both a local and national level, provides a description of the 

proposed development together with an appraisal of the planning merits of 

the scheme as a whole.  

1.1.3 It is concluded that the proposal is entirely consistent with relevant policies 

contained within the adopted development plan and moreover it is 

demonstrated that there are no technical reasons why permission ought not 

to be granted.  
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2. SITE DESCRIPTION AND BACKGROUND 

2.1.1 The application site comprises of an area of garden that fronts 28 Grovehill 

Crescent, where the approved garage is currently under construction as 

identified within the proposed site plan (19250-PL-00-03B), as shown below: 

 

 

 

 

 

 

 

 

 

2.1.2 28 Grovehill is a detached property on a good-sized plot and is within the 

urban area of Falmouth. The property is located between 26 and 30 Grovehill 

Crescent which are also detached properties. To the rear of the property, is 

13 and 15 Arwenack Avenue and to the front of the property, separated by 

the road is 27 Grovehill Cresent. 

2.1.3 There is a combination of detached and semi-detached properties, both of a 

single and two-storey construction. The materials also vary, however painted 

render and the use of slate appear to be prevailing materials of this location.  

2.1.4 The site does not fall within any landscape or heritage designations; however, 

it is recognised that the site is located adjacent to Falmouth Conservation 

Area and within 48 meters of the Listed Building of Grovehill House. There 

are also no tree preservation orders within the site. 

2.1.5 The site lies within Flood Risk Zone 1 where the risk of flooding from the sea 

and rivers is at the lowest and is also subject to the Critical Drainage Area for 

Falmouth and Penryn. 
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3. RELEVANT PLANNING HISTORY 

3.1.1 Of relevance to this application, permission was granted on the 14th of August 

2020 for the demolition of existing garage with replacement two storey 

extension, modifications to existing dwelling and construction of detached 

garage under planning reference number: PA20/04803. 

3.1.2 Condition 7 attached to the said permission relates specifically to the garage 

and states that: 

‘The garage development hereby permitted as shown on approved drawing 

plan 19250-PL-01-03 shall only be used as a private garage incidental to the 

enjoyment of the dwellinghouse as such known as 28 Grovehill Crescent, 

Falmouth and for no other purpose.’ 

3.1.3 The reason provided for including the condition states that the condition has 

been imposed ‘In the interests of the residential amenities of the occupiers of 

adjoining properties in accordance with Paragraph 127 of the National 

Planning Policy Framework 2019.’ 

3.1.4 Within the LPA’s Officer Report, the below assessment was undertaken over 

the acceptability of the garage:   

3.1.5 ‘The proposal includes the demolition of the existing garage and a 

replacement detached garage. The proposed garage siting will be to the front 

of the wider application site, along the north west elevation. Due to the 

topography of the site, the proposed garage will be sunken into the existing 

area and will have a similar finished floor level to the existing dwellinghouse. 

The proposed materials are considered acceptable and will be in keeping with 

the dwellinghouse. Additionally, the proposed garage will utilise the existing 

access and turning space and this is considered safe and suitable for future 

users. Thus, there are no highways objections and the proposal accords with 

Policy 27 of the CLP and Paragraph 108 of the NPPF. A condition is considered 

necessary to ensure that the use of the garage remains.’ 
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4. PROPOSED DEVELOPMENT  

4.1.1 It is proposed to use the approved / currently under construction garage for 

dual use as additional living accommodation for the host dwelling and holiday 

letting use within the holiday season, along with associated minor design 

changes to include the following: 

- Replace the approved garage door on the south east elevation with a 

window and bio-folding doors. 

- Replace the approved window and door on the north east elevation to a 

door. 

4.1.2 The holiday letting use would take advantage of Falmouth’s tourist provision, 

and in turn, provide a sustainable income for the applicant and his family. 

4.1.3 The approved location of the building in front of the host dwelling of 28 

Grovehill Road will remain the same. Access to the host dwelling and the 

additional accommodation for the property / holiday let will also remain as 

approved where parking for at least 2 cars is provided, in addition to street 

parking in front of the property.   

4.1.4 The position of the building means that there is a separation distance of 

approximately 10 metres from 30 Grovehill Crescent and approximately 13 

metres from 26 Grovehill Crescent. The distance combined with the building 

being single storey means there would be no adverse impacts on existing 

residential amenity. 

4.1.5 The building is of a modest in scale and would one-bedroom, open plan 

lounge and kitchen area, along with a separate bathroom.  

4.1.6 Wider, surrounding boundaries would remain unchanged by the proposal. 
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5. PLANNING POLICY CONTEXT 

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

planning applications to be determined in accordance with the Development 

Plan unless material considerations indicate otherwise; meaning amongst 

other things any other supplementary / supporting planning documents and 

the government’s guidance as set out in the National Planning Policy 

Framework (NPPF) (2019).  

5.1.2 The statutory development plan for the site consists of the Cornwall Local 

Plan 2010 – 2030 (CLP) (2016), whilst material considerations in this instance 

comprise national policies set out within the National Planning Policy 

Framework (2019).    

5.1.3 The Parish of Falmouth, within which the site is located, is designated as a 

Neighbourhood Plan area. The Falmouth Neighbourhood Development Plan 

(NDP) has been successful at examination, however the NDP cannot proceed 

to Referendum until 6 May 2021, or the current circumstances change due to 

the Covid-19 crisis as set out by Central Government. As such, some weight 

will be applied to the relevant policies, given the status of the NDP due to the 

various milestones the NDP has reached. 

5.2 THE CORNWALL LOCAL PLAN (2016) 

5.2.1 In the case of the Local Plan, those key policies that are of particular relevance 

to the application include the following: 

• Policy 1 ‘Presumption in favour of sustainable development’ 

• Policy 2 ‘Spatial strategy’ 

• Policy 2a ‘Key targets’ 

• Policy 5 ‘Business and Tourism’ 

• Policy 12 ‘Design’ 

• Policy 21 ‘Best use of land and existing buildings’ 

• Policy 23 ‘Natural environment’ 



 On behalf of  
Mr Nesbitt 

7 

 

• Policy 24 ‘Historic Environment’  

• Policy 26 ‘Flood Risk Management and Coastal Change’ 

• Policy 27 ‘Transport and accessibility’  

5.2.2 Policy 1 sets out a presumption in favour of sustainable development. It 

states that, when considering development proposals, the Council will take a 

positive approach that reflects the presumption in favour of sustainable 

development as enshrined within the NPPF. 

5.2.3 Policy 2 relates to spatial strategy. It sets out how proposals should respect 

and enhance the quality of place, provide solutions to current and future 

issues, and generate and sustain economic activity.  

5.2.4 Policy 2a sets out the number of homes, jobs, student accommodation, 

accommodation for older persons and pitches for Gypsies and Travellers, that 

are to be delivered across the plan period. It states that proposals should help 

to contribute towards the requirement of 38,000 new full time jobs across 

the plan period. 

5.2.5 Policy 5 concerns proposals for new or enhanced business and tourism led 

developments. With regards to new tourism facilities, the policy states that 

the ‘provision of new, high quality sustainable tourism facilities, attractions 

and accommodation will be supported where they would be of an appropriate 

scale to their location and to their accessibility by a range of transport modes. 

Proposals should provide a well-balanced mix of economic, social and 

environmental benefits.’ As the proposed accommodation is to be part used 

as holiday let accommodation and would not be for unfettered use on the 

open market, an assessment of this policy is key to the principle.  

5.2.6 It is important to highlight at this stage that, whilst the proposal relates to 

part holiday letting unit, the building would still be tied to the host dwelling 

that falls within Use Class C3 of the Town and Country Planning (Use Classes) 

Order 1987 (as amended). A dwellinghouse is defined by its ability to afford 

its occupants the facilities required for day-to-day private domestic 

existence; the building would still be legally tied to the dwelling and in doing 
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so, would not lose this characteristic if it were to be occupied for only part of 

the year, at infrequent intervals, or by a series of different households, or if 

its occupation were restricted via planning condition.  

5.2.7 Policy 12 requires new proposals to be of a high quality, safe and sustainable 

design which sustains Cornwall’s sense of distinctiveness. It provides a set of 

design principles that are be followed when creating new developments and 

sets out how new proposals must respect existing residential amenity. 

5.2.8 Policy 21 provides clear support for the reuse of previously developed land 

and existing buildings in sustainable locations, providing they are not of high 

environmental or historic value.  

5.2.9 Policy 23 sets out how new development proposals are to enhance Cornwall’s 

natural environment and assets according to their international, national and 

local significance.  

5.2.10 Policy 24 deals with the Historic Environment and states that development 

proposals will be permitted where they sustain the cultural distinctiveness of 

Cornwall’s historic, rural, coastal environment.  

5.2.11 Policy 26 deals with flood risk management and coastal change. It states the 

new developments should avoid areas of flood risk and minimises or reduces, 

and where possible eliminates flood risk on site and in the area. This policy is 

relevant as the site falls within Flood Zone 1 and is located within the Critical 

Drainage Area for Falmouth and Penryn. 

5.2.12 Policy 27 relates to transport and accessibility. It states that new 

development proposals must be sustainably located, be close to and promote 

the use of public transport and can be safely accessed from the road network. 

5.3 NATIONAL PLANNING POLICY FRAMEWORK (2019) 

5.3.1 The NPPF is a material consideration in the determination of this application 

as per Paragraph 2 of the Framework and Section 38(6) of the Planning and 

Compulsory Purchase Act 2004. It sets out Government planning policies for 

England and how these are expected to be applied. 



 On behalf of  
Mr Nesbitt 

9 

 

5.3.2 The golden thread running throughout the NPPF is the Government’s 

presumption in favour of sustainable development (Paragraph 11) whereby 

developments which correctly balance the requirements of economic, social 

and environmental issues should be granted planning permission unless 

there are strong reasons that permission should not be granted. 

5.3.3 Paragraph 8 of the NPPF sets out the three dimensions to sustainable 

development: economic, social and environmental; all of which give rise to 

the need for the planning system to perform a number of mutually 

dependent roles.   

5.3.4 Paragraph 38 states that LPAs should approach decisions on proposals in a 

positive and creative way and work proactively with applicants to secure 

developments that will improve the economic, social, and environmental 

conditions of the area.   

5.3.5 Paragraph 117 states that decisions should promote an effective use of land 

in meeting the need for homes and other uses, while safeguarding and 

improving the environment and ensuring safe and healthy living conditions. 

5.3.6 Paragraph 124 sets out that the creation of high-quality buildings and places 

is fundamental to what the planning and development process should 

achieve. Good design is a key aspect of sustainable development, creates 

better places in which to live and work and helps make development 

acceptable to communities. Being clear about design expectations, and how 

these will be tested, is essential for achieving this. So too is effective 

engagement between applicants, communities, local planning authorities 

and other interests throughout the process. 

5.3.7 Section 12 promotes achieving well-designed places. Paragraph 127 sets out 

that Planning policies and decisions should ensure that developments:  

a) will function well and add to the overall quality of the area, not just for 

the short term but over the lifetime of the development;  

b) are visually attractive as a result of good architecture, layout and 

appropriate and effective landscaping;    
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c) are sympathetic to local character and history, including the surrounding 

built environment and landscape setting, while not preventing or 

discouraging appropriate innovation or change (such as increased 

densities);  

d) establish or maintain a strong sense of place, using the arrangement of 

streets, spaces, building types and materials to create attractive, 

welcoming and distinctive places to live, work and visit;  

e) optimise the potential of the site to accommodate and sustain an 

appropriate amount and mix of development (including green and other 

public space) and support local facilities and transport networks; and  

f) create places that are safe, inclusive and accessible and which promote 

health and well-being, with a high standard of amenity for existing and 

future users; and where crime and disorder, and the fear of crime, do not 

undermine the quality of life or community cohesion and resilience. 

5.3.8 Section 16 relates to conserving and enhancing the historic environment.  

5.3.9 Paragraph 189 states that in determining applications, local planning 

authorities should require an applicant to describe the significance of any 

heritage assets affected, including any contribution made by their setting. 

The level of detail should be proportionate to the assets’ importance and no 

more than is sufficient to understand the potential impact of the proposal on 

their significance. As a minimum the relevant historic environment record 

should have been consulted and the heritage assets assessed using 

appropriate expertise where necessary. Where a site on which development 

is proposed includes, or has the potential to include, heritage assets with 

archaeological interest, local planning authorities should require developers 

to submit an appropriate desk-based assessment and, where necessary, a 

field evaluation.  

5.3.10 At Paragraph 190, it is stated that Local planning authorities should identify 

and assess the particular significance of any heritage asset that may be 

affected by a proposal (including by development affecting the setting of a 
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heritage asset) taking account of the available evidence and any necessary 

expertise. They should take this into account when considering the impact of 

a proposal on a heritage asset, to avoid or minimise any conflict between the 

heritage asset’s conservation and any aspect of the proposal.  

5.3.11 Paragraph 192 sets out that in determining applications, local planning 

authorities should take account of:  

a) the desirability of sustaining and enhancing the significance of 

heritage assets and putting them to viable uses consistent with their 

conservation;  

b) the positive contribution that conservation of heritage assets can 

make to sustainable communities including their economic vitality; and 

c) the desirability of new development making a positive contribution 

to local character and distinctiveness. 

5.4 FALMOUTH NEIGHBOURHOOD DEVELOPMENT PLAN 

5.4.1 Of most relevance of the NDP are the sections on design and tourism 

accommodation as set out below: 

5.4.2 Policy DG 2 ‘Development generally’ sets out that new development should 

incorporate high quality design in terms of its format, scale, massing, 

articulation and use of materials and other external finishes. In addition, 

specific design guidance to be followed.   

5.4.3 Policy DG 8 ‘Development within the setting of the Conservation Area’ states 

that development proposals visually close to Conservation Areas should be 

sensitive to their potential impact upon the setting of, and inward or outward 

public views to the Conservation area. In appropriate cases, usually involving 

significant or major development, an assessment of the impact upon the 

character of Conservation Area should accompany the planning application. 

5.4.4 Policy BE 3 concerns ‘Tourism Facilities and Accommodation’ and supports 

proposals for the enhancement and development of new tourism facilities 

and accommodation, where appropriate to their scale, nature, and location 

subject to the below criteria: 
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1. Involves redundant or semi-obsolete buildings which may lend 

themselves well to adaptation and modernisation as hotels, other 

forms of serviced accommodation or restaurants;  

2. Is an extension to existing facilities and accommodation which is 

proportionate to the surrounds;  

3. Increases the attractiveness of the development to visitors;  

4. Physically accessible to people with impaired mobility and other 

disabilities such as impaired sight or hearing;  

5. Socially inclusive, facilitating use by all sectors of the local community;  

6. Protects and enhance the visual quality of the site and its surroundings; 

7. Respects the heritage interest of the building/structure involved and of 

any surrounding buildings and areas, and ensures that proposals do not 

adversely affect the historic environment, in accordance with Falmouth 

NDP Section 11 policies and Policy 24 of the Cornwall Local Plan;  

8. Improves local biodiversity through the creation of new habitat;  

9. Achieves small-scale improvements to sustainability, for example by 

recycling waste, using renewable energy and sourcing produce and 

materials locally. 
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6. PLANNING ASSESSMENT  

6.1 PRINCIPLE OF HOLIDAY LETTING UNIT 

6.1.1 The application is for the proposed use of an approved and currently under 

construction garage for the additional living accommodation / holiday letting 

unit. Whilst the approved garage is to provide use for additional 

accommodation for the host property and tourism accommodation, the 

garage would still be defined by the same use, i.e., Use Class C3 of the Town 

and Country Planning Act. As such, it is necessary to assess the proposal 

against relevant policies within the development plan that set out where new 

residential development should and should not go.  

6.1.2 In this instance, through utilising the property’s extensive residential 

curtilage, which is classed as previously developed land in planning terms, the 

application aligns itself with Policy 21 of the Cornwall Local Plan which 

permits the reuse of previously developed land, where it is sustainably 

located and providing the proposal would avoid harm to the environment.  

6.1.3 The proposed accommodation is small in scale and its position at the front of 

the property which has been recently assessed on the natural and historic 

environment would remain the same and would not result in adverse impacts 

on the environment. 

6.1.4 The proposed design changes to the building are shown on the following page 

are minimal and relate to the south east and north east elevations. In 

summary, the approved garage door on the south east elevation is proposed 

to change to a window and bio-folding doors. The approved window and door 

on the north east elevation are proposed to change to a door and the main 

point of access to the building.   
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6.1.5 Although the intended use of the building of a garage would change, the 

approved building would continue to be compatible with adjoining 

developments and blend in with local character given the single storey scale 

of development and selection of materials. 

Approved Elevations for Garage under Planning Reference no: PA20/04803 

Proposed Elevations for additional living accommodation / holiday letting unit 
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6.1.6 Regarding the site’s sustainability credentials, the site is highly sustainable 

within the town of Falmouth which has direct and easy access to all services 

and facilities on offer and hence the reason why the applicant wishes to 

embark on the opportunity of using the building during the certain months of 

the year as a holiday let, which in turn, would create an additional income.   

6.1.7 Due to the scale of the building that has previously been deemed appropriate 

to its location, added together with the highly sustainable and accessible 

location of the site to services and facilities, along with a range of transport 

modes, the proposal would comply with Policy 5 of the CLP and Paragraph 38 

of the NPPF. In terms of Policy BE 3 of the NDP for Falmouth, whilst the 

proposal does not fall within any of the relevant categories of the criteria 

attached to the said policy, the proposal does adhere to the overarching 

objective of supporting new holiday accommodation where it is of an 

appropriate scale, nature, and to its location.  

6.1.8 Due to the fact the approved garage building will be limited to incidental 

accommodation to the host dwelling and for holiday letting accommodation, 

it is considered that full compliance can be demonstrated. As noted above, 

firstly, the accommodation is modest in size and of a scale appropriate to the 

character of the area, whilst also respecting existing residential amenity due 

to its distance from the neighbouring properties of 26 and 30 Grovehill 

Crescent. Secondly and as already outlined, the site benefits from a highly 

sustainable location, where one is not dependant on a motor vehicle.  

6.1.9 Sustainability issues aside, regarding the requirement within Policy 5 to 

demonstrate ‘a well-balanced mix of economic, social and environmental 

benefits’, it is considered the proposal does just this.  

6.1.10 The proposal will result in some social benefits to the area through the supply 

of new holiday accommodation; occupants would frequent local facilities for 

their everyday goods and amenities which in turn contributes positively to 

the socio-economics of the area and the long term sustainability and 

wellbeing of local businesses.   
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6.1.11 When the development is occupied for holiday use, it would contribute to the 

local economy once occupied, as occupants would use and sustain the growth 

of nearby services through local spending power year-round, which enables 

the development to assist in achieving economic growth.  

6.1.12 The proposal would not cause harm to the natural environment as it does not 

involve the removal of any existing hedgerows or trees. 
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6.2 DESIGN AND HERITAGE IMPACT ASSESSMENT  

6.2.1 The provision of holiday letting units are generally supported by Cornwall 

Council, providing there would be no significant impacts to the environment 

or on local character.  

6.2.2 The site falls outside of any landscape designations, yet the sites proximity to 

the adjoining Conservation Area is noted. Notwithstanding this, it should be 

recognised that an assessment on the appearance and introducing built form 

in this location has already been undertaken as part of the previous 

application, where the LPA concluded that there would not be harm to the 

Conservation Area. In addition to the location of the nearby Conservation 

Area, the proximity of the site to the Listed Building of Grovehill House is 

acknowledged. Although as with the previous application, the assessment 

over introducing a building in this location has been deemed accepted where 

there would not be harm to the said Listed Building, due to the separation 

distance of 48m, along with the intervening existing boundary treatments 

and the highway at Grovehill Crescent. As such, it is considered that there 

would not be undue harm to the adjoining Conservation Area or Listed 

Building and therefore compliant with Policy 24 of the CLP and Paragraphs 

189, 190 and 192 of the NPPF. 

6.2.3 As noted already, it is not considered that the building creates adverse 

impacts on nearby residential amenity due to the extent of the end use, i.e., 

occupation by a couple, or individual based on the size of the accommodation 

and due to the distance, that exists between the building and neighbouring 

dwellings in addition to the fact that the building is only single storey. 

6.2.4 The reason for stating that the garage needs to be used as a private garage 

incidental to the enjoyment of the dwellinghouse was because of being in the 

interests of the residential amenities of the occupiers of adjoining properties. 

However, it is understood that the occupiers of the properties of 26 and 30 

Grovehill Crescent did not object, nor any specific reasons as to why an 
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alternative use to the building would be of detriment to the residential 

amenity of the said adjoining properties.  

6.2.5 Access is to be as per existing arrangements and given the modest nature of 

the proposal, it is not considered vehicular trips associated with the unit of 

accommodation will result in adverse impacts on the local highway. 

6.2.6 Based on the above, compliance with Policies 12 and 13 of the CLP and DG 2 

and 8 of the NDP for Falmouth is also achieved, as well as Paragraphs 124 and 

127 of the NPPF. 
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6.3 CRITICAL DRAINAGE AREA 

6.3.1 The site lies within a Critical Drainage Area (CDA) which is generally an area 

that has critical drainage problems, and which has been notified to the local 

planning authority as such by the Environment Agency. 

Extract of CDA map, Cornwall – Falmouth and Penryn, Environment Agency, April 

2015.  

6.3.2 Falmouth and Penryn are a Priority Community in Cornwall Council’s Local 

Flood Risk Management Strategy (Strategy). There are numerous records of 

flooding in Falmouth and Penryn. The flood risks are mainly associated with 

the lower parts of the catchments, where floodplains are constrained by 

existing development and high tides restrict surface water discharge. These 

risks can be reduced by development attenuating flow in the upper 

catchment. Further actions to improve drainage in the lower catchment areas 

will be necessary, and detailed actions to address this will be developed in 

partnership through the Strategy.  

6.3.3 The site is relatively flat, and the proposal contains some permeable surfaces 

(grassed areas). Beyond the subject site is residential development, given the 

urban location of the site within Falmouth.  
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6.3.4 Identified on the Proposed Site Plan, drawing number: 19250-PL-00-03B 

includes details of the proposed storm drains, as well as the proposed 

rainwater soakaways which will be connected to suitable downpipes from the 

building which will accommodate existing surface water in the event of heavy 

rain. 

6.3.5 Given the surface area of the building proposed, as with the proposed surface 

water disposal measures, to allow infiltration, there is no additional risk of 

flooding either within the site or to the surrounding area. 

6.3.6 The proposal will therefore not have any implications with respect to CDA 

and satisfies the intentions of Policy 26 of the CLP. 

6.4 SUMMARY  

6.4.1 The development is consistent with both the development plan and relevant 

material considerations in all possible respects. It will contribute positively to 

the local tourism economy through an increase in spending power within the 

area’s local shops and facilities and generally represents a logical and 

compatible use of land, that is already surrounded by existing tourism 

developments.  

6.4.2 The development would not give rise to significant adverse impacts and 

therefore Policy 1 of the Cornwall Local Plan and Paragraph 11 of the NPPF 

should be engaged and the application should be granted. 
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7. CONCLUSION 

7.1.1 It has been demonstrated that the proposed use of the approved garage for 

additional living accommodation / holiday use is consistent with both 

adopted, local planning policies and would be clearly consistent with the 

thrust of NPPF policy. 

7.1.2 The proposal would result in additional accommodation to the host dwelling 

along with the opportunity as a holiday letting unit within a highly sustainable 

location, on previously developed land. 

7.1.3 In terms of economic benefits, the proposals would make a positive 

contribution to the local, tourist economy whilst also providing an additional 

income stream for the applicant and his family. From a social dimension, the 

proposals would result in a contribution towards the area’s housing stock and 

there would be no harm to the environmental because of the development. 

7.1.4 The development should therefore be approved, having regard to the 

statutory determination obligation prescribed by Section 38(6) of the 

Planning and Compulsory Purchase Act 2004, and in accordance with the 

relevant policies of National Planning Policy Framework 2019 and policies 

within the Cornwall Local Plan 2010 – 2030. 

  


