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Your ref:
My ref: PA20/03122/PREAPP

Brodie Planning Associates Ltd
Stable One
Manor Farm Courtyard
Southam
Cheltenham
GL52 3PB

Date: 10 February 2021

Dear Sir/Madam

Pre-application 
enquiry reference

PA20/03122/PREAPP

Proposal Pre application advice for demolition of existing house and 
construction of 4 no 2 bed supported living accommodation (C2)  
for persons with mental health disabilities slush as autism

Location 20 Clarence Road St Austell Cornwall PL25 5NL
Applicant Pivotal Development Services

I refer to your enquiry received on 21 December 2020 concerning the above and 
would inform you that this letter is written on the basis of the information supplied 
with your enquiry and the submitted drawings.

Site and context:
The site has an existing single storey bungalow which is in need of repair, it is within 
the settlement of St Austell and is within a large plot.  The site is not within any 
landscape designations.

Proposal summary:
The proposal requests information as to the likelihood of planning permission being 
granted for the demolition of existing bungalow and erection of 4 No 2 bed supported 
living accommodation for persons with mental health disabilities such as autism. 

Relevant Site Planning History:
None
Relevant Planning Policies:

-National Planning Policy Framework: 19
Section  5. Delivering a sufficient supply of homes
Section 6. Building a strong and competitive economy
Section  12. Achieving well designed places
Section 15 Conserving and enhancing the natural environment
Paragraphs 
8, 14, 78 and 79 

Cornwall Local Plan Strategic Policies 2010-2030-Adopted Nov 16
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Policy 1 Presumption in favour of sustainable development
Policies 2 and 2a  Key targets and spatial strategy
Policy 3 Role and function of places
Policy 6 Housing Mix
Policy 12 Design
Policy 13 Development standards
Policy 21 Best use of land and existing buildings

No NDP

Principle of Development
The site sits within the settlement boundary of St Austell and in accordance with 
Policy 3 of the CLP does  comply as infill and rounding off. 
Policy 3 of the CLP refers to- The scale and mix of uses of development and 
investment in services and facilities should be based on the role and function of 
places. New development up to 2030 will be accommodated in accordance with the 
following hierarchy.  Other than at the main towns identified in this Policy, housing 
and employment growth will be delivered for the remainder of the Community 
Network Area housing requirement through: 
o identification of sites where required through Neighbourhood Plans;
o rounding off of settlements and development of previously developed land 
within or immediately adjoining that settlement of a scale appropriate to its size and 
role;
o infill schemes that fill a small gap in an otherwise continuous built frontage and 
do not physically extend the settlement into the open countryside. Proposals should 
consider the significance or importance that large gaps can make to the setting of 
settlements and ensure that this would not be diminished;

Policy 21 of the CLP  aims- 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; 
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.

It is appreciated that the existing dwelling is redundant and disused and is not of any 
historic importance, the site is big enough to accommodate the flats, however, the 
amount of parking available is limited and any formal application would need to 
justify why only 2 parking spaces are adequate for this intended C2 use without 
increasing the pressure for on street parking in the locality. With regards to the 
design, the surrounding developments are generally two storey, the flats are in 
keeping with the general design of the wider street scene. The flats should be 
sustainable and benefit the community on a economic, environmental and Social 
scale. 
Please be mindful that a CIL levy will not be chargeable as the development is in area 
5.  
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In essence the proposal will comply with Policies  3, 21  of the CLP 16 and 
Paragraphs 78 and 79 of the NPPF 19 subject to the design, size and siting being 
appropriate.  

Design and character
Policies 1,  12 and 13 of the CLP refer to design and sustainable development,
Policy 1 states that When considering development proposals the Council will take a 
positive approach that reflects the presumption in favour of sustainable development 
contained in the National Planning Policy Framework and set out by the policies of 
this Local Plan. When considering whether a development proposal is sustainable or 
not, account will be taken of its location, layout, design and use against the three 
pillars of economic development, social development and environmental protection 
and improvement. 
Policy 12 states- The Council is committed to achieving high quality safe, sustainable 
and inclusive design in all developments. Development must ensure Cornwall's 
enduring distinctiveness and maintain and enhance its distinctive natural and historic 
character. Development should demonstrate a design process that has clearly 
considered the existing context, and how the development contributes to the social, 
economic and environmental elements of sustainability through fundamental design 
principles.
1. As part of a comprehensive place-shaping approach, proposals will be judged 
against fundamental design principles of:
a. character - creating places with their own identity and promoting local 
distinctiveness while not preventing or discouraging appropriate innovation. Being of 
an appropriate scale, density, layout, height and mass with a clear understanding 
and response to its landscape, seascape and townscape setting; and
b. layout - provide continuity with the existing built form and respect and work with 
the natural and historic environment; high quality safe private and public spaces; and 
improve perceptions of safety by overlooking of public space; and
c. movement - creating a network of safe well connected routes which are easy to 
read and navigate by the use of landmarks, spaces, views and intersections; and
2. In addition development proposals should protect individuals and property from:
a. overlooking and unreasonable loss of privacy; and
b. overshadowing and overbearing impacts; and
c. unreasonable noise and disturbance.

Therefore, should an application be submitted for the scheme applied, this would 
have to be carefully considered.

Access and highways. 
 The site would need to provide off street parking and turning, therefore, when 
looking at the access, full consideration of highway safety and visibility from the site 
would need to be given if an application was submitted. As mentioned above more 
than 2 spaces would be required so this should be looked at.

Highways comments are as follows
Following an assessment of supporting information, I have the pre-application 
highway comments below:
Given the nature of the proposal, it is unlikely an objection on highway grounds 
would be raised.
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Proposed parking provision, as shown on the indicative plans, would be acceptable 
and would appear capable of accommodating more than two on-site spaces. I 
recommend this be maintained in the event a planning application is submitted.

Critical Drainage Area.
The site is within the CDA therefore a full drainage scheme and flood risk should be 
submitted to ensure there won't be any impact on the neighbours and surrounding 
area of Flooding. 

Conclusion:
The building is redundant and is within the settlement of St Austell, the design and 
materials need to be in keeping with the surrounding street scene and the size and 
positioning of the proposed dwellings should reflect the character of the area. In light 
of the site being within the settlement proposed new flats would likely to gain officer 
support subject to compliance with Policies 1, 2, 3, 12 and 21 of the CLP  are 
appropriate and paragraphs 8, 11, 14, 124,130,170, 172,174, of the NPPF 19. 
Community Engagement:
The majority of local councils (parish, town and city councils) welcome pre-
application planning discussions and we strongly encourage you to consult the local 
council and seek their views prior to submitting any formal planning application. I 
would also encourage you to consult with residential occupiers prior to submitting 
any formal planning application as well as the appropriate Electoral Division Member. 

The Parish Clerk Mr David Pooley can be contacted david.pooley@staustell-tc.gov.uk  
or  01726 829859  and the local Electoral Division Member for St Austell  Sandra 
Heyward (Gover) on sandra.heyward@cornwallcouncillors.org.uk or 0172665045 or 
07791066638.
Building Regulations:
Cornwall Council's Building Control Service is pleased to offer a free initial pre-
application advice service for all your development enquiries.  Building Control can 
advise whether a Building Regulations application is likely to be required for your 
proposal, can give valuable time-saving guidance on how to meet the requirements 
of The Building Regulations and can suggest possible ways of resolving any notable 
issues prior to you submitting any formal Planning Permission applications that may 
be required.  Building Control's Extended Services team can offer SAP, SBEM and Air-
Permeability Testing Services, as well as access to warranties and other related 
services.  

The local authority building control office can be contacted at Circuit House, Pydar 
Street, Truro, TR1 1DT.  You can contact one of our qualified surveyors on 01872 
224792 or by emailing us at: buildingcontrol@cornwall.gov.uk

Important Notice - Community Infrastructure Levy (CIL)

Please be aware that from 1 January 2019 potentially all approved planning 
permissions and lawful development certificates will be subject to a Community 
Infrastructure Levy (CIL).    
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CIL will be charged in pounds per square metre on net additional increase in internal 
floor space for qualifying development and the proposed rates for development in 
Cornwall are set out in the Council's CIL Charging Schedule.  The Charging Schedule 
also sets out what types of development would be exempt from paying CIL, and 
which developments are eligible to apply for rate relief.  The draft CIL rates for 
Cornwall can be seen in the Draft Charging Schedule, which is available at 
www.cornwall.gov.uk/cil.  Once the Charging Schedule has been adopted by the 
Council, it will be available on the Council's website.  Section 106 agreements will 
continue to address affordable housing and site specific issues that are required to 
make a development acceptable in planning terms.

From 1 October 2018, all full planning applications, including householder 
applications and reserved matters following an outline planning permission, and 
applications for lawful development certificates, will be required to submit a CIL 
Planning Application Additional Information Requirement (AIR) form.  You are 
encouraged to submit this form with your planning application as it may delay 
registration and validation of your application without it.  Completion of this form will 
enable the Council to determine whether the development might be required to pay a 
CIL, or whether it is eligible to apply for relief.  However, any development granted 
permission before CIL comes into effect on 1 January 2019, will not be charged CIL.

For more information on CIL and how it may affect your development, please visit 
the Council's website at www.cornwall.gov.uk/cil.  Please send any queries to 
cil@cornwall.gov.uk or contact the case officer.

You should note that this letter does not constitute a formal decision by the Council 
(as local planning authority).  It is only an officer’s opinion given in good faith, and 
without prejudice to the formal consideration of any planning application.  However, 
the advice note issues will be considered by the Council as a material consideration in 
the determination of future planning related applications, subject to the proviso that 
circumstances and information may change or come to light that could alter the 
position.  It should be noted that the weight given to pre-application advice notes will 
decline over time.

Yours faithfully 

Rosilyn Baker

Development Officer
Planning and Sustainable Development Service
Tel: 01579 341416
Email: planning@cornwall.gov.uk
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