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1.0 Summary 

This Design, Access and Planning Statement has been prepared to accompany a reserved 

matters application (in respect to access, appearance, landscaping, layout and scale) 

following outline planning permission of PA19/05691 dated 24 September 2019, which relates 

to the construction of up to 4 dwellings at Arcady, Chywoone Hill, Newlyn, Penzance, 

Cornwall, TR18 5AR. 

The proposed development has taken consideration of the opportunities and constraints of 

the site and the location of surrounding properties. The layout and scale of the proposed 

dwellings respond to the topography of the site and the density and layout of surrounding 

development, with each dwelling enjoying its own parking area and private side and rear 

garden. The proposed dwellings will be of high-quality design that replicates the traditional 

built form in the area, and will provide a high standard of amenity for future residents. 

Importantly, the proposal will contribute to the local housing supply in this sustainable location. 

Opportunity has been provided for a sensitive landscape regime within the site and along its 

boundaries, with the western boundary of the site adjacent to Chywoone Hill remaining in its 

current green and natural state. The existing access will be utilised, with suitable parking and 

turning capabilities to ensure vehicles are able to exit the site in forward gear. Matters relating 

to surface water drainage have been taken into consideration with each dwelling and hard 

surface being directed to a suitable surface water treatment (soakaway). Further, each 

dwelling will comprise sustainable renewable energy technologies and high level of thermal 

efficiency. 

It has been identified that the proposal would comply with policies contained within the 

Cornwall Local Plan 2010 – 2030, the National Planning Policy Framework 2019 and the 

guidance contained within the Cornwall Design Guide 2013. It is therefore concluded that 

there should be a presumption in favour of sustainable development and that support for the 

reserved matters application should be provided. 

 

2.0 Application Site 

The site, as outlined in red in the attached Location Plan, has an area of approximately 0.3 

hectares and is located within the grounds of the property known as ‘Arcady’, within the 

confines of the settlement of Newlyn. The site is within the jurisdiction of Penzance Town 

Council. 

The site is in a residential area located to the south of Newlyn, on the eastern side of the B3315. 

‘Arcady’ is a single storey dwelling constructed circa 1920s located within the central portion 

of the site, with the remainder of the site comprising terraced gardens and domestic 

outbuildings.  



 
 

  

Figure 1: Extract of Location Plan Figure 2: Aerial imagery of site (Google Images) 

The site slopes steeply from south to north, with residential properties and garden areas known 

as ‘Nirvana’, ‘Panorama Guest House’ and ‘White House’ located to the north whilst to the 

south, the residential housing estate of Chywoone Place and Chywoone crescent. The east 

comprises a redundant row of garages.  

Vehicular and pedestrian access to the site is provided via a shared driveway from Chywoone 

Hill.  

  

Figure 3: Existing shared access  Figure 4: Existing driveway and boundary to 

Chywoone Hill 

 

3.0 Planning Constraints 

The site is not subject to any landscape designations, being located in Landscape Character 

Area CA04 (Mounts Bay). The site is not subject to any heritage designations and is located 

approximately 150m to the south west of the Newlyn Conservation Area.  

The site is not liable to flood, being located in Flood Zone 1 however is located in the Penzance 

Critical Drainage Area (CDA21). There are no public footpaths in the vicinity of the site. 



 
 

4.0 The Proposal  

The proposal seeks planning permission of the reserved matters (access, appearance, 

landscaping, layout and scale) in respect to Council Reference PA19/05691 for the 

construction of up to 4 dwellings. 

The proposal is detailed fully within the submitted plans (including site plan, floor plan and 

elevations) however a summary of the proposed development is provided below: 

- Proposed construction of 4 detached dwellings;  

- Proposed internal driveway with parking spaces to front of dwellings; 

- Large side and rear garden areas for each property; 

- Sensitive landscaping and boundary treatment; 

 

  

Figure 5: Extract of Proposed Site Plan 

 

- Plots 1 - 3 accommodation over three floors with lower ground floor (2 bedrooms and 

utility); ground floor with garage and 2 bedrooms and first floor comprising open plan 

lounge, kitchen and dining room with terrace and enclosed balcony; 

- Plot 4 comprising accommodation over 2 floors including bedrooms and bathrooms 

on ground floor and open plan kitchen and living room with balcony on first floor; 

- Proposed traditional design elements including pitched slate roof, painted render with 

contemporary detailing such as zinc cladding and aluminium doors and windows; 

- Provision of solar panels and air source heat pump on each property. 

 



 
 

 

Figure 6: Proposed 3D view from internal driveway 

 

Figure 7: Proposed 3D view looking from northern boundary toward the site 

Consideration has been given to ensuring a high-quality design that makes the most efficient 

use of this site whilst ensuring that the density is commensurate to the size of the site and the 

nature of surrounding built form, comprising detached dwellings within good sized plots.  

The proposal, particularly plots 1 through 3 t hat are stepped down the contours of the site, will 

deliver a high standard of amenity and maximise views across Mounts Bay from primary living 

spaces.   

 

5.0 Relevant Planning History  

A search of Council’s online planning register has revealed the following applications for the 

subject site: 

- It is thought that the existing bungalow was built in 1928; 

- In March 2019, a pre-application enquiry was made to Cornwall Council (Ref 

PA19/00851/PREAPP) for redeveloping the site with up to 5 dwellings. It was advised 

that consideration should be given to a lower density of development; 

- PA19/05691 – Outline planning permission with all matters reserved: Demolition of a 

dwelling house and outbuildings, and erection of up to 4 dwelling houses and domestic 



 
 

garages, formation of a vehicular and pedestrian access and closure of the existing 

access – approved at Planning Committee 23 September 2019. 

The outline application was recommended for conditional approval by the delegated officer 

and called to Planning Committee by the Electoral Division Member due to ‘concerns raised 

in respect of highways and drainage’. 11 votes in favour of the development and 2 against, it 

was resolved that the application be approved subject to appropriate conditions. 

 

6.0 Planning Policy Assessment 

6.1 Cornwall Local Plan 2010 – 2030  

This document forms part of the Development Plan and is the current local planning document 

that sets out the vision and development control policies that are applicable to Cornwall.  

Policy 1 asks that Council takes a positive approach that reflects sustainable development 

and that Councils work together with applicants to ensure proposals are approved wherever 

possible and to secure development that improves the economic, social and environmental 

conditions in the area. Paragraph 1.29 asks that development should ensure the protection 

and, where possible, the enhancement of the environmental quality and assets of Cornwall, 

safeguarding landscape, biodiversity and World Heritage Status. 

Policy 2 looks at the spatial strategy and requests that proposals: respect and enhance quality 

of place; provide solutions to current and future issues; and generate and sustain economic 

activity. 3.b. seeks to provide homes in a proportional manner where they can best sustain the 

role and function of their local communities and that of their catchment.  

Policy 3 relates to the role and function of places and identifies that the scale and mix of uses 

of development and investment in services and facilities should be proportionate to the role 

and function of places. It recognises that our towns and villages are central to this strategy 

and that, to maintain and enhance these places, growth should be supported in such areas. 

Helston is listed as one of the main towns where growth is to be focussed. 

Policy 12 relates to the provision of high-quality and sustainable design whilst policy 13 relates 

to development standards which, amongst other things, relates to the protection of amenity 

and parking and access standards. 

Policy 14 relates to renewable and low carbon energy and states that proposals will be 

supported that maximise the use of available resource and do not have any amenity 

implications such as overshadowing and, in the case of solar, do not result in noise, glint or 

glare. 

Policy 21 refers to the best use of land and existing buildings, provided they are not of high 

environmental or historic value. 



 
 

Policy 23 relates to the natural environment and seeks for development proposals to sustain 

local character and distinctiveness. Point 2 specifically relates to Cornish landscapes and 

advises that development should be of an appropriate scale, mass and design that 

recognises and respects landscape character of both designated and undesignated 

landscapes. Policy 23 also relates to net gains from a biodiversity perspective and seeks to 

enable net gains by designing in landscape and biodiversity features and enhancements. 

Policy 24 relates to the historic environment and requests that development proposals protect, 

conserve and enhance the significance of designated and non-designated assets and their 

settings.  

Policy 26 of the CLP relates to climate change and flood risk management and seeks to ensure 

that development should be sited, designed and of a type that increases flood resilience; 

minimises or reduces flood risk on site and in the area and replicates natural ground water 

surface water flows and decreases surface water run-off. 

Policy 27 relates to transport and accessibility and requires all developments to provide safe 

and suitable access to the site and not significantly impact on the local road network. 

6.2 Neighbourhood Development Plan  

When a Neighbourhood Development Plan (DNP) comes into force, it becomes part of the 

statutory development plan for the area that it covers. At the present time Penzance Town 

Council is yet to produce a draft NDP and therefore, at this stage, it is not attributed any weight 

in the decision making process. 

6.3 National Planning Policy Framework (NPPF) 

The National Planning Policy Framework (NPPF) was updated in February 2019 and sets out the 

Government’s overarching planning policies for England and how these should be applied. 

Paragraphs 1-6 provide the introduction to the NPPF and details how the NPPF sets out the 

Government’s policies for England and how these should be applied, as well as provides the 

framework within which locally prepared plans can be produced. It sets out that applications 

are required to be determined in accordance with the development plan unless material 

considerations indicate otherwise, with the NPPF being a material consideration in the decision 

making process, and acting as a principal policy consideration where the development plan 

is out of place. 

Chapter 2 relates to achieving sustainable development with paragraph 7 advising that the 

purpose of the planning system is to contribute to the achievement of sustainable 

development. Paragraph 8 sets out the three overarching objectives being: economic; social 

and environmental, that includes using natural resources prudently as well as moving to a low 

carbon economy. 



 
 

Paragraph 10 makes it clear that there is a presumption in favour of sustainable development 

at the heart of the Framework. Paragraph 11 states that decisions should apply a presumption 

in favour of sustainable development and, for decision-making this means: 

approving development proposals that accord with an up-to-date development plan 

without delay. 

Paragraph 47 identifies that planning law requires that applications for planning permission be 

determined in accordance with the development plan, unless material considerations 

indicate otherwise. Decisions on applications should also be made as quickly as possible, and 

within statutory timescales unless a longer period has been agreed by the applicant in writing. 

Paragraph 48 discusses that LPAs may give weight to relevant policies in emerging plans 

according to: the stage of preparation; extent to which there are unresolved objections; and 

the degree of consistency with relevant policies in the emerging plan to the Framework. 

Paragraph 59 of the NPPF states that 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. Under the heading, ‘Making the effective use of land’, 

paragraph 117 states that decisions should promote an effective use of land in meeting the 

need for home and other uses, while safeguarding and improving the environment and 

ensuring safe and healthy living conditions.  

Paragraph 122 sets out guidance in achieving appropriate densities and states that ‘Planning 

policies and decisions should support the development that makes efficient use of land, taking 

into account: 

a) The identified need for different types of housing and other forms of development, and 

the availability of land suitable for accommodating it; 

b) Local market conditions and viability; 

c) The availability and capacity of infrastructure and services – both existing and 

proposed – as well as their potential for further improvement and the scope to promote 

sustainable travel modes that limit future car use; 

d) The desirability of maintaining an area’s prevailing character and setting (including 

residential gardens), or of promoting regeneration and change; and 

e) The importance of securing well-designed, attractive and healthy places.  

Paragraph 123 advises that where there is an existing or anticipated shortage of land for 

housing needs, it is important that planning policies and decisions avoid homes being built at 

low densities and ensure that developments make the optimal viable use of the potential of 

each site. 

Chapter 12 relates to achieving well designed places and confirms that the creation of high-

quality buildings and places is fundamental to what the planning and development process 



 
 

should achieve. Paragraph 127 advises that, amongst other things, decisions should ensure 

that developments:  

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

the lifetime of the development; 

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

effective landscaping; 

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; 

d) establishes a strong sense of place; 

e) optimises the potential of the site to accommodate and sustain an appropriate amount 

and mix of development; 

f) create places that are safe, inclusive and accessible with a high standard of amenity 

for existing and future users. 

Chapter 14 looks at climate change and flooding, with paragraph 155 stating that 

inappropriate development in areas at risk of flooding should be avoided. Paragraph 163 

advises that LPAs should ensure that flood risk is not increased elsewhere; developments are 

appropriately flood resistant and incorporate sustainable drainage systems and so on. 

Section 15 seeks to conserve and enhance the natural environment and requires 

development to protect and enhance valued landscapes and to recognise the intrinsic 

character and beauty of the countryside. 

Section 16 focuses on conserving and enhancing the historic environment and, within this, 

advice is given on proposals affecting heritage assets. Paragraph 189 states that in 

determining applications, LPAs 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 asset’s importance. 

 

7.0 Supplementary Planning Guidance 

7.1 Cornwall Design Guide 2013 

Whilst technically not an SPD, this document carries significant weight in the planning process 

and seeks to inform the design of new development and ensure all factors of good design are 

recognised and incorporated. One of its many objectives is to ensure sustainable 

development.  

Section 2.9 relates to design and details and seeks to ensure that development is informed by 

the character of the area in which it is proposed. Section 3.2 looks at site and context appraisal 



 
 

and advises that proposals should consider the existing site features and how they will be 

retained/enhanced as well as the relationship between buildings and open spaces/gardens. 

Section 4 looks at creating sustainable communities and offers advice in respect to sustainable 

construction methods and protection of amenity. Section 5 looks at Green infrastructure and 

seeks to encourage biodiversity, use native landscaping species and so on. 

Section 7 relates to building design and provides advice on building form and character. 

Section 7.2 looks at re-use of existing buildings and materials and investing in energy saving 

technologies. Section 7.3 looks at the built form and character whilst section 7.4 gives advice 

on buildings in their plots and plot layout. It also discusses maximising solar gain. 7.6 considers 

the use of sustainable natural resources and providing a palette of colours to reflect traditional 

materials and colourings. Section 7.10 relates to outbuildings, curtilage structures and storage 

and states that such buildings are moderate in size and avoid overly domestic features. 

 

8.0 Involvement 

Given the approval of the outline application for planning permission and the likelihood of the 

site being suitable for up to four dwellings, it was not considered necessary to formally seek the 

views of the local wider community in respect to the current proposal. 

 

9.0 Design and Access Statement 

Amount 

The proposal, as per the previously approved application, seeks to construct four detached 

dwellings, with associated parking and amenity space – a net increase of three dwellings. 

Design 

The proposal seeks the construction of four contemporary detached dwellings – plots 1 

through 3 being set into the slope of the site and comprising three storeys at the rear (north) 

and plot 4 being 2 storeys.  

When viewed from the town from the north, there are a variety of buildings within the Newlyn 

townscape, ranging from Victorian terraces and 19th century granite buildings, with mid 

century dwellings and more recent properties located at the upper part of Chywoone Hill.  



 
 

 

Figure 8: The townscape of Newlyn 

The proposed dwellings are of a simple, rectangular form, with pitched natural slate roof and 

glazed gable elements on the rear elevations comprising patio doors and glazed balconies, 

that will compliment and assimilate with the built form of Newlyn. 

 The proposal utilises a variety of materials with the ground and lower floor of each property 

comprising painted render, timber vertical cladding on the upper floors and zinc cladding on 

the single storey projecting garage extensions, that provide further interest and contemporary 

detailing. Both zinc and timber are high quality, sustainable materials that will weather over 

time and assimilate the proposal into the site. The variation in materials and use of single storey 

projecting elements assist in softening the development particularly on the approach from 

Chywoone Hill. The front elevations of plots 1 through 3 are not dominated by the garages, 

with a projecting entrance way providing further interest to the front of the buildings.  

The proposal therefore is consistent with Policy 12 of the CLP and paragraph 127 of the NPPF, 

as well as the guidance contained within the Cornwall Design Guide. 

Layout 

Plots 1 through 3 are arranged in a row of three along the northern boundary of the site, in a 

north to south orientation, utilising the contours of the site. Plot 4 located along the southern 

boundary, oriented east to west. A central driveway is proposed, with parking and access to 

each dwelling provided as well as a site turning area, with opportunity for sensitive planting to 

soften the appearance of the proposal. 

The layout of the proposal has been informed by the nature and topography of the subject 

site as well as the location of surrounding dwellings and their private garden areas. The 

proposed layout ensures the most efficient use of the site, whilst achieving four good sized 

family homes with their own parking and private garden areas. 



 
 

With respect to the internal layout accommodation is provided over three floors for plots 1 

through 3: the lower and ground floors providing bedrooms, bathrooms, utility, storage and 

plant room and the upper floor providing a large open plan kitchen/dining and lounge area 

with doors onto an enclosed balcony. Plot 4 also comprises a reverse level form of 

accommodation, with bedrooms on the ground floor and an open plan living and kitchen 

area on the first floor. A first floor terrace is proposed over each of the garages (living 

accommodation for Plot 4) with raised parapet walls.  

Each property benefits from a good sized rear garden and private enclosed balcony under a 

projecting roof. 

Scale 

The scale has been informed by the size and characteristics of the site as well as the density of 

surrounding properties within the vicinity. Council Officers have previously advised that a 

density of four dwellings was likely to be appropriate, given the size of the site (0.3 hectares). 

Landscaping 

At present the site is bordered by high hedges and dense vegetation, with a high stone wall 

along the existing driveway. The proposal seeks to retain the existing boundary features and 

driveway access onto Chywoone Hill. Opportunity exists for a sensitive landscaping scheme 

within the site, with each property suitably screened to ensure privacy. Lawns are proposed to 

the side and rear of each property with opportunity for improved planting and biodiversity 

measures. 

Access 

Access was considered within the assessment of the previous application for Outline planning 

permission and an indicative new access was proposed onto Chywoone Hill.  

Within the Council Officer’s report to Planning Committee the following was advised: 

‘Access is to be considered at reserved matters stage and whilst it is acknowledged 

that Chywoone Hill has a number of pinch points, which already cause congestion, the 

net increase of up to three dwellings on the site would not significantly alter the 

conditions and worsen the situation to such an extent as to justify refusal of permission 

on highway safety grounds’. 

It was further reiterated that a number of permissions have been granted in recent years with 

vehicular access utilising Chywoone Hill, without highway objections or refusals on highway 

grounds at determination stage. It was noted within the Committee report that the Highway 

Officer had been consulted and confirmed that ‘given the modest scale of development, low 

net increase in trip rate, previous permissions and low personal injury accidents within a three 

year period, it is considered the principle of access is acceptable’. 



 
 

The means of access forms part of this reserved matters application and retains the existing 

driveway and boundary wall features. It is put forward that there is adequate visibility onto 

Chywoone Hill to serve the development. The proposal provides parking spaces for each 

dwelling and turning spaces to ensure that vehicles are able to exit the site in forward gear. 

The site is within walking distance to local services and amenities, being in close proximity to 

the centre of Newlyn and in east reach of public transport connections to Penzance. It is put 

forward that the proposal would be consistent with Policy 27 of the CLP in respect to providing 

a safe and suitable access to the site. 

 

10.0 Assessment 

10.1 Principle 

Policy 3 of the CLP allows for windfall sites, providing that they are well related to the settlement 

and would be of a scale and nature appropriate to the character, role and needs of the local 

community. Further, Policy 21 of the CLP supports sustainably located proposals that increase 

building density where appropriate. The site, at present, comprises a large detached dwelling 

set within substantial garden.  

Outline planning permission has been granted for up to four residential dwellings on the site, 

that is located within a highly sustainable location within the settlement of Newlyn.  It is put 

forward that the proposal before Council demonstrates that the four detached dwellings of 

high design merit, reflect the character of the area and are entirely acceptable in principle. 

The proposal is therefore compliant with Policy 3 and Policy 21 of the CLP, as well as 

paragraphs 59, 117 and 122 of the NPPF, in particular. 

10.2 Heritage Assessment 

The site is located approximately 150m to the south west of the Newlyn Conservation Area. 

Given the distance from the Conservation Area and nature of intervening dwellings, 

comprising more recent residential development, it is considered that the proposal is unlikely 

to impact on the setting of any heritage assets and, on this basis, a detailed Heritage 

Assessment is not required. The proposed dwellings are of traditional form under a pitched 

slate roof, utilising a palette of high-quality materials, that are in keeping with the wooded 

setting of the site and the form and appearance of buildings in the surrounding area. 

10.3 Amenity 

The layout and scale of the proposal has been informed by the characteristics of the site and 

the position of surrounding dwellings and garden areas, to prevent opportunities for 

overlooking, overbearing, overshadowing or loss of privacy. Each of the dwellings have an 

external terrace with raised parapet wall and enclosed balconies to reduce overlooking.  



 
 

Plots 1 to 3 are oriented to the north east and are separated by the existing driveway to the 

north and screened from the site by a high wall and vegetation. There will be a small degree 

of overlooking from Plot 1, across the south eastern portion of the garden area of ‘Nirvana’ 

however views are over the end of the garden and across to Mounts Bay. Given the 

topography and sloping nature of the site, a small degree of overlooking will likely occur but 

would not be unexpected in this town centre location and will not impact surrounding amenity 

to an unacceptable degree.  

Plots 2 and 3 are oriented to the north and north-east and look out across the disused garages 

and to the rear of the ‘White House’. Plot 4 is oriented toward the rear of the gardens at 

Chywoone Place, however as this building is only two storeys in height and has mature 

vegetation along the boundaries, it is again considered that there will not be an 

unacceptable degree of overlooking. Proposed windows have been positioned so as to 

ensure that the privacy of adjacent dwellings is retained. 

The proposal will provide high quality living amenity for future residents, benefitting from solar 

gain and coastal views to the north east. A sun tunnel is proposed to ensure improved light 

levels internally and each dwelling will provide high levels of thermal efficiency. Each dwelling 

will benefit from its own large private garden area. The proposal will therefore be consistent 

with the Cornwall Design Guide as well as Policy 13 of the CLP. 

10.4 Flooding and Drainage 

The site is located in the Newlyn CDA and is in Flood Zone 1. As the site is within the CDA, a 

detailed Flood Risk Assessment (FRA) has been prepared that demonstrates the risk of flooding 

to the site and identifies the opportunities to reduce overland flow. 

The proposal incorporates a Sustainable Drainage System (SUD) including soakaways and 

ample areas of grassed surfaces and landscaping, to ensure that surface water drainage is 

mitigated. All dwellings are to be connected to mains sewer. The proposal is considered to be 

consistent with Policy 26 of the CLP and paragraph 163 of the NPPF in respect to flooding. 

10.5 Renewable Energy 

Each of the dwellings incorporate a ASHP and solar panels, both of which will dramatically 

reduce the energy footprint of the build as well as reduce reliance on unsustainable heating 

methods and fuel bills. Solar panels have been positioned so as to avoid glare to surrounding 

properties and will not be particularly prominent in the surrounding area. 

The installation of these systems will hugely improve the efficiency and sustainability credentials 

of the building and will therefore be consistent with Policy 2 and 14 of the CLP. 

 

 



 
 

11.  Conclusion 

It has been determined that the site is in a sustainable location, where the principle of the 

proposal has been established. The proposal seeks approval for the construction of four 

detached, high quality dwellings that utilise a combination of traditional form and 

contemporary detailing. The proposed dwellings will provide a high standard of amenity for 

future occupants, whilst making the most efficient use of the site in the provision of a higher 

density form of residential development.  

The proposal will result in a development that would be in keeping with the scale and nature 

of surrounding residential development, comprising four detached dwellings with their own 

parking and garden areas. Opportunity will be given for improved planting and landscaping 

within the site, which also incorporates sustainable drainage systems. Matters relating to the 

protection of residential amenity, both within and external to the site, have been considered 

throughout the design stage. Matters relating to access have also been taken into 

consideration, with a net increase of 3 dwellings having been previously considered to be 

acceptable in terms of traffic generation and highway safety by Council Officers. 

It is concluded that the proposal will result in a sustainable form of development that would 

be appropriate to the surrounding area and that there are no other material considerations 

that would indicate that would prevent planning permission from being granted.  

In light of the above policy considerations the proposal can rightly be viewed as being in 

accordance with the development plan policies of the development plan, and when 

assessed against the advice contained within the National Planning Policy Framework, when 

taken as a whole. 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. 

 

 

 

 

 

 

 

 

 

 



 
 

 


