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1.Introduction 

Mrs K Nash has instructed Creative Planning (SW) Ltd  to submit a full planning application with a planning statement, ecology report and plans for the construction of a  single  detached dwelling-house on land to the south of the detached property  known as 75 Bodmin Road, St Austell (hereinafter referred to as ‘the site’), Cornwall, PL25 5AG .   

2.Site Location and Description

2.1 Site Location  

The site comprises of amenity land to the applicants own residential property known as 75 Bodmin Road, St Austell.  The site lies to the north-west of the town centre.
The extract from the location plan below provides an indication of the site’s location within the context of the settlement.  In particular the proximity of built development to the east, south and west of the application site should be noted.
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There is sufficient space at the application site to accommodate a single self-build family dwelling-house with amenity and parking for the occupiers/owners.
The surrounding development is residential and it can be seen that there are  residential properties to the east, south and west. The area is characterised by a variety of domestic built forms.

The site comprises amenity land for the applicant which is enveloped by development on three sides.  In addition there is the viaduct to the south which  provides the main rail link serving Penzance to the west and London to the east.

A recently approved development comprising a contemporary dwelling-house was granted planning permission in 2016 and is referenced as PA16/07763. In addition, 2 further houses were approved to the north-east of this site and this case is referenced as PA17/05870.  An outline proposal was also granted permission for 2 houses. this development was approved under planning application reference PA19/09659.
The site lies in a sustainable location with good access to the facilities of the town and is in walking distance to the sustrans footpath serving the town. 
We can confirm that dwellings within this locale are mainly represented as two-storey houses and are detached.  There is no specific uniform design to the properties in this area. 

The access to the site is wide enough for pedestrians and vehicles to pass and no objections were raised by the Council’s development management highways officer when assessing the previous planning applications at this site.
2.2 Site Description

The site is generally sloping to the west and is vegetated.  It is currently part of the curtilage of the applicants own property known as 75 Bodmin Road. There is no land designation in this locale.  Boundary hedges and vegetation prevails and the site is used and has been used as amenity for the applicant and her family’s own use and enjoyment.
2.3 Contextual Analysis

The site is currently part of the garden/amenity enjoyed by the applicant, the owner and occupier of the property known as 75 Bodmin Road. To the south of the application site (garden area) is a stream. The facilities within the settlement are extensive and include primary schools, cafes, shops, hotel and post office.  In addition, there are also a number of outlying facilities i.e.to the south-east of the appeal site there is agricultural land. There is also a comprehensive school known as Poltair School.   These facilities are all within an approx. 4-10 minute walk.  
3. Planning History and site History 

3.1
Planning History

.A pre-application submission  was duly forwarded to the Council in 2015 and is referenced as PA15/03461/PREAPP. The response was issued prior to the adoption and implementation of the Cornwall Local Plan 2010-2030 and followed the Inspectors consideration from 2007 i.e., outside the development boundary. 

An application referenced PA17/10650 was refused and a subsequent appeal reference was dismissed thereafter.  A key reason was the siting of the development encroaching into the countryside.  

Subsequent to the dismissed appeal we have been in consultation with the case officer Ms Michelle Billing who in turn liaised with Mr Paul Banks her manager in respect of relocating the footprint of the dwelling to the upper slopes of the site.  We have followed their advice to make the development read as part of the street-scene as opposed to being on the lower slopes which were considered to be in a more rural area.
The upper slopes where we are proposing the dwelling-house is currently occupied by a detached garage that is some distant to the main house.  This part of the site is not vegetated and is finished with a gravelled surface that leads to a parking area.
We were advised that by relocating the footprint of the proposed development would ensure that the character of the area is protected and would duly accord with the advice and guidance from the local planning authority planning officers Ms Michelle Billing and her manager, but also the Planning Inspectorate.
3.2
Site History

The applicant confirms that the current application land is used for the purpose of providing amenity space to her own property at 75 Bodmin Road.  The single storey stand-alone garage has been used for the storage of builders materials.  
4. Site Investigations

4.1. Contamination

The Council confirm that this is a site that doesn’t lie in an area that is contaminated.  We also consider that the land uses have been sensitive and therefore consider that the level of risk for developing this site with a single modest dwelling-house will be negligible.

4.1.2 Ecology 

Ecological Surveys Ltd were commissioned by the applicant who visited the site in November 2021.  The report accompanies the submission and no further surveys are required.
5. Proposed development

5.1 Introduction

This application relates to a full application for the construction of a single self-build modest dwelling-house with parking and amenity.  The dwelling-house will provide for 3 bedrooms, lounge, kitchen etc with parking and an amenity area.  It is in essence a split-level property making good use of the topography of the site.  The built form when read from Bodmin Road will appear as a single storey form.
The proposed development will benefit from a south facing aspect to enable good levels of light to habitable rooms and will be finished with render and paint materials under a slate roof.

The site can adequately accommodate such a development with parking provision and amenity space for both properties (existing and proposed).
5.2 Access 
The site will be accessed via the existing vehicle accessway known as Bodmin Road where there is an existing access serving a detached garage and also separate car parking spaces within the plot for up to 6 cars.
5.3 Appearance and Scale
This area supports a variety of architectural styles and the applicant has put forward a design that accords with the main house at 75 Bodmin Road and relates well to adjacent properties.

We are of the view that a completely contrasting design and materials palette in this locale would be inappropriate given that the site can be seen from various vantage locations.

We propose a single detached split-level dwelling-house on the site and at this moment in time the design accords with the character of the area and the adjoining properties.

The applicant proposes to use materials within the development that would include natural materials reflecting the urban locale i.e. stone, slate, render and paint. 

5.4 Landscaping

It is envisaged that natural detailing would be included within the development, with appropriate surfacing and planting features to provide visual interest.  This would be of a domestic scale.
6.Planning Policy and Guidance 

6.1 Introduction to Relevant Policies
Under Section 38(6) of the Planning and Compulsory Purchase Act 2004, decisions on applications for planning permission and appeals must be taken in accordance with the development plan, unless there are material considerations that indicate otherwise. The National Planning Policy Framework (NPPF) was introduced in 2012 and stressed the importance of having a planning system that is genuinely plan-led.

The NPPF was most recently revised in July 2021, however it maintains the emphasis that planning applications should be determined in accordance with the development plan, with the purpose of the planning system being to contribute to the achievement of sustainable development. At the heart of the Framework, so that sustainable development is pursued in a positive way, is a presumption in favour of sustainable development. 

In Cornwall the development plan comprises the Cornwall Local Plan 2010-2030, including 'saved' policies from the adopted Local Plans which include Minerals Local Plans. It should be noted that there is not an adopted Neighbourhood Plan (NDP) for Treverbyn at the time of writing this report.   The applicant acknowledges that the NDP is being prepared and has limited weight in decision making at the time of writing this statement.  
6.2 National Planning Policy Framework 2021 (NPPF)
The NPPF 2021 confirms that sustainable development is ‘about positive growth – making economic, environmental and social progress for this and future generations’. Our view accords with the spirit and thrust of this advice where the development meets the criteria of Sustainable Development’s three dimensions, those being economic, social and environmental objectives. These objectives are interdependent and need to be pursued in mutually supportive ways, so that opportunities can be taken to secure net gains across each of the different objectives. 

We begin with:- 

An economic objective – to help build a strong, responsive and competitive economy, by ensuring that sufficient land of the right types is available in the right places and at the right time to support growth, innovation and improved productivity; and by identifying and coordinating the provision of infrastructure. In this case we are of the view that the site lies in the right location within a settlement.  Indeed, it is clear that this site is part of the settlement of St Austell and within the built-up area and not within the countryside, with development on three sides.  The development will bring positive objectives to the local economy not just through the construction phase but supporting business and commercial uses in the surrounding area.

A social objective  – to support strong, vibrant and healthy communities, by ensuring that a sufficient number and range of homes can be provided to meet the needs of present and future generations; and by fostering a well-designed and safe built environment, with accessible services and open spaces that reflect current and future needs and support communities’ health, social and cultural well-being. This development will go some way in supporting the critical need for additional housing in the South-West where there is an inherent hosing crisis. The applicant will reside in the proposed dwelling-house where her family will relocate into 75 Bodmin Road. This arrangement will provide the necessary support networks for both families.

The site is also well placed to access the services and facilities of St Austell either on foot or by cycle.  There are nearby public footpaths that provide good connectivity to the settlement and given the relationship of the site to the town the occupants will not be reliant upon the motor-car for daily needs.

An environmental objective - to contribute to protecting and enhancing our natural, built and historic environment; including making effective use of land, helping to improve biodiversity, using natural resources prudently, minimising waste and pollution, and mitigating and adapting to climate change, including moving to a low carbon economy. 

The applicant is keen to provide for a modest constructed home with green credentials using natural materials so the form and finish will sit well in the street-scene setting.

Ultimately the proposal is considered to accord with the above-mentioned objectives. This said on the basis that the site’s location being within an existing settlement and will make an efficient use of land that is sustainable, without harming the residential or perceived rural character of the area. As suggested by the local planning authority officers (Michelle Billing and Paul Banks) the re-siting of the footprint will 
The NPPF  2021 states that at the heart of the Framework is a presumption in favour of sustainable development. For decision-taking this means; approving development proposals that accord with an up-to-date development plan without delay; or where there are no relevant development plan policies, or the policies which are most important for determining the application are out-of-date, granting permission unless: 
i. the application of policies in this Framework that protect areas or assets of
      particular importance provides a clear reason for refusing the development     

proposed or 
ii. any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits
The changes to the 2021 NPPF focuses upon design and about beautiful developments.  In this case the applicant and the architect have carefully conceived the development with the form and finish of the proposed dwelling-house being appropriate for the site. 

6.3 Cornwall Local Plan Strategic Policies 2010-2030
It is our intention to focus on key policies as set out in the CLP 2010-2030.  The policies are as follows: -
Policy 1 - Presumption in favour of sustainable development 

When considering development proposals this policy states that the Council will take a positive approach that reflects the presumption in favour of sustainable development. Proposals should be approved wherever possible, to secure development that improves the economic, social and environmental conditions in the area. In our view, the proposal conforms to this policy in respect of the efficient use of land within a sustainable, built-up location, with residential development and road networks that ensure that further development will not erode the open countryside.

Policy 2 - Spatial Strategy 

This policy states that new development should provide a sustainable approach to accommodating growth, providing a well-balanced mix of economic, social and environmental benefits, which should maintain the dispersed development pattern of Cornwall and provide homes and jobs based on the role and function of each place.  A number of objectives are set out, specifically respecting and enhancing quality of place; providing solutions to current and future issues, and; generating and sustaining economic activity. Of particular relevance to the proposal, the development would respect and enhance quality of place, through the sympathetic designed development of the site with this carefully conceived designed dwelling-house featuring high quality materials and finishes.  

Policy 2a – Key targets 

This policy states that the Local Plan will provide homes in a proportional manner where they can best meet need and sustain the role and function of local communities and that of their catchment. A minimum of 52,500 homes is required over the plan period, to help deliver sufficient new housing of appropriate types to meet future requirements. The provision of an additional house within the settlement and part of the community network area, while a modest contribution, would add to the local housing stock in a sustainable location, with good links to St Austell town where there are excellent services and facilities.  
Policy 3 - Role and Function of Places  

This policy gives consideration to the scale and mix of uses of development and investment in services and facilities which should be based on the role and function of places. The policy states that the delivery of housing, community, cultural, leisure, retail, utility and employment provision up to 2030 will be managed through a Site Allocations DPD or Neighbourhood Plans for major centres; through the provision of eco-communities; and within the remainder of the Community Network Area. 

There are a number of elements that allows for development within the realm of policy 3 including rounding-off, infill, other development and windfall.  
We are of the view that the site represents Other development as set out in the background rationale to policy 3.  The aspects of Other development has been defined by the Chief Planning Officer Notes 2017 (CPOAN). We contend that the proposal accords with the advice and guidance and definitions as set out in this advice (see below).

It is also important at this point to draw your attention to the addendum supporting text to policy 3 of the CLP 2010-2030 which explains and defines where development is best placed.   We are of the view that the location and now the siting of the proposed development accords with this rationale of thinking.
We therefore draw your attention to the definition of Other developments.

Other Development 

We contend that the proposal would be in accord with the definition provided in respect of Other development, where the proposed development would not and does not extend development into the open countryside, but is represented as garden/amenity to 75 Bodmin Road, and part of the settlement.  
Given that the footprint of the site has been moved (from the previous submission) we believe that this proposal now adheres to the advice as set out in the planning inspectors decision and also the recent advice from local planning authority officers. The proposal should be considered as acceptable particularly as there is no significant harm arising to social, environmental or economic considerations. 
Paragraph 1.68 of the Cornwall Local Plan 2010-2030 also supports this case.  It states that a settlement, for the purposes of applying policy, should have a ‘form and shape and clearly definable boundaries, not just a low-density straggle of development’.  We consider that there is a definite and clear shape and boundary to the settlement of St Austell within which this site is located where there will be no encroachment into the countryside, and as such further confirms the site as Other development.  
We are clear that this development as proposed does not exactly fit the definition of infilling (part of continual frontage) or rounding-off, but would be within the form and shape of the settlement, and will be acceptable given that there is no significant harm arising to key sustainable objectives.  
Policy 12 - Design 

This policy emphasises that development must ensure Cornwall’s distinctiveness and maintain and enhance its natural and historic character. Design will be judged against fundamental design principles relating to character; layout; movement; adaptability, inclusiveness, resilience and diversity, and engagement process. In addition, proposals should protect individuals from overlooking and unreasonable loss of privacy, overshadowing and overbearing impact, unreasonable noise and disturbance. In this case the applicant and the architect have carefully considered the proximity of adjoining properties and have ensured the placement of windows will not result in  any detrimental impact upon the amenities of the occupiers of these dwellings.  
We are of the view that the site is capable of accommodating this modest dwelling-house and associated amenity/parking.
Policy 13 – Development standards 

This policy details the expectation of development to be able to achieve the provision of a number of criteria, including; sufficient internal space, off-street parking and cycle parking; storage space for waste, recycling and compostables; avoidance of adverse impacts, utilising opportunities for natural lighting, ventilation, and heating. The proposed design of the dwelling-house has been carefully conceived in the design process taking account the criteria of this policy.
We contend that the proposal is in accord with the policy advice and guidance.

Policy 21 – Best Use of land and buildings 

This policy seeks to ensure the best use of land, by encouraging development to be given to sustainably located proposals that, amongst other criteria; 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. In this case the site has excellent connectivity to the services and facilities at St Austell.  
It should be noted that both sites , 75 Bodmin Road and the application site will be provided with adequate and sufficient amenity space and parking provision that will ensure that there is no over-development of the site.

The proposed development of this site for residential purposes would entirely conform to this policy, where the site lies within a residential area and where density can be increased without harming the character of the area or the amenities of neighbouring occupiers.

Policy 23 – Natural Environment 

This policy requires development proposals to sustain local distinctiveness and character and protect and where possible enhance Cornwall’s natural environment and assets. The site lies within an undesignated location but we contend that the proposal will be in accord with the advice and guidance from this policy as it is the intention of the applicant to construct a modest family dwelling-house of high quality and natural materials that would be selected to complement the character and nature of the area.  
6.4 Other Relevant Guidance  
Planning Practice Guidance 2014

· Design 

· Housing 

· Natural environment 

7.Planning Considerations
7.1 Principle of development

In our view the proposal is compliant with Policies 1, 2, 3, and 21 of the CLP 2010-2030 and the CPOAN 2017 relating to Other development. The siting could not be categorised as being within the countryside or open countryside, particularly as the proposed footprint has been relocated towards the north eastern part of the site. 
We have adhered to the advice and guidance offered by Ms Michelle Billing and her manager Mr (Paul Banks) by moving the footprint closer to the north eastern  part of the site and on the upper slopes as opposed to the garden area  sloping towards the stream.
We assert that there would be a degree of completeness here if this scheme is approved.
7.2 Impact on the character and appearance of the area

Two core principles of the NPPF 2021 is to recognise the intrinsic character and beauty of the locale and to conserve and enhance the natural environment.  The site is not located within a designated landscape setting and will not be prominent within the wider landscape.  This is due to its location within the settlement and  where there are dwellings located on four sides including the viaduct to the south.  

7.3 Access, parking and highway issues

As stated earlier there are no changes to the access as proposed and we do not envisage any negative representations from the council’s highways officer. 

Adequate access for entering and leaving is provided and parking provision for both the existing dwelling and proposed dwelling is included. 
7.4 Impacts upon nearby residential occupiers

The site is of a size that is proportionate to other residential plots in the area, allowing for a good separation distance between the proposed development and existing dwelling, 75 Bodmin Road.  
The internal layout has been designed to ensure that main windows and openings are orientated into the site.  We can assert that the proposed dwelling has been  designed with consideration to the impact on the adjoining properties and residents in respect of preserving privacy, ensuring that there would be no loss of outlook or light, or result in a sense of overbearing to other nearby properties.  
8. Similar Proposals 
We draw your attention to some other similar proposals (despite there being many) where Cornwall Council have demonstrated consistency in their decision making, and have enabled similar developments ensuring economic growth within settlements. 

PA18/09106 - Construction of two dwellings | Land South East Of Westholme Access To Trethevy, Trethevy Tintagel PL34 0BG Please see the appeal referencing infill/rounding off/sustainable developments

PA19/03794 - The development proposed is the formation of a vehicular access, the erection of a detached dwelling, a detached single storey garage and the installation of a septic tank.   Trebullett – Appeal Allowed
We would ask that these applications be reviewed against this proposal. 

9. Conclusions

We trust that the information given within this planning statement demonstrates the suitability of the site for a detached dwelling-house as a policy compliant form of development within a settlement.  
This site is part of the settlement for St Austell and lies in the Treverbyn Parish. It is a site that is within walking distance of the amenities of the area i.e. shops, public houses and schools etc.

The provision of an additional dwelling on the upper slopes of the site within the settlement would be a positive contribution to the area in respect of supporting local facilities and of course the local economy, whilst providing a much-needed family home.    
The site represents Other development as defined by the CPOAN 2017 and referenced in policy 3 of the CLP 2010-2030. The defining aspects of this advice talks about ‘predominantly’ rather than completely being enclosed and this site is predominately enclosed by development or features. 
We can advise that we have addressed the Planning Inspectors previous concerns  in respect of the siting and as a result we have relocated the footprjnt of the proposed development to the upper slopes of the site  to protect the character of the area.  It is considered that the siting is now appropriate and sustainable for the subject application.

The development therefore accords with the guidance as set out in the  NPPF 2021  which also asserts the presumption in favour of sustainable development.  This remains at the heart of the NPPF. The NPPF also establishes the case for making an efficient use of land and existing buildings. From this, and together with the local policy, it is readily apparent that the proposed dwelling-house will be provided within an adequately sized plot, which will represent a scale and density of development that is appropriate, suitable and entirely satisfactory for this part of the settlement.  

The proposal will allow a modest self-build family home that has been designed to compatible with its surroundings in terms of density, scale, design, form and appearance.

The use of a palette of finished external materials that are present in the location will allow for the proposed development to integrate into the surrounding locale. A safe means of access to the site can also be provided. 

The proposal is considered to comply with policies 1, 2, 3, 12, 13, 21 and 27 of the Cornwall Local Plan 2010-2030 through the provision of this detached dwelling, which will represent a form of development that is of an appropriate to the context of the area. 
The proposal complies in all respects with the development plan for the purposes of Section S38(6) of the Planning and Compulsory Purchase Act 2004. Most particularly in terms of guidance contained in the NPPF and the policies, referred to above, in the CLP 2010-2030, because the proposal is beneficial in social, economic and environmental terms and is therefore ‘sustainable’.  As a result, planning permission should be granted without delay.
We trust that you will support this policy compliant proposal for a single dwelling in a sustainable location. 
Creative Planning SW Ltd

Riverview Cottage, Nr Fowey, PL23 1ND

 e. suewalterscreativeplanning@gmail.com 

