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1.0 EXECUTIVE SUMMARY 
 
1.1 This statement has been prepared to accompany a full planning application made to 

Cornwall Council for permission for 17 additional ‘luxury’ holiday Lodges, with 

associated parking and private amenity space at The Point at Polzeath. We confirm that 

we are instructed to submit this application on behalf of the site owners, the Davies 

family. 

 
1.2 This application is for new tourism facilities in the form of a number of luxury ‘Eco’ 

holiday lodges to the south of the existing site / Golf Course and adjacent to the existing 

tourism and leisure facilities which make up ‘The Point at Polzeath’.   This represents 

Phase 1 of a broader scheme to provide new facilities at The Point, including both 

holiday accommodation and leisure facilities.  However, this first application seeks 

permission for only the first phase of development being new holiday lodges (17 in 

total), which have been designed to enhance the accommodation available for visitors 

to this part of Cornwall. 

 
1.3 The applicants has developed the business over the past 10 years (since they took 

ownership in 2012). It has grown from 5 grounds staff to 45 full time employees and has 

created a facility for both the local community and holiday makers. The proposed new 

development is consistent with investments to date, including 7 Eco apartments 

constructed with sustainable materials, sedum roof and ground source heat pump 

supply, and upgrading of the Golf Course and club house. In addition works to the wider 

landscape and ecology are constantly evolving, including the creation of ‘bug hotels’ 

wildflower bunds on the golf course, as well as a wildflower meadow in front of the eco 

apartments. 
 
1.4 The Point at Polzeath is a family run resort, which consists of the golf course, well-being 

and fitness centre, tennis court, bar and restaurant all within walking distance of 

Polzeath village and beach.  The business also includes 7 apartments, which The Point 

owns and a further 30 holiday cottages which they manage on the Roserrow Estate. 

Roserrow comprises a series of residential dwellings which are restricted to non-

permanent residential accommodation only (and thus are largely used for holiday 

accommodation). These are located close to the main facilities of The Point.  

 
1.5 The application proposal has been conceived in order to maximise and develop the 

holiday and leisure facilities which The Point has to offer. This is in line with local and 
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National Guidance which supports the development of existing businesses in rural 

areas. In this case the scheme has been developed to allow the business to grow, 

increasing employment opportunities for local residents, and stimulate income 

generation both for the existing business but also for the wider area. In this case, further 

development of the site offers an opportunity to extend the permitted tourism 

accommodation in an appropriate form and location as well as further develop and 

expand the bio-diversity of the estate.   

 
1.6 Although a number of new structures are proposed on the estate the intention is to 

ensure that the site is not overdeveloped and retains the current low density character. 

The proposals will be specifically designed to ensure the pattern and form of the new 

lodges will blend with the surrounding landscape. Overall, landscape and ecology will 

act as the main drivers for the development as a way to bring a secluded and ‘back to 

nature’ visitor experience to the estate. 

 

1.7 The scheme was the subject of a Pre-application Enquiry (reference 

PA21/02340/PREAPP) the response letter is attached at Appendix 1.  The response 

was largely supportive, although a couple of points were raised which have been 

addressed in this full submission.   The Pre-application response is covered in detail in 

Section 5  of this Statement. 
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2.0 INTRODUCTION 
 

2.1 This application seeks planning permission for the construction of a series of ‘Eco’ 

holiday lodges that will lie within the existing leisure and golf facility, addressed ‘The 

Point’, and represents an expansion of the accommodation already provided.  

 
2.2 The scheme relates specifically to the development of 17 single storey timber built ‘Eco’ 

holiday lodges, designed as a small group of dispersed 2 and 3 bedroom lodges. The 

lodges have been designed by specialist architects ‘Koto’ who have developed a product 

(Koto Lodges), which are both highly sustainable but also appropriate to a countryside 

location. This is described in detail in the accompanying Design and Access Statement, 

prepared by the architects. 

 
2.3 Within this Planning Statement we set out details of the proposed scheme and explain 

why this is an appropriate form of development that can be constructed with no 

detrimental impact on the immediate surrounding area, rather, providing an 

enhancement of the existing tourism development and an asset for the nearby villages, 

and the wider rural setting. 

 
2.4 This Statement addresses the proposed development, including compliance with 

relevant National and Local Plan policy. The accompanying Architects Design proposal 

document, prepared by scheme architect Koto, provides an illustration of the proposed 

form of development together with an indication of the position of the new Lodges.  
 
2.5 In addition to this statement, this full application is accompanied by the following:  

 
• Site Location Plan and Proposed Block Plan (Masterplan) 

• Proposed Floor Plans and elevations of the Lodges 

• Supporting reports (detailed below) 
 

2.6 The remainder of this Statement will cover: 

 
2. Site Location and Character 

3.  Relevant Planning History 

4. Relevant Planning Policy 

5. Proposed Development 

6. Planning Considerations and Assessment 

7. Conclusion 
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2.7 Supporting Documents attached to this submission include the following: 
 

1. Design and Access Statement - Koto Designs Ltd;  

2. Landscape Visual Appraisal – Lawrence Associates  

3. Landscape Masterplan Drawings - Darren Hawkes Landscapes; (contained 

in DAS and 2 separate plans) 

4. Planning Policy Statement – Planit Consulting (contained in this document) 

5. Ecology Report – ‘Ecology Partners’    

6. Bio-Diversity Net Gain report – ‘Ecology Partners’             

7. Flood Risk Appraisal Report – ‘Geo Smart’  

8. SuDS Assessment – ‘Geo Smart’  

9. Foul Drainage Strategy – ‘Geo Smart’  

10. Contamination Report – ‘Geo Smart’  

11. Highways Statement – Planit Consulting 

12. Financial Impacts report – Prepared by The Point at Polzeath 

13. Statement of Community Involvement 
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3.0 SITE LOCATION AND CHARACTER  

 
3.1 The Point is located on the outskirts of the village of Polzeath and surrounded by open 

countryside. The Point is accessed from the B3314. The location in respect of the wider 

setting and road network is shown below: 

 

 
Figure 1: mapping extract – The Point location circled in red. 

(source: Apple Maps) 
 

3.2 The main access road approaches ‘Roserrow Village’ from the north east. This access 

road then continues to the main Club House, to the south west of Roserrow. The existing 

holiday accommodation and other dwellings within Roserrow Village are within walking 

distance of the Club House, all of which is surrounded by 240 acres of land including the 

golf course.  

 
3.3 A second access road from Pityme/ Trewiston Lane to the south was developed by the 

current owners allowing better access to the facilities from the surrounding villages. This 

also provides pedestrian access directly into Rock.  A further public foot path allows 

access to Polzeath, such that the reliance on the private car is reduced. This is explained 

further in the accompanying Highways Statement prepared to support the application. 
 
3.4 The submitted mapping extracts contained in this statement and the Highways 

Statement shows the road network in the surrounding area, including close proximity to 
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the beaches of Rock and Polzeath, which are both within walking distance.  The 

annotated aerial photograph below illustrates the public footpath network around The 

Point, whilst the application site is outlined in red.  The numbers of Public Rights of Way 

adjacent to the site indicate its accessibility to pedestrians in respect of visiting the 

beaches and the main club house and leisure facilities attached to The Point. 

 

 
 

Figure 2: Extract from Google aerial photographs 2021: Public rights of way (PROW) 
indicated in pink. 

 
 

3.5 The character of the surrounding landscape is predominantly open countryside 

interspersed with pockets of housing and farm buildings.  There are longer views into 

and out of the site, although there will only be glimpsed views of the lodges which will 

be partially / fully screened by new planting, and new Cornish hedges within the site. 
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3.6 As part of this application we submit a Landscape Assessment, prepared by Lawrence 

Associates. The findings of this report conclude : 

 

 

In terms of the development’s impact on landscape character and designations, there 
would be no direct impacts on the landscape, ecological or heritage designations within 
the area. This accords with local plan policy 23 3. Through the assessment process, all areas 
and features designated for their heritage interest and value were scoped out as these 
would not be affected due to distance from the development and/or physical separation 
through intervening landscape elements of topography, settlement or vegetation. This 
accords with local plan policy 24. 

The landscape designations include the Pentire Point to Widemouth, Section 2 of the 
Cornwall AONB. It is assessed that there would be limited indirect landscape impacts due 
to the distance from the site and the effects of intervening elements and the low-key 
characteristics of the development and associated landscape proposals. The indirect 
landscape effects would be of small magnitude and minor significance. This accords with 
local plan policy 23 2(a). 

… 

Overall, the proposed development accords with the local plan policies 2 and 5 in that 
through sensitive, low-density design which balances the built form with the external 
spaces and habitats, incorporating existing landscape elements and considerably 
enhancing the landscape proposals, recognises this to be a valuable asset to provide an 
attractive and desirable holiday setting. It also has low impact on designated landscapes 
and features. 

In terms of the nature of the development proposals and the location, scale and extent 
form and level of landscape proposals, it is assessed that and level of anticipated impacts 
on visual amenity and landscape character is acceptable and would not present any 
significant impacts and over time could positively contribute to the character of the site as 
the landscape proposals mature.  

 Conclusion of landscape assessment 

 

3.7 It is considered that these findings are significant is so far as the Consultants have 

concluded there will be no impact on the landscape character resulting from this 

development. 
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3.8 It is important to note that the land is not within the Area of Outstanding Natural Beauty 

(AONB), the boundary of which lies some distance to the north as shown on the mapping 

extract below.  

 

 
 

Figure 4: AONB Boundary 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 



 

12 
Full Application Planning Statement 
Additions to holiday accommodation at The Point, Polzeath, Cornwall. 
December 2021 

 
4.0 RELEVANT PLANNING HISTORY 

  

Planning 
Application 
Reference 

 
Application Description 

 
Decision 

 
Decision 
Date 

 
PA21/00710 
 

Construction of dormitory 
accommodation for staff employed at 
The Point 
 

 
Approved with 

conditions 

 
28/04/21 

 
PA20/07489 
 

 
Construction of single storey changing 
room and football pitch together with 
sports floodlights to maximise the 
usage of the pitch 
 

 
Approved with 

conditions 

 
02/12/20 

 
PA17/02494 
(& non-material 
amendments 
PA19/0464 & 
PA20/09128) 

Construction 6 no. holiday Lodges (3 
beds) & ancillary infrastructure instead 
of extant PA10/07795 
 

 
Approved with 

conditions 

 
20/06/17 

 
PA13/03405 
 
 

Erection of a Golf Driving Range 
building 

 
Approved with 

conditions 

17/06/13 

 
PA13/03403 
 

 
Demolition of golf driving range and 
construction 7 holiday units and 
associated works. 
 

 
Approved with 

conditions 

10/07/13 

 
PA13/01127 
 

Retention and completion of BMX 
tracks and associated ancillary 
development 
 

 
Approved 

27/03/13 
 

 
PA11/09068 
 

 
Installation of ground mounted 50kWp 
photovoltaic array (approx 200 panels 
with rating of 250w) 
 

 
Approved with 

conditions 

 
01/12/11 

 
PA10/07795 
 

Construction 3 holiday lodges each 
with 6 beds & ancillary infrastructure. 
 

Approved with 
conditions. 

12/01/11 

 
2006/02063 
 

Erection of extensions to clubhouse to 
provide new and enlarged golf related 
facilities and self contained holiday 
accommodation 
 

 
Approved with 

conditions 

 
06/12/06 

 
 
 
 

 
E1/2006/01406 Erection of three golf housing units  

Refused. 
Allowed on 

appeal 

11/10/06 
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E1/2004/02092 

Erection of extension to existing 
clubhouse to provide new fitness suite 
and self-catering holiday 
accommodation 
 

Approved with 
conditions 

 
10/11/04 

 
E1/2003/02197 
 

Erection of extension to clubhouse to 
provide new and enlarged golf related 
facilities and self-catering holiday 
accommodation 
 

 
Refused. 
Allowed on 
appeal 

 
13/04/04 

 

 
E1/98/1707 
 

Erection of four terraced dwellings for 
holiday use as an alternative to 3 
detached dwellings previously 
approved 
 

 
Approved 

 
04/02/99 

 
APPEALS ON 

SITE 
 

  

  
E1/2006/01406*1   
 
 

Erection of three golf housing units  

Allowed  

E1/2003/0522*1     Demolition of agricultural barn and 
erection of new greenkeeper's 
storage building 
 

Withdrawn 

 

 

E1/2003/02197*1   Erection of extension to clubhouse to 
provide new and enlarged golf related 
facilities and self-catering holiday 
accommodation 
 

Allowed 
 

 

E1/2001/0259*1     Improvements and extensions to 
clubhouse and leisure complex, new 
9-hole and 18-hole golf courses, 
redesign of existing 18-hole golf 
course, relocated outdoor sport 
facilities including golf driving range 
and tennis courts, 20-room golf 
lodge, 32 self-catering holiday 
apartments, 38 holiday cottages, 20 
affordable housing dwellings, 
restaurant, new access road, 
storage reservoirs, together with 
associated landscaping, carparking 
and ancillary development 

Dismissed 

 

 

 

Table 1: Planning History – relevant cases only.  
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5.0 PRE-APPLICATION RESPONSE 
 

5.1 A Pre-application Enquiry was undertaken in Summer 2021. A response was received 

on 4th November and a copy is attached at Appendix 1.  The Pre-application process 

included a meeting with the Case Officer, Mark Evans, and was also attended by 

Councillor Carol Mould, the applicants and the applicants team. 

 
5.2 In summary, Officers considered that subject to certain criteria being met and a case 

being made on Economic, community involvement and bio-diversity  grounds then the 

proposal is likely to gain the support of Officers. 

 
5.3 The Pre-app response highlighted that one of the overriding considerations includes the 

policies contained in Cornwall Local Plan Strategic Policies -2010-2030 (CLP) and the 

recently adopted St Minver Parishes Neighbourhood Development Plan (NDP) 2017-

2030. 

 
5.4 The CLP identifies as a key objective, the support of the economy that enhances ‘The 

cultural and tourist offer in Cornwall’, and that needs to realise the opportunity in better 

wages through improved quality and longer seasons. In addition, there is an aim to 

develop new high quality facilities.  The Plan confirms that development of new 

accommodation will be supported where these would be of an appropriate scale to their 

location and be accessible by a range of transport modes.  

 
5.5 Officers confirmed that given the application proposal is for an existing holiday site and 

subject to demonstrating the ‘well-balanced mix of economic, social and environmental 

benefits’ there is potential for the proposal to be compliant with this policy in this location.  

 
5.6 The report then highlighted that two Policies namely STMNDP 2.6 and STMNDP 4.5 

‘pull in different direction’, but that the second (SDNMDP 4.5) is supportive of 

‘expansion of existing businesses, particularly those based on tourism, outside 
the Development Boundaries or the Special Development Areas for the specific 
purpose of providing additional business accommodation where the 

development’….  And which will not result in impact on the local highway network, result 

in adverse impact on residents, and be subject to Condition requiring development to 

remain part of an existing business.  
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5.7 In the Policy section of this statement (Section 7 below), the way in which this proposal 

is able to accord with the terms of Policy STMNDP 4.6 is explained, and it is 

demonstrated the additional accommodation contained within the proposed new holiday 

lodges can be installed without harm on the local area and will bring considerable 

benefits to both the existing business at The Point and the wider tourism economy in 

this part of Cornwall. 

 
5.8 In addition to the principle Policy considerations highlighted above, Officers identified 

the following themes are key considerations in the assessment of this proposal.   These 

points and the way this application has responded is set out below: 

 
• Biodiversity – A Phase 1 Habitat Survey has been undertaken and forms part of this 

application submission.  This provides mitigation measures for any 

disturbance which may occur during construction and also makes 

recommendations for further ecological enhancement. 
 

•   Highways and Movement – A brief Highways Statement forms part of the application.  

It is concluded that given the existing movement to and from the site, 

there will be no impact on the highway network resulting from this 

proposal. 

 
• Heritage –  Cornwall Historic Environment Service has been contacted.  

 
• Drainage –  A flood Risk Assessment and SUDS, and foul water drainage assessment 

forms part of this application submission 

 
• Community Engagement – A statement confirming consultation with the Parish Council, 

Ward Councillors and Local MP forms part of this submission. 

 
• CIL –  This has been reviewed and advice provided from Officers that CIL is not 

payable on holiday accommodation.  

 

5.9 In the conclusion of the report the case Officer, Mark Evans, wrote  ‘On the basis of the 

above, I support the submission of a planning application.’  
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6.0 THE APPLICATION PROPOSAL 

 
6.1 The application seeks the development of additional holiday and leisure accommodation 

as an extension to the existing facilities and accommodation at The Point. (This 

application is for Phase 1 of the development only as explained above.) 

 
6.2 Wider site benefits in terms of re-wilding and other Bio-diversity enhancement, are 

proposed as part of the scheme and further details are attached within the 

accompanying statement prepared by specialist consultants.  

 
6.3 This application site nestles within the landscape, and overall follows the form of the 

successful Scandinavian inspired ‘Eco apartments’ to the west side of the main Golf 

Club buildings, completed in 2015 (under permission ref PA13/03403).  

 
6.4 The details of the proposed new Eco Lodges are explained in detail in the Architect’s 

Design and Access Statement, submitted with this application, However, below we 

explain the proposal in brief, with the aerial photo extract below showing the approximate 

location of the proposed new developments in relation to existing footpaths, Golf 

Clubhouse and existing cottages / apartments. 

 

 
Figure 5: Aerial photo extract showing locations of proposed new development 
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6.5 The application seeks permission for the erection of 17 Koto ‘Eco’ Holiday Lodges to the 

south of the golf course on the site of a former air strip. The proposed layout of the 

development is shown below. 

 

 
Figure 6: Drawing extract showing layout of proposed new lodges 

 

6.6 Each Lodge would have 2 or 3 bedrooms, secure cycle storage, a fire pit for outdoor 

cooking and the option of  a wood fired hot tub. Car parking would be discreetly located 

in a landscaped areas set back from each Lodge for one car, with further parking in a 

visitor area and provided with EV charging points. 

 

6.7 The lodge would be surrounded by a crushed gravel path and low maintenance grasses.  

The layouts for units 13 and 14 are shown below and provides for detail on the 

landscaped setting for each lodge.  
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Extract of Masterplan showing layout of 2 units  

 

6.8 The units (Type 1 and Type 2) have been designed to provide either 2 or 3 bedroom 

ldoge, suitable for family occupation. The floor plans shown below illustrate example 2 

and 3 bed Lodges. 

 
Figure 7: Floor Plan extract of a two bed and a three bed Lodge. 
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Figure 8: Photomontage  of the exterior of a proposed Lodge for illustrative purposes. 

 

6.9 The lodges will be clad in dark vertical timber, mirroring the existing dark Cornish 

landscape features, the dark bands of existing Cornish hedge. Each lodge will be limited 

to the requirements of the Caravan Act, with dimensions of no greater than 20m length 

by 6.8m width, and internal ceiling heights up to 3.03m.  

 
6.10 The example below is of a two bedroom unit depicts the dark timber cladding, sheltered 

courtyard and light interior spaces. In this lodge, the courtyard faces west with afternoon 

sunlight and is glazed on three sides, providing views through the building interior. This 

also highlights the very high quality of the proposal, its design and finish.  

 
6.11 Roofs are proposed in sedum, with some including integrated solar panels. These will 

provide green roofs, also reminiscent of the Cornish hedges, and their solid banks 

topped and lined with plant life.  

 
6.12 Each lodge will include an open courtyard, allowing sunlight into the centre of each unit, 

in the morning and the afternoon, whilst providing shelter from prevailing winds.  

 
6.13 The image below illustrates the proposed lodge layout (2 bed examples).  Each room is 

numbered and listed below the image. 
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Figure 10: An example 2 bed cabin.  

 

6.14 For the three bed cabins, the siting is also located to ensure maximum views and light, 

along with privacy, as shown in the plan included with the application. 

 
6.15 The proposed siting of each unit provides a low density development, providing views 

out to the surrounding courtside, as well as privacy. 

 
6.16 This low density nature of the development provides space for rewilding, with the higher 

plots with distant sea views, and lower plots more sheltered and with landscape views. 

The existing landscape and proposed new planting, will form an important part of the 

setting and layout for the individual units as shown in the CGI image below.  
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Photomontage of interior of a Lodge for illustrative purposes. 

 

 
Example of internal layout of 3 bed cabin. 

 

6.17 The installation of the small pod-like facilities will follow eco principles, involving minimal 

foundations. No Arboricultural report is required in this instance, given there are no trees 
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close to the lodge locations. All landscaping will be with native species, for which you 

are referred to the associated supporting Landscape Visual Appraisal. 

 
6.18 In addition, we attach a Phase 1 Ecology Report, which includes biodiversity 

enhancement measures including additional planting and re-wilding. The proposal is to 

enhance the biodiversity of the immediate and the wider site, with a net gain in 

biodiversity arising from the proposal.  

 
6.19  An extensive re-wilding schedule is proposed as a focal aspect of this development, to 

include wildflower planting to support bees, beehives and bug hotels, tree planting, 

hedgerow and shrub planting; the installation of bird and bat boxes, planting some fruit 

trees. This is all with the aim of creating a more natural environment that blends into the 

wider Cornish landscape. 

 
6.20 Landscaping 

 
6.21 The Landscape Visual Appraisal is attached to the submission. The careful installation 

of these cabins, including placing, spacing and new planting will ensure minimal impact 

on the existing landscape, whilst the sedum roofs enhance the green credentials of this 

proposal.  

 
6.22 The findings of the Ecological survey work has also informed the Landscape Masterplan, 

and areas of scrub to the north of the site have been left unaffected by the proposals, 

whilst the placement of the lodges takes advantage of both the immediate context such 

as existing trees shrubs and planting. 

 
6.23 In addition, further landscape enhancements will include re-wilding and Cornish hedges 

as mentioned in the Access and Design Statement and shown on the Masterplan.  

 

6.24 Trees & Biodiversity 

 
6.25 Though no tree survey is required, due to the lack of trees on the application site, new 

indigenous tree planting will be proposed to develop the landscape elements of the site 

and provide greater biodiversity. This is described in detail in the attached Phase I 

Ecology Report. 
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6.26 Access and Parking 

 

6.27 Access by car is likely to remain the main form of access by guests. Once on site, 

walking and cycling will be encouraged. Electric vehicle charging points will be included 

in the visitor car parking area.  

 
6.28 Any new access routes will be low-impact gravel, (self impacting permeable aggregate). 

A footpath leads from the site directly into the village of Rock and to the beach in 

Polzeath which means vehicles use can be avoided. 

 

 
Drawing extract of lodge – showing sedum roof 

 
6.29 The fact that these are temporary installations and are reversible, permits the wider 

project aim of enhancing biodiversity.  

 

6.30 All access driveways will be constructed of low impact self-compacting permeable 

aggregate, ensuring minimal visual impact with utility.  
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7.0 RELEVANT PLANNING POLICY  
 

7.1 The National Planning Policy Framework (NPPF) 2021 is a material consideration in the 

determination of this case and the following are considered relevant: 

 
National Planning Policy Framework (NPPF) 2021 
Section 2: Achieving sustainable development 

Section 6: Building a strong, competitive economy 

Section 12: Achieving well designed places 

Section 15: Conserving and enhancing the natural environment  

Section 16: Conserving and enhancing the historic environment 

 

7.2 Paragraph 15 states that the planning system should be genuinely plan-led. It states 

that succinct and up-to-date plans should provide a positive vision for the future of each 

area. Further, it states that applications for planning permission be determined in 

accordance with the development plan unless material considerations indicate 

otherwise. 

 
7.3 Paragraph 35 states further, that plans are examined to assess if they are positively 

prepared, justified, effective and consistent with national policy.  

 

7.4 Therefore, existing policies should not be considered out of date simply because they 

were adopted prior to the publication of the Framework. Due weight should be given to 

them according to their degree of consistency with the NPPF. 

 
7.5 Paragraph 38 requires that decision making be approached in a positive and creative 

way. Decision makers should seek to approve applications for sustainable development 

where possible.  

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

applications for planning permission to be determined in accordance with the 

development plan unless material considerations indicate otherwise.  
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7.7 CORNWALL LOCAL PLAN Strategic Policies 2010 – 2030: 

1:  Presumption in favour of sustainable development 
2:  Spatial strategy 
2a:  Key targets 
3:  Role and function of places 
4:  Shopping, services and community facilities 
5:  Jobs and skills 
12:  Design 
13:  Development Standards 
16:  Health and wellbeing 
21:  Best use of land and existing buildings 
22:  European protected sites - mitigation of recreational impacts from development 
23:  Natural Environment 
24:  Historic Environment 
25:  Green Infrastructure 
26:  Flood risk management 
27:  Transport and accessibility 
28:  Infrastructure 
 
Appendix 3 - Schedule of saved policies: (North Cornwall Local Plan 1999) 
 
ENV1 - Protecting the countryside and landscape character 

 

7.8 St Minver Parishes Neighbourhood Development Plan (NDP) 2017-2030 
 

• STMNDP 2.6 Development (additional build, rebuild or extension) outside 

Development Boundaries or Special Development Areas 

• STMNDP 4.5. 
 

7.9 Other relevant guidance: 
 

• Planning Practice Guidance [Online] 
• The Cornwall AONB Management Plan 2016-2021 
• PPS5 Planning for the Historic Environment  
• Cornwall Design Guide 2013 
• Cornwall Drainage Guidance (2010) 
• Manual for Streets 1 and 2 (DETR) 
• European Union Habitats Directive on the conservation of natural habitats and of wild 

fauna and flora (Council Directive 92/43/EEC) 
• European Union Birds Directive on the conservation of wild birds (Council Directive 

79/409/EEC) 
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8.0 PLANNING ASSESSMENT 
 

8.1 In the following paragraph we provide an assessment of the project against Policy, in 

order to demonstrate the application scheme is an appropriate form of development 

given the both the nature of the scheme and local circumstances, together with benefits 

which will accrue.  

 
Cornwall Local Plan Strategic Policies 2010- 2030 
 

8.2 One of the principle policy documents is the Cornwall local plan strategic policies 2010- 

2030, document. The relevant policies are discussed below 
 

8.3 Policy 1: Presumption in favour of sustainable development 

 
8.4 The plan sets out the vision for Cornwall's future and states that this is “to achieve a 

leading position in sustainable living”. One of the primary objectives identified relates to 

supporting the economy and that this should enhance “the cultural and tourist offer in 

Cornwall and should continue to promote Cornwall as a year round destination for 

tourism and rest recreation. 
 

8.5 This application proposal directly addresses this objective in that the application 

proposes 17 new holiday lodges which will be offered for tourism and will add to the 

already existing holiday accommodation at The Point. As an added benefit and directly 

related to the policy objective, the development will be sustainable in its construction 

and operation with sustainable technologies implemented to ensure minimum energy 

usage. This is explained in some detail in the architects Design and Access statement. 

In addition and as explained in the accompanying highway's statement, sustainable 

transportation methods will also be encouraged such that there will be a reduction on 

reliance on the private car. In all these respects it is considered that the development 

clearly aligns with one of the major objectives of the County Council. 

 
8.6 Policy 2 – Spatial Strategy: This Policy requires that new development should provide a 

sustainable approach to accommodating growth, providing a well balanced mix of 

economic, social and environmental benefits. This should maintain the dispersed 

development pattern of Cornwall and provide homes and jobs based on the role and 

function of each place. 

 
3. Generating and sustaining economic activity: Proposals will be welcome that improve 
conditions for business and investment in Cornwall, in particular by: 
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a. Supporting key regeneration activities and the economic vision for Cornwall;  

 
b. Providing homes and jobs in a proportional manner, where they can best 

sustain the role and function of local communities and that of their 
catchment; 

 
c. Supporting the expansion of existing businesses  

 
8.7 It is considered that the application proposal is able to accord with the requirements of 

this policy in that the additional accommodation proposed (in the form of the 17 lodges), 

will enhance the already successful business operating from The Point. This will 

generate new jobs for local people as well as stimulating the local economy in this part 

of Cornwall. It will always specifically support the expansion of the existing business 

which is one of the identified aims off the strategy. 

 
8.8 Policy 5: Business and Tourism  This policy states: 

 
To ensure a continued supply of appropriate business space, proposals for new 
employment land and uses should be…. or c) in the countryside and smaller rural 
settlements be of a scale appropriate to its location or demonstrate an overriding 
locational and business need to be in that location such as farm diversification; or d) an 
extension to an existing business where re-location would be impractical or not viable. 
 
3. The development of new or upgrading of existing tourism facilities through the 
enhancement of existing or 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.  

 
 

8.9 It is the case that the expansion of holiday accommodation at The Point responds 

directly to Policy 5 in that proposed new accommodation will not only represent a highly 

sustainable form of development, but the expansion of holiday accommodation will 

provide associated new employment and wider economic benefits to the local economy 

in the form of spin-off spending.  (Accompanying this application is a Statement from the 

operator of The Point at Polzeath– which sets out the financial benefits which will accrue 

from the proposed new holiday lodge development.) 

 
8.10 In addition, the scheme will be developed alongside Bio-diversity enhancement 

measures for the whole estate (wider Ggolf course).  The wider environmental benefits 

are explained in the accompanying report from ‘Ecology Partners’ which is presented as 

a ‘Biodiversity Enhancement’ report. In all these respects the development is able to 

accord with the aims of Core Strategy 5. 
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8.11 St. Minver Parish neighbourhood development plan 2017- 2030. 
 

8.12 Officers in the Pre-application Enquiry response referenced Policy STMNDP 2.6 

Development of the Neighbourhood Plan and Policy STMNDP 4.5, as follows: 

 
8.13 STMNDP 2.6 This policy deals with (additional build, rebuild or extension) outside 

Development Boundaries or Special Development Areas and sets that this will not be 
permitted except in exceptional circumstances to : 

 
-  allow sympathetic farming site diversification as detailed in POLICY STMNDP 4.6.  

-  enable effective cycle routes as detailed in POLICY STMNDP 4.3.  

-   allow for replacement dwellings or extensions to existing dwellings where the 

development is very clearly in scale and harmony with the surroundings.  

-  allow for very exceptional circumstances where there is substantial benefit of the 

development to the local people that cannot be achieved in another way and that 

this benefit very clearly outweighs any harm to the landscape character, setting of 

heritage assets and sensitive biodiversity of the area. 

 
8.14 The relevance and application of this policy is considered in detail below, but in summary 

it is considered that in respect to the final point of this policy, the benefits which will 

accrue to local people, do represent the exceptional circumstances required to be 

justified in this instance. Such benefits will be in the form of ‘spin-off’ spending 

specifically by holiday visitors / guests who will use the facilities in neighbouring villages 

and spend money on food and beverage, recreation and sporting pursuits, sports 

facilities etc. As set out in the accompanying statement from the applicants, it is hoped 

the new holiday lodges will assist in creating 10 new full time roles in the next 2 years.  

In this respect it is considered that the proposal is also able to accord with the terms of 

this policy.  

 
8.15 STMNDP 4.5 ‘Planning approval may be granted for the expansion of existing 

businesses, particularly those based on tourism, outside the Development Boundaries 

or the Special Development Areas for the specific purpose of providing additional 

business accommodation where the development: 

 
a) will not result in an increase in traffic movements which would be likely to cause 

increased congestion or harm to highway safety and  
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b) will not have a significant adverse impact on the residents or the local landscape 

character and 

c) will be subject to a planning condition requiring the development to remain part of 

the existing business unit and not to be sold off separately for any purpose’. 
 

8.16 In addressing the points within this policy we consider the following considerations are 

relevant- 

 

• Traffic movements. As set out in the accompanying highways statement, given the 

limited numbers of new vehicles associated with the 17 holiday lodges (likely not to 

exceed 34 movements per day) it is unlikely that this level of traffic will impact on the 

wider highway network such that there will be no impact on highway safety. 
 

• Impact on local community and landscape character. As explained elsewhere in this 

statement, given the separation distance to neighbouring properties there will be no 

impact on any immediate neighbours. This is confirmed in the ‘Pre-Application’ 

response from officers (ref: PA21/02340/PREAPP copy at Appendix 1). Furthermore, 

as explained in the accompany landscape assessment document, given the character 

of the proposed holiday lodges and their location within the landscape /new landscape 

planting, there will be no impact on the wider landscape character. 

 
• Planning condition restricting operations. It is fully intended that the new holiday 

accommodation will be operated as part of the existing facilities at The Point. There is 

no intention to subdivide ownership such that the lodges would be operated by a 

separate company and in this respect the development proposal will remain within the 

ownership and management of The Point. 

 
8.17 In all respects it is considered the application proposals full wholly within the 

requirements of this policy. 

 
8.18 Whilst it is considered that Policies STMNDP 2.6 and STMNDP 4.5 are not strictly 

working in unison, it is believed that the application proposal is able to accord with the 

final point of policy STMNDP 2.6 and wholly in accordance with STMNDP 4.5.  Given 

the benefits which will result, both to local people in the form of enhanced employment 

opportunities and financial benefits, and the wider ‘Tourism Offer’ for visitors to Cornwall, 

it is considered the proposal is able to accord with the aims and objectives of the 

Neighbourhood Plan and will bring considerable benefits to the area. 
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8.19 In summary, it is submitted that the proposal is able to accord with the terms of both the 

Cornwall Core Strategical Policy and the Neighbourhood Plan policies in so far as the 

development will support and enhance the local economy.  

 

8.20 Other Policy Considerations: 
 

8.21 Core Policy 12: Design  

 
8.22 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. 

 
8.23 The proposal includes a bespoke ‘Design and Access Statement’ (DAS), prepared by 

the scheme Architects, Koto,  which explains the nature of the proposal in so far as being 

a proposal for a high quality, safe, inclusive and sustainable design for further tourism 

development, clearly considering the local context and contributing to the social, 

economic and environmental elements of sustainability. 

 
8.24 Policy 23 Natural environment 

 
8.25 Development proposals will need to sustain local distinctiveness and character and 

protect and where possible enhance Cornwall’s natural environment and assets 

according to their international, national and local significance. 

 
8.26 Accompanying the application are a raft of documents covering environment and 

landscape.  These are submitted to explain that the development can take place without 

impact on the environment. As part of the scheme it is proposed to offer a series of 

enhancement measures in terms of new planting and biodiversity net gain, which in all 

respects will ensure that the aims of this Core Policy are meet 

 
8.27 Paragraph 2.150: ‘Proposals within the AONB, or those that could affect its setting will 

be supported where they are small scale and meet an identified local need, where 
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landscape capacity can be demonstrated and the natural beauty of the AONB can be 

conserved and enhanced in accordance with Policy 23.’ 

 
8.28 As set out in the accompanying DAS, the new development will be of a high design 

standard whilst also reflecting local distinctiveness and character. The accompanying 

landscape Impact Assessment also demonstrates how landscape appearance and 

character will be protected. The scheme also proposes new landscape planting which is 

explained within the DAS. this will be designed to be sympathetic to the character of the 

surrounding landscape whilst also offering visual protection to the wider landscape 

setting. In all respects the aims of the ‘Design and Landscape’ based polices will be met. 

 
8.29 Policy 27: Transport and accessibility  

 
8.30 All developments should: Provide safe and appropriate access to the site for all people 

and not cause a significantly adverse impact on the local or strategic road network that 

cannot be managed or mitigated.  

 
8.31 It can be demonstrated that given the access to the local highway network there will be 

safe and appropriate vehicular access from the adopted highway, with low impacts 

gravel roads within the site and individual parking by each Lodge.  

 
8.32 A Highways Statement forms part of this application submission and in this document 

existing vehicle movements and likely proposed vehicle movements, are explained. The 

conclusion is that given the existing traffic movements to the site and low level of 

additional movements it is unlikely that any impacts to the highway network will result. 

 
8.33 It is material also, that an existing vehicle access track leading South from the site 

directly to the village of Pitmye is proposed to be upgraded to allow vehicle movements 

directly to the beaches of Rock.  Visitors to The Point will also be encouraged to use this 

track to walk and cycle to the beached in Polzeath and Rock. 

 

8.34 SSSI Impact Risk Zones.  
 

8.35 All Consultations require an SSSI IRZ outside existing settlements/urban areas affecting 

greenspace, farmland, semi natural habitats or features such as trees, hedges, streams, 

rural buildings. 
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8.36 This is demonstrated within the associated Preliminary Ecology Assessment (PEA) 

prepared by ‘Ecology Partners’. This report confirms there will no detrimental impacts to 

SSSIs or any aspects of biodiversity arising the development submission  

 

8.37 The submitted reports also provide evidence of the proposal to provide additional 

environmental benefits, in the form of Bio-Diversity Enhancement measures.  

 
8.38 Cornwall Area of Outstanding Natural Beauty  

 
8.39 Designation Date: Nov-59. Local Section: 02 PENTIRE POINT TO WIDEMOUTH.  

The site is outside the AONB. 

 
8.40 The site falls within the 1km Buffer to the Cornwall AONB : Pentire Point to Widemouth. 

It is also within the 2km Buffer: Camel Estuary and 2km Buffer: Pentire Point to 

Widemouth. The LVA assesses these designations and demonstrate that no harm arises 

to these designated areas from the development proposal. 

 

8.41 Although the site lies outside the AONB boundary it is considered the development 

proposal is able to accord with the policies as follows: 

 
CLP Core Policy PD6  

 
8.42 This policy is supportive of tourism development which conserves and enhances the 

diverse local landscape characteristics of sections of the AONB and seeks to ensure 

that the development of such facilities, their scale, design and use of materials has 

appropriate regard to the character, sensitivity and capacity of the protected landscape.  

 
8.43 The application submissions demonstrate that the proposed holiday lodges accord with 

this policy as the landscape will be protected and enhanced, whilst the bio-diversity of 

the site will be greatly enhanced through new planting and re-wilding of area. 

 

Policy PD8  

 
8.44 This seeks to ensure that any necessary development in the AONB, contributes to the 

conservation and enhancement of the natural beauty of the landscape. This will be 

achieved and is evidenced in the associated Ecology and Landscape reports which 

accompany this application submission.  The Ecology enhancement measures are 

discussed further in the following paragraphs. 
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8.45 In this proposal, the development would help maintain a thriving countryside by adding 

to an existing tourism development and thus to the local economy, whilst to no detriment 

to the environment, landscape or recreational opportunity. Indeed, the proposal would 

be in a discreet location, which is enhanced by the addition of a native wildflower 

meadow and other species rich landscaping, including new tree planting as appropriate 

to the climate and local conditions.  

 
8.46 The development site would be to no detriment to the nearby designated AONB or to 

neighbouring amenity. It would therefore be compliant with the principle of development 

in all material policy considerations.   

 
8.47 This application is supported by evidence that demonstrates that there will be no 

detrimental impacts arising from the proposed development either in terms of 

environment, landscape or recreational opportunities. Enhancement measures are 

proposed in terms of biodiversity, tree planting and landscaping. The development would 

enhance the local recreational opportunities, providing enhanced access to the 

countryside for users of the premises whilst also enhancing local biodiversity in 

accordance with the Cornwall biodiversity Guide.  

 

8.48 Ecological Enhancement 
 

8.49 The application is accompanied by a Phase 1 Ecology Report, prepared by ‘Ecology 
Partners’. 

 
8.50 The summary of their findings and recommendations are as follows:  

 
• The development site includes Cornish hedge (a priority habitat for 

conservation), semi-improved grassland, scrub and a ditch of local conservation 
value. It is also assessed as of potential importance for foraging bats, hedgehog, 
nesting birds and reptiles. Further survey is recommended for bat activity and 
reptile presence / likely absence.  

•  The development will inevitably result in some habitat loss but significant habitat 
creation and enhancement is planned (relative losses and gains are to be 
confirmed and will be calculated in a separate BNG report). Without appropriate 
mitigation there is also potential for negative ecological impacts including 
degradation to hedgerow, scrub and ditch habitat during construction and 
disturbance to protected species including foraging bats, reptiles and nesting 
birds.  
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Recommendations in Section 4 include:  

o  Develop a detailed masterplan to show a definitive red line boundary, detailed 
layouts, accurately quantified areas of habitat loss / gain and landscaping 
proposals (including species mixes and methodologies for habitat creation / 
maintenance). This information will be required to inform Biodiveristy Net Gain 
calculations (to be completed).  

o  Retain and buffer and protect existing hedges / hedgerow trees, the ditch and 
ideally all scrub around the periphery of the site by at least 2m from all built 
development following the Cornwall Planning for Biodiversity Guide (Cornwall 
Council, 2018).  

o  Plan the development carefully to conserve the ecological functioning of the 
ditch as a potential wildlife corridor running throughout the length of the site.  

o  Commission a bat ecologist to more accurately assess the likely value of the 
site to bats. It is likely that activity surveys will be required to gather data on 
which species are present and how they are using the site to inform appropriate 
mitigation. This work can only be undertaken during the active season for bats 
(May-October).  

o  If any trimming of hedgerow vegetation or further scrub removal is required 
avoid disturbance to nesting birds by undertaking this as well as removal of tall 
ruderal vegetation during the winter months (1st October – end February).  

o  Commission a reptile survey to assess the site for the presence / likely absence 
of reptiles, determine which species are present and estimate the population 
size (as appropriate).  

  

8.51 In addition the Consultants have recommended a series of Enhancement measures 

as follows:  

 
• Manage undeveloped parts of the site for wildlife and develop 

appropriate landscaping to include new Cornish hedges, rough 
grassland, scrub and tree planting favouring favour native species, 
maximising diversity and providing connectivity for wildlife across the 
site wherever possible.  

• Include appropriate bat and / or bird boxes and bee bricks within the 
scheme  

• Enhancements for bats and reptiles should be informed by the findings 
of further recommended survey work.  

 
 

8.52 Taken together it is considered that the scheme will result in a net gain to habitats as 

required by Policy. 
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9.0 Conclusion 
 

9.1 In conclusion, the application proposal offers an exciting and environmentally friendly 

form of development which can deliver 17 new holiday lodges to the Polzeath, and 

Rock area. 

 

9.2 The proposed development can be delivered without impact on the wider landscape 

setting, and additional measures are being put in place to visually enhance the 

immediate development site and wider setting. 

 

9.3 There will be no impact on the local road network, and more sustainable forms of 

transport and use of local footpaths will be promoted to visitors of the lodges. 

 
9.4 A series of bio-diversity enhancement measures are proposed as part of the 

development which will see an improvement in the ecological value of the site, over 

the existing grass land.  

 
9.5 The development will result in an increase in employment opportunities for local 

people.  Whilst there will be economic benefits to the surrounding villages through an 

increase in visitor spending. 

 
9.6 The development can be implemented fully in accordance with Local and national 

policy which supports the development of existing rural businesses. 

 

 


