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1.0  Introduction 
 
This design and access statement has been prepared by CSA Architects 
on behalf of Westcountry Land and details proposals for the conversion 
of two stone, agricultural barns to form two new dwellings together with 
the creation of three new detached dwellings within the curtilage and 
settlement boundary of the village. The site is located at the entrance to 
Flushing, known as Tregew Farm, on Tregew Road. The development 
proposals consist of the following: 
 

 Retention of the Grade II Listed Farmhouse (Outside of 
application area, but within the same ownership) 

 Conversion of the Existing Stone-built agricultural barns to form 
two dwellings  

 Demolition of existing large, now redundant agricultural pole 
barns  

 Three New-Build detached four bedroom dwellings within the 
curtilage  

 Associated car parking, access, services and landscaping 
 

The design statement has been prepared generally in the format as set 
out in the CABE publication: “Design & Access Statements; how to write 
read and use them”. The statement illustrates the considered 
assessment and evaluation of the site and it’s context, and illustrates the 
detailed design for a high quality residential development.   
 

This document forms part of a submission to Cornwall Council for 
detailed planning permission and should be read in conjunction with the 
associated drawings.  
 

1.1 Location 
 

The site is in the northern area of Flushing and represents a gateway 
point, on entrance to the village, via the only road that serves this area. 
The site is currently accessible via three separate, alternative access 
points directly onto Tregew Road.  
The village of Flushing is located on the opposite headland to Falmouth 
and is accessed via Penryn and/or Mylor Bridge and is within the Parish 
of Mylor. The village has excellent amenities and is considered one of the 
larger villages in the area, appropriate for development, as it is 
considered a sustainable location. Furthermore, this brownfield site, 
within the existing settlement boundary is an appropriate and sustainable 
location for new housing, which is supported by the relevant planning 
policies  
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1.2 Character  
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1 Entrance Portico on Dwelling on outskirts of Truro 
2 Coach-house at Penair,, Truro, typical of similar buildings in the area in-

cluding Carclew, Enys, Killiow 
3 Sympathetic Barn Conversion, similar to Barns on application site  
4 Nearby Two storey house in centre of Flushing, use of local stone and brick 
5 Tregew Vean, House opposite application site 
6 Tregew Vean, Entrance Portico, House opposite the application site  
7 Georgian House, North of application site 
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The surrounding area is predominately residential, consisting 
of a mixture of large detached single storey, two storey and 
dormer bungalows boarder the site to the south, whilst the 
site immediately adjoins the listed traditional farmhouse to 
the north. In addition a new, contemporary two storey de-
tached house has been built to the north of the farmhouse. 
To the west is a beautiful, imposing Georgian House, known 
as Tregew Vean, which has just been extensively renovated 
and modernised. To the north west there is a series of large 
Georgian and Regency Villas, which typify the approach to 
the village. The character of the village changes, from the 
very low density settlement pattern, of large detrached dwell-
ings in the immediate vicinity of the application site, to the 
centre of the village, which becomes high density, town-
houses and intimate street scenes, with narrow streets and 
buildings in close proximity of each other.  
 
The typical characteristics of houses in the immediate vicinity 
are predominantly locally distinctive materials and traditional 
forms. Consisting of traditional two-storey composition, with 
natural slate roofs and red clay ridge tiles, with a mixture of 
gable and hipped roof forms. External walls are a mixture of 
natural stone with red brick or granite quoins and lintels, 
painted render, slate hanging and Flushing itself exhibits a 
delightful use of red brick, which is uncommon to other parts 
of the county, but specific to this area. Of particular note is 
the composition of the existing barns and listed farmhouse 
on the application site which are entirely constructed using 
natural stone with red-brick details. This is a strong prece-
dent for any new buildings, to share a palette of materials, to 
be in-keeping.  
 
The Georgian/Regency and Victorian architecture dominates 
the area. Key buildings, as precedent, include symmetrical 
proportions, double-fronted, simple window detailing and a 
palette of locally distinctive materials. The existing barns are 
capable of a straightforward, sympathetic conversion, as il-
lustrated in the example (right). Inspiration can also be 
drawn from entrance porticos, also typical of buildings from 
the era. Finally, the coach-house, (example right) with simple 
dormer windows, is an appropriate local architectural con-
cept which is considered beneficial to a courtyard/mews de-
velopment, with local context and reference.  
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2.1 Site Description 
 

The development site measures approximately 0.38 Hectares (0.94 
acres) and consists of a complex of existing buildings, including a Grade 
II Listed Farmhouse to the north, with a horse-shoe arrangement of stone
-built agricultural barns to the south of the farmhouse. In addition there 
are a number of large pole barns to the south and east of the traditional 
buildings. All of these buildings are currently in a poor state and detract 
from the entrance to this well-kept village. As a brownfield site, the 
application scheme seeks to renovate and convert the stone-built horse-
shoe barns to a high standard and to demolish the low grade block-built 
and pole barns and build three new dwellings to replace the large sheds.  
 

Importantly, this site has been designated to be within the defined 
settlement boundary of the Carrick District  Wide Local Plan (1998) . The 
drawing (right) taken from the Cornwall Council (Carrick) website, shows 
the purple line, which is the defined settlement boundary. Importantly, all 
proposed buildings are to be contained within this settlement boundary, 
and therefore represents a residential infill, redevelopment of this 
brownfield site.   
 

The validity of the “saved policies” in the CDWLP  has been endorsed by 
a recent planning permission which has now been constructed for a new 
dwelling on land, immediately to the north of the application site. This is 
referred to in more detail on page 6 of this document.  
 

In accordance with the “saved policies” in the CDWLP, it is considered 
that this site represents an infill development within the curtilage of an 
existing settlement.  On this basis, National Planning Policy permits the 
erection of up to 10 dwellings within the settlement boundary (6 within an 
AONB) with the provision of no affordable housing and no section 106 
contributions.  
 

Extract taken from: Department for communities and local government  
Planning Contributions (Section106 planning obligations) Government 
response to consultation , November 2014 
 

23. “After careful consideration of these responses we are making 
the following changes to national policy with regard to section 
106 planning obligations: 

 

 Due to the disproportionate burden of developer contributions on 
small scale developers, for sites of 10-units or less, and which 
have a maximum combined gross floor space of 1000 square 
metres, affordable housing and tariff style contributions should 
not be sought. “ 

 

The application scheme itself consists of two forms of development. The 
conversion of the existing stone-built barns to form two new dwellings 
and the construction of three new detached dwellings within the 
settlement boundary.  
 

It is considered that the conversion of the agricultural barns could be 
permitted development under the prior approval procedure in accordance 
with Class Q of the GPDO 2015. The conversion of up to 450sqm of 
existing agricultural floor space (on 1st March 2013) to form a maximum 
of 3 dwellings. This scheme fulfils all criteria relating to such a prior-
notification form of permitted development.  
 

In addition, it is considered that a scheme of 3 new open market 
dwellings, proposed on this infill site, within the development envelope of 
the existing settlement  is fully policy compliant.. In line with the above, 
the local planning authority should not seek any affordable housing to be 
provided on-site nor should it seek any form of financial contributions by 
way of S106 for this scheme. In any event, whether through permitted 
development or national planning policy for sites within the existing 
settlement boundary, the creation of 5 dwellings in this location is 
considered to be fully policy compliant.  

2.0  Existing site 
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1. Photograph Showing one of the existing timber/blockwork large barns 
2. Photograph showing existing stone-built barn and ad-hoc additions 
3. Photograph of the existing, listed farmhouse, within the same ownership 
4. Photograph of the existing stone-built barns (to be converted) from the farmhouse 
5. Photograph of existing block-built agricultural barn/shed prominent from Tregew Road 
6. Photograph of one of the entrances (to be stopped up for traffic and become pedestri-

an only) looking south into the Barn complex (horse-shoe)  
4 

2.2 Site photographs 
 
The site photographs clearly illustrate that the application site is 
relatively level and currently consists of a number of existing 
agricultural buildings of varying quality/type.  
 
It is considered that the existing stone barns are high quality, and 
despite various ad-hoc additions, can be retained and sympathetically 
converted to create high quality homes.  The only alterations proposed 
to the existing barns will be to replace the corrugated metal and 
asbestos roofing and to demolish all lean-to buildings and additions, as 
well as replacing blockwork with traditional stone, re-opening existing 
window/door apertures and to remove existing grain silos etc. The high 
quality renovation/conversion of this horse-shoe complex of stone built 
barns with a hard-landscaping scheme within the courtyard will greatly 
improve the character and setting of the existing, Grade II Listed 
Farmhouse.  
 
The roadside elevation of the existing stone-built barns will remain 
unaltered with no new apertures proposed. The barn conversion will be 
sympathetic and utilise all existing openings. The modern, external 
concrete steps will be removed to show the quality of the original 
façade. These barns are not listed.  
 
The larger, pole and block built agricultural barns/sheds are very low 
grade and unsightly. Image 5 shows the imposing elevation which 
dominates the vista for everyone leaving Flushing, along Tregew Road, 
travelling north. The demolition of this barn/shed, together with the 
other redundant pole barn/shed to the east will create the plateau site 
for the proposed new dwellings. It is considered that the replacement of 
these unsightly buildings/structures and replacement with high quality, 
buildings of traditional/vernacular appearance represents a significant 
planning gain for this highly prominent site.  
 
A tree surveyor was asked to review the site, who confirmed that none 
of the trees on the application site are covered by a tree protection 
order. Prior to the submission of this application, a number of low 
quality leylandi trees and scrub were removed along the western 
boundary, in consultation with the owners of neighbouring properties.  
All existing trees will be retained and protected as part of the 
development proposals.  
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1. Extract from Carrick District Council Saved Map showing settlement boundary 
 and site  
2. Proposed Site Plan for planning application/approval ref: PA11/07674, immediately 
 North of application site  
3. Photograph of completed house approved under reference PA11/07674  
4. Elevation Drawings showing house approved under reference PA11/07674  
 

1 

2.3 Precedent 
 

Adjacent/neighbouring house, built within settlement boundary.  
 

There is a precedent planning permission that has been granted for an 
adjacent nearby site, immediately to the north of the application site, 
which endorses the principle of such development. Detailed planning 
permission was granted, under reference no. PA11/07674 for the 
erection of a new, two storey dwelling  on land at the rear of  “Tregew 
Farm”. This is an important consideration as the planning officer 
concluded (in the report to committee)  
 

“The application is for a new dwelling at Tregew Farm, which lies within 
a piece of land which falls with the village boundary, but on the edge of 
the settlement. 
 

The application site as highlighted in red is considered to be within the 
defined settlement boundary of the village (as set out in the Carrick 
District Wide Local Plan 1998). The settlement boundary includes the 
properties in Tregew Road (up to and including Grove House), the 
application site following the application boundary, Tregew Farmstead 
and residential development in Tregew Close. 
 

The application site is therefore considered to fall within the village 
envelope and therefore would be classed as in a ‘sustainable location’ 
where there is presumption in favour of residential location. Saved 
Policies 1 and 10 Cornwall Structure Plan 2004 and Saved Policy 6E 
Carrick District Wide Local Plan 1998 highlight that residential 
development would be supported in principle in this location given that 
it is considered to be closely related to services and local amenities. 
 

Reason for approval – The proposed development makes effective use 
of land within the urban area of Flushing, providing a ‘sustainable 
development’, according with the general aims and intentions of 
Policies 1 and 10 Cornwall Structure Plan 2004.” 
 

It should be noted that there  is a significant difference between the 
application site and this precedent, as the new dwelling at the rear 
(north) of “Tregew Farm”. Most notably, the site itself was more 
removed from the existing built-envelope of the village and more 
prominent within the landscape, it was also, to all intense and purpose 
a green-field development for the single new dwelling, which was 
supported by the planning officer and approved at committee.  
This application scheme is undoubtedly less contentious being part of 
an existing and established brownfield site, well within the defined 
settlement boundary, surrounded by existing buildings and having large 
buildings on the site itself at the moment, therefore there is not the 
incursion into open countryside which was considered in the context of 
the previously approved scheme, north of the farmhouse.  
The impact on the listed farmhouse was considered acceptable and it 
is considered that would be more harmful and overbearing on the listed 
building than the proposed development, which is sympathetic to the 
listed building and will greatly enhance it’s setting.  
 

Finally, the recently permitted and constructed new dwelling, “Parc 
Tregew” on land north of Tregew Farm is 3 storeys in height, which is 
larger than any of the buildings proposed within the application 
scheme. In addition, Parc Tregew sits at a much higher level and is far 
more prominent in the wider landscape than the application site.   
 

This important precedent scheme clearly endorses the principles of the 
application scheme and demonstrates that the settlement boundary is a 
fundamental planning consideration.  
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3.0  Proposed Design 
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3.2 Use 
 

The residential use is consistent with the surrounding development which 
includes large detached dwellings and to the south a larger estate of 
existing houses and bungalows.  In the local area there is a primary 
school in the centre of the village, within short walking distance; as well 
as two village pubs, village hall and convenience store in the centre of 
the village. The site is also in close proximity to Penryn and Falmouth.  
 
The proposed development, converting the existing barns to form 2 open 
market dwellings and the erection of 3 new, detached dwellings iis 
appropriate for the size and character of the plot, especially when 
considering the density of existing neighbouring, low-density 
development or large houses, sitting in spacious plots. It is considered 
that there is a strong market need for private, family housing in this 
location, which is very desirable. Therefore the creation 5 large family 
houses of differing type/size provides variety on this small site, for family 
housing. Each dwelling is unique, which is a testimony to the design and 
a reflection of the target market for this small, high quality scheme. The 
development also includes a shared entrance driveway and turning/
space, as well as off-road car parking for 2 cars per dwelling and 
garaging; creating a total of 10+ car parking spaces and garaging.   
 

3.3 Amount 
 
The scheme for the conversion of the existing stone-built barns to form 2 
dwellings, and demolition of the existing block-built and pole barns to 
form 3 new detached dwellings is an appropriate scale of development 
for this site. The development pattern is in keeping with the surroundings, 
and represents a development pattern, to provide an appropriate 
transition between the existing houses on the estate to the south and the 
larger detached Georgian Villas to the north. The size of the site is 
sufficient to achieve large individual plots and private amenity space for 
each dwelling, as well as sufficient space for car parking for 2 car parking 
spaces per dwelling and adequate manoeuvring/turning space.  
 
The Stone Built Barns (To be retained/converted)   
A horse-shoe arrangement of stone-built barns, arranged around a 
courtyard, with the Grade II Listed Farmhouse to the north extend to a 
total area of 432.1sqm (4,651sqft). Demolition of parts of the existing 
building/s are proposed, to include removal of the lean-tos and ad-hoc 
extensions, taking it back to the original structure. The application 
scheme will use this structure to be converted, to form two new 
dwellings. Barn 1; on the western side of the courtyard will be converted 
to create a 4 bedroom, reverse level house, which will be 170sqm 
(1,830sqft). Barn 2; on the eastern side of the courtyard will be converted 
to create a 4 bedroom house, which will be 186sqm (2,002sqft). The 
southern block, linking the two, will have the front wall and silos removed 
(the front wall can only be described as a ram-shackle, patchwork of 
walling and is of low-grade, no architectural or historic merit) to create a 4
-bay open-fronted car port, to serve the two dwellings created by the barn 
conversion.  The barns are therefore converted to create a habital 
building, a total size of 356sqm.  
 

New Build Detached Houses (Units 1, 2 & 3)  
 The three new-build open market detached houses have been dictated 
by the client, Westcountry Land, based on an identified market need in 
the area. These properties will provide high quality, spacious family 
homes. Each dwelling has four bedrooms and a double garage with two 
further parking spaces. Unit 1 is a total of 178.5sqm (1,922sqft) excluding 
the Garage; Unit 2 is 174.4sqm (1,877sqft) excluding the garage and Unit 
3 is 194sqm (2,088sqft) excluding the detached garage.  

3.1 Design Principles 
 

The design proposals aim to capture the distinct character of the village 
of Flushing, drawing inspiration from the contextual study, to utilise an 
architectural style and palette of materials, and scale of buildings 
appropriate to the location.  
 

A resounding characteristic of the area is the use of hipped roofs. 
Therefore it was deemed important and “in-keeping” to adopt this 
approach to the design of the new dwellings. Two storey dwellings 
represent the more traditional architectural vernacular in the village and 
there are predominantly two storey traditional dwellings in the vicinity of 
the site.  
 

There is a common symmetry in many of the nearby buildings and use of 
simple pitched slate roofs. The proposed scheme aims to encapsulate 
many of the locally distinctive features of the traditional buildings in the 
village, albeit with a modern interpretation. The use of projecting 
entrance porch structures and portico, and classic window proportions 
are all utilised as a focus for the design of the proposed buildings. 
Classic proportions, symmetrical facades with simple  white/cream  
windows and using locally sourced natural stone, natural slate hanging, 
red brick and painted render will greatly assist to anchor the proposed 
new buildings into the setting and harmonise with the barns to be 
retained/converted. An appropriate architectural style and palette of 
materials has been used for this small, high quality development.  
 

Many of the buildings in the immediate vicinity of the site were 
constructed in the Georgian/Victorian period and demonstrate simple and 
exquisite proportions. Therefore, the proposed scheme offers the 
opportunity to reinforce the traditional quality of this part of the village. At 
present, the existing site detracts from the quality, character and vitality 
of the AONB; the proposed scheme represents a real opportunity to 
reinstate the sense of place with the new development, drawing 
inspiration from the heritage and quality of the surrounding, neighbouring 
buildings, which will undoubtedly improve this prominent site and make a 
positive contribution to actively enhance the character and setting of the 
AONB. Therefore, it is considered that the design proposals are an 
appropriate form of development for this setting and will make a very 
positive contribution to the village and the AONB.  
 

The conversion of the barns is sympathetic to the existing structure to 
create a sensitive renovation, which uses the existing building and 
apertures to create a high quality conversion. All existing extensions and 
ad-hoc additions will be demolished so that the original building fabric is 
exposed. It is proposed to re-point the existing stonework and red brick 
details. The existing corrugated roofing will be replaced with natural slate 
with red clay ridge tiles and the windows and doors will be replaced with 
painted timber, using a “Heritage Sage Green” as shown. The conversion 
of the stone barns is therefore as respectful to the original building fabric 
as possible and the courtyard will be dressed and hard landscaped to 
greatly enhance the setting, not just of the barns, but also of the Grade II 
Listed Farmhouse.  
 

The new-build houses will utilise the same palette of materials as found 
on the farmhouse and traditional barns. The use of natural stone 
complimented by red brick is a key feature of the proposed development 
which is found in the local area, and will give the new dwellings a true 
sense of place. The intention has been to create a scheme of bespoke 
houses, to be arranged around the barn complex, with three high quality 
detached houses; Unit 1 being based on a traditional Victorian 
Farmhouse, Unit 3 to appear like a traditional Coach House, on entrance 
to the barnyard and Unit 2, to appear like a later, Edwardian house. 
There is therefore a logical approach to the architectural language and 
design style that has been used for this development. This represents a 
very high quality, bespoke, well considered and appropriate development 
for this delightful and prominent location.  
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3.4 Proposed Layout 
 

The layout has been carefully considered to address all aspects of the site 
constraints and contextual built-form. The site currently has three access 
points, one directly into the Farmhouse/Barn courtyard and two in the 
southern part of the site. It is proposed to close the northern access to 
vehicles, which is considered unsafe and therefore represents a planning 
gain. The proposed access is, as existing, a one way entrance/one way 
exit arrangement, around a spherical landscaped area. This is well located 
to provide safe access/egress to the scheme. This will provide vehicular 
access for all dwellings on-site and will also provide pedestrian connection 
to the centre of the village. The existing access into the courtyard will be 
stopped up to vehicles but maintained for pedestrian use only.   
 

The houses themselves represent a bespoke design to suit the exact 
shape and form of the site itself. And to create a development of the 
highest quality.  The existing barns and farmhouse retain their footprint 
and will be hard-landscaped to create a fantastic focal point for the 
development, to greatly enhance the setting of the listed building. The 
application also includes a proposed double garage and single car port for 
the farmhouse itself, which creates a focal point for the head of the 
proposed access drive.  
 

The proposed new detached dwellings have been arranged to provide a 
close-knit relationship with the existing buildings on-site, to not only 
express the same palette of materials and therefore appropriately fit into 
the site, but to create a street scene and to indicate a timeline of traditional 
development pattern, that represents how this site could have been 
developed over several decades. The coach house (Unit 3) has the closest 
relationship to the barn complex and the modern stables behind, to the 
east. Unit 1 is on a prominent and challenging part of the site, being visible 
from Tregew Road, on both the south and west elevations, as well as 
having internal road frontage to the east elevation; therefore it represents a 
pivotal house on the site and has been designed accordingly. Unit 2 is 
located in a more transitional location, between the development and the 
more modern housing, and opens out onto agricultural fields to the east, 
therefore the east/garden elevation has been designed to visually express 
this link, using oak frame and glazing looking onto the garden.  
 

Importantly, the entire scheme has been designed to sit within the defined 
settlement boundary, edged purple, of the Carrick Local Plan. Therefore it 
represents a very high quality infill redevelopment of this brownfield site 
and will greatly enhance the entrance/exit to the village. In this context, it is 
considered that the proposed development will conserve and enhance the 
AONB and the setting of the listed farmhouse.  
 

3.5 Landscaping 
 

This is a relatively modest, small scheme, however, landscaping has been 
duly considered within the development proposals. The hard landscaping 
is largely achieved via the road and hardstanding, which is formed using a 
mixture of tarmac, granite setts and resin bound surfacing, where indicated 
and the use of dry-stone Cornish hedges inside the development, within 
the proposed street scene. This represents a very high quality 
development.   
 
All existing hedgerows and trees will be retained and maintained. It is 
proposed that the hedgerow adjacent to the site entrance will be taken 
down and re-aligned (using the original material) to improve visibility. 
Additional boundary planting will be provided to supplement and enhance 
the existing screening. Each property will have hard landscaping/paving to 
the front doors, side paths and rear patio areas. The remainder of the plot 
and private gardens areas will be laid to lawn with perimeter boundary 
planting of native species. Therefore all of the landscaping proposal are in-
keeping with the existing neighbouring buildings/gardens.  

1 

Entrance Only (IN) 

Exit Only (OUT) 

Hedgerow re-aligned to 
improve vehicular visibility 



 

 

3.6 Appearance 
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3D visual - Barn Conversion - 1 
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3.6 Appearance 
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3D visual - UNIT 1 (New detached Dwelling)  
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3.6 Appearance 
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3D visual - UNIT 1- Side/Roadside  Elevation 
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3.6 Appearance 
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3D visual - UNIT 2 - Front  Elevation 
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3.6 Appearance 
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3D visual - UNIT 2 - Rear/Garden Elevation 
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3.6 Appearance 
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3D visual - UNIT 3 

1 



 

 

3.7 Sustainability 
 
The thrust of sustainable development as defined by national planning 
policy is to build new dwellings in the right location, with access to 
facilities, services and public transport. Flushing is one of the larger 
villages in the Falmouth and Penryn Community Network Area and, as 
previously described is extremely well serviced by it’s own primary 
school, public houses, convenience store, playing fields etc. but is also 
within a very short distance of Penryn’s main facilities. As the site is an 
infill development, it is well connected to the existing village, being 
surrounded by existing development on three sides and has excellent 
access to public transport with bus stops being located on the nearby 
Tregew Road. Therefore this site is in an indisputably sustainable 
location. National Planning Policy also promotes redevelopment of 
brownfield sites. Whist this site has been used for agricultural purposes, 
the large barns/sheds and hardstanding meant that the entire site has 
previously been built-upon. These existing buildings are currently large 
and unsightly.  
 
The existing stone-built barns, to be retained and converted represent 
one of the most sustainable forms of development. Re-using existing 
buildings, to be put to a new use is sustainable development.  
 
The proposals have been designed to sit comfortably within the built 
context. The existing site has been used up until recently (2014) when 
the farm ceased operations from the site. All existing boundary trees and 
vegetation are to be preserved and enhanced. There is no proposed loss 
of ecological habitat whatsoever and existing structures have been 
assessed, by professional ecologists (separate report accompanies the 
application) which demonstrates that no habitats will be lost or affected to 
create this development.  
   
The proposed dwellings will have a high thermal performance building 
fabric that will exceed the relevant statutory requirements and 
performance standards. This “fabric first” approach is undoubtedly the 
most important aspect of the detailed building design, as upgrading the 
insulation in the walls, roof, floors and using energy efficient glazing 
systems, reduced the need for heating the property, which represents the 
largest energy use in most domestic properties. Through detailed design 
the scheme will look to utilise sustainable construction methods and will 
include renewable technologies such as air source heat pumps and solar 
thermal hot water system. Another key consideration is the internal 
lighting; by use of large windows, natural light is maximised and low 
energy light fittings can be used. Within the building itself, it will also seek 
to minimise water consumption, through the installation of aerating taps, 
shower heads and dual flush WCs.  
 
The proposed development provides large private garden spaces and 
private amenity for the inhabitants, as well as sufficient room (with the 
inclusion of garages and car ports for all units) for on-site secure cycle 
storage. The individual building designs for all houses features large 
double bedrooms and specific study areas, which can be used to 
accommodate home offices, to enable home-working, which is 
increasingly commonplace and reduces reliance on transport to commute 
to work.  

 3.8 Access 
 
Site access is directly off Tregew Road. There are currently three access 
points. It is proposed to close the northern access to vehicles, which is 
considered unsafe and therefore represents a planning gain. The 
proposed access is, as existing, a one way entrance/one way exit 
arrangement, around a spherical landscaped area. This is well located to 
provide safe access/egress to the scheme. This will provide vehicular 
access for all dwellings on-site and will also provide pedestrian 
connection to the centre of the village. The existing (northern) access into 
the courtyard will be stopped up to vehicles but maintained for pedestrian 
use only.   The proposed access driveway provides a DDA compliant 
approach (gradient less than 1:12). Each property is set on it’s own flat 
plateau and therefore each house will be located at existing ground level 
and therefore, fully accessible.  
 
The internal circulation within each property is fully DDA and Building 
Regulation compliant with the provision of a WC in the entrance storey 
are all provided in accordance with “Approved Document M” of the 
Building Regulations. 
 
Dedicated car parking is provided for each unit: there is an allowance for 
two private car parking spaces with  level DDA compliant access for each 
household, as well as private garage/car port spaces. The site layout has 
been developed with the safe movement of pedestrians and low vehicle 
speeds using the shared surface courtyard, and design principles taken 
from the Manual for Streets.  
 
Each residential unit will provide enough space for its occupants to carry 
out everyday tasks and activities conveniently and in comfort. Hallways 
and doors to habitable rooms in the entry storey will not have stepped 
changes of level.  
 
A WC is provided on the principle storey of each unit. Each WC will have 
a clear 600 x 700mm area for manoeuvrability and movement for transfer 
from a wheelchair. All accessible switches and socket outlets will be 
installed between 1200 and 450 above finished floor level to satisfy 
requirement M1. 
 

3.9 Waste Management 
 
Adequate internal and external storage capacity for both general refuse 
and recyclable waste is provided within the garage/car ports.  Refuse 
collection will be from the shared entrance to the site, directly onto 
Tregew Road.   
 

3.10  Surface Water Drainage 
 

WCL engaged Jan Clark of H2Ok to review the site in terms of FRA and 
SUDS requirements. His statement is set out below: 
 

“The detailed mapping for critical drainage areas has been taken down 
from the CC website, but having reviewed the paper copy of ‘Drainage 
Guidance for Cornwall’ the site is outside of the Falmouth and Penryn 
critical drainage area. 
 

As such you should not be asked for a FRA/SUDS report . The only other 
way you would need an FRA would be if the site was in flood zone 2/3 or 
if the application was over 1Ha in total area. We do not believe that this 
site falls into either of these categories.”  
 

Therefore no further work is required and the site can discharge to simple 
on-site soakaways.  

4.0 Conclusion 
 
The application site is in an indisputably sustainable location within the 
existing built environment of Flushing. As shown within this document, 
the application site is within the defined settlement boundary of Flushing 
and therefore it is considered appropriate and fully policy compliant to 
construct up to 6 new open market dwellings on this site. However, the 
application scheme is a combination of a barn conversion to create two 
new dwellings, which is considered to be permissible under Permitted 
Development rights, for the conversion of agricultural buildings. 
Therefore there are only three new-build dwellings within the settlement 
boundary. However this site is assessed, compliance has been 
demonstrated with this policy for an infill development for a total of five 
new dwellings.  
 
The 0.38Ha site (0.94 acres) is a good sized plot, and an appropriate 
level of development is proposed, for this transition site, in keeping with 
the density of the large Georgian Villas and detached houses to the north 
and west, and the housing estate to the south. This application is for the 
conversion of the stone built barns to form two dwellings, around a 
courtyard, headed by the existing, Grade II Listed Farmhouse, as well as 
three detached 4 bedroom family houses within the curtilage. The 
detailed design of the units has been carefully considered to respect the 
fabric of the existing stone-built barns, and to enhance the setting of the 
Listed Farmhouse. In addition, as a prominent site on the gateway to the 
village, the new build-houses will greatly improve the aesthetic 
appearance and quality of the site, and therefore will enhance the 
character and setting of the AONB in this location.  
 

National Planning Policy was recently amended in November 2014, to 
permit up to 10 dwellings on infill sites of this nature, (6 within an AONB)
within the curtilage of an existing settlement, with no on-site provision or 
contribution to affordable housing or off-site financial contributions by 
way of S106. In addition, the recent precedent planning permission, for a 
single dwelling on land to the north of the application site endorses the 
validity of the defined settlement boundary of Flushing, as defined in the 
“saved policies” in the CDWLP. Albeit, that scheme was further out of the 
village and with no existing built-context surroundings, but was permitted 
under reference PA11/07674. Having reviewed the officer report for this 
approved scheme, it is considered that this application site is, in fact, 
more appropriate for development, as it has less constraints and is, in 
fact considered to be a brownfield site, rather than extending into open 
fields. The precedent scheme was also 3 storey in height, on higher 
ground, where the application scheme is merely two storeys, with 
stepped roof heights, scale and massing.   
 

There are no physical site constraints to development. The development 
itself would cause no ecological impact and does not affect the setting of 
any protected trees or hedgerows. The site itself is relatively level and 
has no topographical constraints. All neighbouring dwellings would 
maintain an acceptable level of privacy when the development is 
completed and the proposed dwellings will have large plots, significantly 
exceeding the minimum private amenity area requirements.  
 

The design proposals aim to reflect the distinct character of existing 
buildings on the site, nearby and in Flushing itself. The proposed scheme  
directly relates to the local building form, materials and architectural 
detailing through a subtle contemporary application, and demonstrates a 
timeline of architecture, rather than one overriding, modern development. 
This design approach aims to create clearly defined spaces that have a 
distinct sense of place and sits comfortably within the existing built 
environment. This scheme is of very high design quality, with bespoke 
houses to suit the site and enhance the entrance/approach and exit to 
the village.  
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