DESIGN & ACCESS STATEMENT
PROPOSED RESIDENTIAL DEVELOPMENT
FOR 57 NEW DWELLINGS (17 AFFORDABLE & 40 OPEN MARKET)
LAND OFF (WEST OF) LISKEY HILL, PERRANPORTH
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1.0 Introduction
This design and access statement has been prepared by Westcountry
Land to accompany this outline planning application for a Residential
Development for a total of 57 dwellings with all matters reserved except
access, height and scale, on land off (West) of Liskey Hill, Perranporth.
The development proposals consist of the following:
 17 (30%) Affordable Dwellings, consisting of 12 for affordable
rent and 5 Discounted Sale/Shared Ownership - Intermediate
Units.
 40 Open Market dwellings
 Associated car parking and amenity space
 Communal landscaped areas
 Access/Estate Road and retained farm/field access
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 an
outline planning application and should be read in conjunction with the
associated drawings to scale and the following supporting documents:













Planning Statement - Business Location Services
Preliminary Ecological Survey - Plan 4 Ecology
Phase 2 Ecological Survey - Plan 4 Ecology
Flood Risk Assessment and SUDS - H2Ok
Phase 1 Site Investigation - Ian Farmer Associates
Phase 2 Site Investigation - Ian Farmer Associates
Archaeological Report - South West Archaeology
Transport Statement - WSP
Statement of Community Involvement - Origin 3
Landscape and Visual Impact Assessment - Mei Loci
Agricultural Land Classification - Kivells
Arboricultural Statement - Evolve Tree Consultancy

This outline planning application for the erection of 57 houses is an
appropriately sized scheme for the town and has been brought forward to
address local housing need. The proposed site is clearly visible within the
area, as an infill site, being surrounded by existing development on 3
sides, and being well serviced by the existing roads and infrastructure.
Therefore the proposed development is very much in line with the
settlement pattern of the existing town, and will deliver much needed
housing and affordable housing in this coastal town. The development
proposals represent a high quality scheme, using locally distinctive
vernacular materials, and a robust, contemporary Cornish maritime
architectural style, to be in keeping with and appropriate development in
this location, where there is no conservation area, no listed buildings and
no landscape designations; it is a settlement with no real traditional
vernacular style. All aspects of the development have been appropriate
and comprehensively considered and assessed in this planning
application, as is demonstrated by the list of specialist reports which
accompany this application, as set out above.

The plan above map is taken from the Cornwall Council Interactive Mapping website. This shows that the site is free of any landscape designations.
There are no public rights of way on the site itself, although a public footpath runs along but outside of the southern boundary and there are no known
historic features within the site or in close proximity. There are bus stops and village amenities, including the primary school in close proximity to the
site, to the east.

1.0

Context

1.1 Location
Perranporth (Cornish: Porthperan) is a coastal town located on the north
Cornish Coast and is best known for its fantastic 3 mile long, golden
sandy beach, and is a prominent, well renowned holiday destination. It is
popular with surfers and tourists because of its spectacular beach, and
Atlantic swell. The village's modern name comes from Porth Peran,
the Cornish for the cove of Saint Piran, the patron saint of Cornwall. Saint
Piran founded St Piran's Oratory on Penhale Sands near Perranporth in
the 7th century.
Perranporth is approximately 7 miles north of Truro which is the
administrative and retail centre of the county. Perranporth is situated on
the coast, being 3 miles east of St Agnes and 5 miles west of Newquay,
connected by the A3075 coastal road and with good proximity and easy
access to the A30, Cornwall’s main arterial route. It is therefore well
located with good access to other large settlements in central Cornwall.
Furthermore, the town itself has a good range and wide variety of shops,
restaurants and employment space. Perranporth has a population of
3,066 and is the largest settlement in the civil parish of Perranzabuloe. It
has an electoral ward in its own name the population of which at the
2011 census was 4,270.
The town of Perranporth has grown out of the sheltered Perrancoombe
Valley and is a popular coastal town with a varied and comprehensive
selection of amenities. The character of the wider area is best known for
the rugged coastline and, in particular, Perranporth is well known for its
sand dunes, north east of the town, complete with golf course and
holiday park. Behind the exposed and weathered front line of the coast,
the landscape has a transition from heathland into a patchwork of low
grade agricultural fields and wooded valleys. The application site itself
lies on the southern edge of the town, adjacent to one of the main access
roads serving the area, the B3284, also known as Liskey Hill.

1.2 Character
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Perranporth Beach viewed from Droskin Pint at High Tide
Recently built houses on Welway, opposite the application site
Modern house on Liskey Hill
House on Somerville Road
Boating lake in the centre of Perranporth
Bungalow off Liskey Hill/Wellway
School Complex - off Liskey Hill, close to the application site
Static Caravans/Mobile Homes off Liskey Hill, adjacent to site
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2.0

Existing site

2.1 Site Description
The development site measures 1.69Ha (4.18 Acres). The site itself sits
on the southern fringe of the village, with direct vehicular access
available from Liskey Hill to the east. The application site is a single
agricultural field with existing, mature albeit low-growing hedgerow
boundaries. The application site is identified here, edged in red.
The existing fields are currently used for pasture. The site slopes gently
from south to north, falling approximately 9 - 10 metres across the site ,
albeit maintaining a level relationship with Liskey Hill to the east, along
the entire length of its frontage. The relationship with Liskey Hill also
known as the B3284, is excellent, being straight along the entire frontage
with a continuous footpath linking the application site to the Town and its
existing amenities to the north, including close proximity to the School. It
is proposed that the principal access will be from Liskey Hill, to provide a
safe access/egress point, linking to the footpath and with excellent and
clear visibility in all directions. The proposed access would be at the
closest convenient point to the existing town, on the northern part of the
site, whilst the existing field gate access would be retained for pedestrian
use only. The topography will allow for compliant estate road gradients
and requires minimal groundworks to lay roads and site any proposed
buildings. Access to the retained agricultural pasture land will be retained
via a new farm gate access, and by taking the highway to the boundary,
which is a requirement of Cornwall Council to adopt any estate roads.
The site is extremely well-connected and related to the existing
settlement pattern and built-environment of the town. It is surrounded on
3 sides by existing development, including Somerville Road to the north,
Wellway and a new Taylor Wimpey Housing Development to the east, off
Liskey Hill and Liskey Hill Caravan Park to the south. The site is
therefore considered to be a sustainable location and represents an
obvious infill development opportunity. To the west of the site, the
existing agricultural land will be retained. There are no public rights of
way or footpaths within the site itself, although the site is well connected
to the existing town, via the continuous footpath along the eastern
boundary, with Liskey Hill connecting to the School (in close proximity)
the town centre and the beach, and a public footpath adjacent to the
southern boundary, which connects to the Perrancoombe Valley. There
is also a bus stop in close proximity of the site, within 100m of the site on
Liskey Hill. The site is therefore, indisputably a sustainable location.
As previously described, immediately adjacent to the northern boundary
there is a mixture of two and three storey dwellings on Somerville Road,
which is repeated on the adjacent built environment to the east at
Wellway and on the new Taylor Wimpey Development, which are all
predominantly two storey dwellings. This scale of housing therefore
represents the immediate vernacular in terms of height, scale, design
and appearance. Immediately adjacent to the southern boundary, Liskey
Hill Caravan Park consists of 140 caravans/static mobile homes, which
are predominantly metal clad caravans, in close proximity to each other
and the boundaries. The caravan park sits on higher ground due to the
topography of the land, and therefore is in an elevated position in relation
to the application site.
An Agricultural Land Classification Report has been prepared by
independent specialist agricultural surveyors, Kivells, to accompany this
planning application. This report concludes that the application site is
classified as Agricultural Land Grade 3B. This is not therefore classed as
best and most versatile agricultural land and is therefore considered
appropriate for development.
It is considered, in planning terms, that this is a sustainable location for
high quality new housing in this location.

Primary
School
SITE
Retained Agricultural Land

Site 1.69Ha (4.18 Acres)

Liskey Hill Caravan Park

2.2 Context photographs
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Housing on hillside in Perranporth
Two Storey Houses on Liskey Hill
Housing on Liskey Hill
Liskey Hill Caravan Park
Housing in the centre of Perranporth - taken from Beach Car Park
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2.2 Context photographs 2
As part of this Design and Access Statement, there are a number of new
developments being undertaken/completed in Perranporth at present.
Therefore, the applicant has reviewed the various planning permissions
and new houses on-site, to assess the architectural styles that have been
permitted and are considered appropriate in this location.
1.

The new development by Taylor Wimpey, known as Parc
Hendrawna, which is a new housing development on land off
Liskey Hill, in close proximity, to the east of the application site.
The first 3 photos (right) show artists impressions of how the new
homes will look. These are a mixture of terraced, semi-detached
and detached houses, and are traditional two storey homes, in
height and scale, with a simple modern aesthetic.

2.

New semi-detached houses on Wellway, immediately opposite,
east of the application site. These new homes are semi-detached
and are single storey, plus room in the roof, facing the estate
road, and are full two storey at the rear, incorporating large areas
of glazing, and glazed gables, producing a very large, imposing
façade. It presents a subtle contemporary façade to the roadside
elevation and a grand, contemporary aesthetic at the rear.

3.

New Development off St Georges Hill. A small contemporary
development on a steeply sloping site. These houses have been
designed using a very modern, contemporary aesthetic and are
built into the slope, presenting a two storey façade to the street
and being 3 storeys at the rear. Using traditional slate, pitched
roofs, the buildings have been designed in a contemporary style,
within a traditional form.

1

This research shows that new development in the town utilises a
contemporary architectural style and the homes ranged from two storey
to three storey in height, with traditional pitched roof forms. This has
therefore been considered within the design approach to be utilised for
the application scheme.

1.
2.
3.

Taylor Wimpey New-Build Homes off Liskey Hill
New Housing on Welway - opposite application site
New houses off St Georges Hill

4

2

3

2.2 Context & Design
Planning permission has recently been granted, earlier this year, by
planning appeal for the replacement of the Ponsmere Hotel, on behalf of
the Acorn Property Group. This is a prominent location in the heart of the
town and directly overlooking the beach. The approved scheme is for a
very large building, predominantly 5 and 6 storey in height which will be
very imposing from the Beach. The height, scale and massing of this
proposal is substantial..
The proposed building uses a modernist contemporary architectural
style, with a series of flat and mono-pitched roof forms. The design
utilises predominantly glazed facades combined with white render and
some natural stone. As this scheme has obtained planning permission, at
appeal using the same planning consultants (BLS,) as used for this
application scheme, this establishes acceptable design principles for new
development in the town.
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2.3 Site photographs
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View from within the application sie looking west
View from southern boundary of application site looking north west
View from existing site entrance, looking east to Welway
Photograph looking south east from verge adj to site - road to Bolingey
View Looking South up Liskey Hill from Welway junction
View looking South up Liskey Hill from existing site access
Panoramic photograph from existing site entrance
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2.3 Site photographs 2 - Immediate Context
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View looking north from adj Liskey Hill Caravan Park over site
Photograph showing entrance/junction of Liskey Hill into Somerville Rd
Photograph looking east into Welway
View Inside Liskey Hill Caravan Park
Photograph of house on Somerville Road
View looking west along Welway
View of Taylor Wimpey Sales complex off Liskey Hill
Photograph looking north down Liskey Hill
House and hedge adj to Liskey Hill
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2.4 Constraints and opportunities



























Site Surrounded on three sides (North East and South) by
existing built-environment and houses. Representing an infill site
Vehicular access from Liskey Hill. Existing access has good
visibility as does entire frontage of site fronting onto Liskey Hill.
The road is straight along the entire frontage and beyond and
includes a wide grass verge and continuous 1.8m wide footpath.
New vehicular access to be formed onto Liskey Hill, to full
adoptable standards.
All existing hedge banks to be retained, protected and enhanced
where possible to preserve ecological value.
1.5m wide Wildlife Corridors to be provided inside northern and
southern boundary hedgerows, to protect existing species and
create a further buffer to existing neighbouring houses/caravans
etc.
Opportunity for additional new Cornish hedge banks to define the
site, provide structural planting and enhance ecological value.
To achieve separation distances between existing and proposed
housing/caravans, development off-set from building footprints,
rather than boundary. Therefore southern properties will have
larger/longer rear gardens to address this and to ensure building
footprints are further down the site, minimising the height of the
development in the wider landscape.
Existing South West Water Sewer identified and protected,
including 3m no-build zone, off-set either side of pipe location.
Proposed development to discharge into on-site soakaways and
surface water drainage designed to discharge to boundary at
greenfield run-off rates. A SUDS scheme accompanies this
application.
Provide an active frontage and houses looking onto Liskey Hill, to
enhance the sense of arrival into Perranporth, when approaching
by road, and change the character to a safe, overlooked,
pedestrian friendly environment.
Development proposals to respond to the sloping site and the
wider topography.
Views from the surrounding landscape to inform the development
proposals to protect rural character. A Landscape and Visual
Impact Assessment accompanies this application.
Create a real sense of place and identity in keeping with the
vernacular architectural style of Perranporth.
Relate development to the existing settlement boundaries.
“Continuation of existing development forms”
Use of a palette of locally distinctive materials, to ensure that the
development is in-keeping with the existing built-environment.
Reinforce the sense of place. Use of locally sourced natural
stone, painted rendered walls, traditional pitched slate roofs etc.
Not to affect existing public rights of way, adjacent to the site.
Efficient use of low grade (3B - not best and most versatile)
agricultural land.
Drainage strategy required to utilise the mains sewer system.
Sustainable construction methods and energy efficient
construction/orientation to maximise environmental design
considerations.
To achieve a transition between the Liskey Hill Caravan Park to
the south and the existing, traditional dormer bungalows, two and
three storey houses on Somerville Road to the north.
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3.0

Proposed Design

3.1 Design Principles
The design proposals aim to capture the distinct coastal character of the
existing built-environment of Perranporth. Whilst this is an outline
application, in which detailed design and appearance is a reserved
matter, consideration has been given to a palette of materials and
architectural style which will be appropriate for this site.
A detailed analysis of the existing town, character and built environment
has been undertaken in the preparation of the detailed design to inform
this planning application. As has been clearly illustrated within the
content of this design and access statement, a thorough assessment has
been produced, to review the architectural style and appearance of
neighbouring properties together with recently approved and constructed
developments. The design proposals have therefore been conceived to
create a development that reflects the modern architectural qualities and
coastal environment of Perranporth, by creating a unique, bespoke
residential development that directly responds to the context. On this
basis, the scheme design has drawn inspiration from the recently
constructed development off St Georges Hill, of two and three storey
modern dwellings, which fits in well with the town. Further consideration
has been given to new dwellings off Wellway and the new Taylor Wimpe
Development. Finally, the recently approved redevelopment of the
Ponsmere Hotel represents the most modern architectural building
proposed in the area and provides further compelling precedent, for a
contemporary housing scheme.

3D Visual Showing Indicative Apartment Building Design

3D Visual Showing Indicative Two Bedroom Unit Design - as pair of Semi-Detached

3D Visual Showing Indicative Three Bedroom Unit Design - as pair of Semi-Detached

3D Visual Showing Indicative Three Bedroom Corner Unit Design

The contextual analysis demonstrates that the overwhelming vernacular
character of the area is for two storey dwellings, and that nearby
bungalows, whilst representing immediate context, are not considered to
be distinctive or unique to this town. Their scale and height is therefore
taken as reference, but not the architectural style or palette of materials.
Furthermore, the deeper footprint associated with dormer bungalows
creates an overall building height which is comparable with modest two
storey houses, and therefore it is considered entirely appropriate to utilise
small footprint, traditional form two storey dwellings in this location.
The contextual analysis and research of Perranporth identified that most
buildings are of a traditional two storey, pitched roof composition and that
the proportions are often double-fronted and symmetrical. The original
buildings in the village utilise a palette of materials which consistently
feature pitched slate roofs, natural stone or rendered walls and local
materials. Within natural stonework there is often a use of red brick
quoins and lintel details, which is often reflected in the use of red clay
ridge/hip tiles. The historic core of the village and older houses in the
town, located around the beach front and boating pond appear to date
from the Georgian/Victorian periods, although some buildings are older
and utilise simple, classic window proportions and fenestration. All of
these design conventions, established by the contextual research, have
been utilised and embraced within this application.
The proposed development aims to achieve a high quality contemporary
aesthetic which will immediately associate it with Perranporth and create
an appropriate, entrance to the town, when approaching via Liskey Hill.
The affordable housing and open market plots have been conceived to
use the same high quality, locally distinctive pallette of materials,
irrespective of the tenure, to ensure that the quality of the development is
consistent throughout and in-keeping with the character of the town.

3.2 Use
The residential use is consistent with the surrounding development which
includes detached dwellings and estate developments, including a
mixture of large dormer bungalows and two storey development. There is
also a holiday park, consisting of 142 caravans/park homes to the south
of the application site, on higher ground. In the vicinity of the site, the
character of Liskey Hill (the existing road serving the site/development) is
predominantly residential in character and use. The existing site is
bounded on three sides by existing residential/holiday development, with
the houses on Somerville Road, described above, to the North and the
existing houses on Wellway to the east, as well as the new housing
currently under construction to form a new Taylor Wimpey Estate to the
east. The existing site, and the land to the west is agricultural. The site
itself therefore represents an infill location for residential development,
although it does lie outside of the existing settlement boundary. As such
previously this would have been treated as an “exception” site, which
would require an affordable housing led development, with the inclusion
of open market housing. However, due to the inspector’s findings and
recommendations during the examination of the draft Cornwall Local
Plan earlier this year, treating such schemes/sites in locations such as
Perranporth was stated to be inappropriate. Therefore this site, for more
than 50 dwellings, in a sustainable location, in one of the larger
settlements, should in fact be treated as a departure site and therefore
provide the policy level of affordable housing. In this instance, that is 30%
affordable homes, in relation to the development as a whole. On this
basis, this site is being promoted for development, as a policy compliant
residential application with the correct level of affordable housing
provision.
The proposed development of 57 dwellings in total includes 17 affordable
homes and 40 Open Market houses. The provision of one bedroom
apartments, two and three bedroom houses looks to offer a variety of
housing types to address the established local need, as defined by the
figures and findings set out in the “Homechoice Register”. The
development also includes an area of public open space, although all
private houses exceed the minimum areas for private garden areas. The
scheme also utilises shared parking courtyards, and integrated garages,
as well as retaining an access to the retained agricultural field, which
currently uses the existing site access as its only access.

3D Visual Showing Indicative Detached Four Bedroom House-Type

Perranporth itself is an excellent Cornish Coastal town and offers a wide
range of facilities, education and employment, as well as access to a
good public transport network. It is one of the larger settlements in the
area, and outside of Truro, Camborne/Pool/Redruth and Newquay is the
next largest settlement, with associated amenities/facilities. It is well
served by the existing road network and represents a very good location
for new housing, to contribute towards the county’s ever-increasing need.
The use is consistent with its surroundings and is an appropriate form of
development, to accommodate the housing need for this area, in an
indisputably sustainable location, in one of the larger settlements in this
area.

3D Visual Showing Indicative Detached Five Bedroom House-Type

3.3 Amount
Cornwall Council have been consulted as part of a formal pre-application
submission from the applicant. As part of their response, Cornwall
Council’s affordable housing team provided evidence that there is a
considerable, unfulfilled need for affordable housing in this area.
“There are currently 272 households with a local connection to
Perranzabulo parish on the Homechoice Register, the majority of who
are seeking affordable rented accommodation. In addition there is a
smaller identified need for Intermediate Homes for Sale on the Help to
Buy, South West Register.”
The scheme for 57 dwellings, including 17 affordable looks to address
some (less than 7%) of the established need for affordable housing as
identified in the Cornwall Council Homechoice Register.
The site measures approximately 1.69 Hectares which represents a
density of 33.8 dwellings per hectare and is consistent with the
surrounding modern residential development and represents an
appropriate density for greenfield development.
A combination of apartments, terraced houses and detached dwellings
have been provided with associated car parking and private amenity
areas, which provides a mix of tenures and house-types of sizes and
styles that will fulfil the affordable housing requirements and meet current
market demand in the area.

3.4 Layout - Evolution
The site has been subject to pre-application engagement with the Parish
Council and Cornwall Council. The site is an obvious infill parcel of land,
being sandwiched between the existing town, with the housing to the
north and the caravan park to the south, with existing housing and newly
constructed housing to the east. It should be noted that the site layout
plan is indicative only, as this is an outline application with all matters
reserved except access, height and scale. Therefore the detailed layout
is a reserved matter and therefore the layouts produced to accompany
this application are indicative only, and have been provided, purely to
show how the site may be developed.
The site itself is gently sloping and lends itself towards modest residential
development, consisting of individual buildings which can step down the
slope and follow the topography. The main considerations in the
development and initial concepts for this development related to the
existing site constraints, which have been identified previously
“Constraints and Opportunities” and through a detailed contextual
analysis of the area. Key considerations included the position of the
access from Liskey Hill, which has been located in the optimum location
to achieve the best two-way visibility and to minimise conflict with existing
junctions in the area. Another key consideration was the location of the
existing South West Water Sewer which runs from south to north across
the site, providing a convenient connection point to serve the
development but also creating a constraint, requiring a 3m off-set either
side of it’s alignment, where no buildings can be sited. Clearly the
development form has to address the topography, which the preliminary
layout achieved, without the need for special, split level housing. Another
key consideration was providing an appropriate buffer between existing
and proposed housing, and ensuring adequate separation. Therefore the
housing adjacent to the northern boundary achieves a minimum 25m
separation distance and exceeds this, between existing and proposed
housing. To the south, the distance between the existing caravans and
proposed housing is generally 21m plus, despite the fact that the existing
caravans are as little as 5.9m apart. This also includes a planted wildlife
corridor/landscape buffer along both the northern and southern
boundaries to further enhance privacy.

These drawings were produced as preliminary site layout plans for use during the pre-application stages, for both submission to Cornwall Council and presentation to the Parish Council between August and December 2015.

3.4 Layout
The final layout has been refined, following the pre-application feedback
and advice received from both Cornwall Council and the Parish Council,
as well as taking on all comments received from the professional team,
forming part of this application, specifically in respect of the site access,
landscape and visual impact, ecology and surface water drainage. The
original scheme proposal (previous page) was for a total of 58 dwellings
and incorporated a larger number of apartments. The application layout
(right) is for a total of 57 dwellings, and provides only 6 one bedroom
apartments, which are to fulfil the affordable housing requirement only; all
other dwellings on site are houses. The revised layout incorporates
smaller areas of courtyard car parking, limited to serve a maximum of 12
dwellings. The revised layout utilises 7 different house types and one
bespoke apartment building (designed to look like a terrace of three
houses) creating a range of accommodation from one to five bedroom
dwellings. The orientation of the apartment building has been re-aligned
to provide the opportunity for more on-street landscaping and to open up
into the development. Units one and two have been re-orientated to
better address the new estate road. Wildlife corridors (1.5m wide) have
been incorporated inside the northern and southern boundaries in line
with the ecologists requirements, borne out of the site surveys. This has
the added benefit of providing a specific landscaped buffer between
existing and proposed housing/caravans to the north and south.
The proposed access is via Liskey Hill in the north eastern corner of the
site. The access is provided to an adoptable standard with satisfactory
two-way visibility. In order to ensure that the internal estate road can be
adopted, it has been designed in accordance with adoptable standards,
in terms of widths, pavements, adequate turning and gradients etc. The
highways design and access has been undertaken in conjunction with
specialist consultants WSP whose report and drawings accompany this
application. Furthermore, in order to meet Cornwall Council’s
requirements, to ensure that the proposed estate road can be adopted,
the estate road has been revised, to be taken to the western boundary, to
provide a new access to the retained farmland and to protect a route to
that land, should it come forward for development in future.
The layout utilises a range of 7 house types, as previously described,
(and shown in the 3D visuals within this statement) which are of a
traditional two storey pitched roof form, with a contemporary aesthetic.
It is considered that the two storey houses better represent the traditional
development pattern and type of vernacular development in the area.
The small block of apartments (to fulfil the affordable housing need) have
been provided on the approach/entrance to the development. This
location is considered most suitable, as it can take advantage and be
orientated to provide the most welcoming elevations to the entrance to
the development. Furthermore, this building is designed to look like a
small block of traditional two storey terraced houses, which is sub-divided
to form apartments.
The estate road uses conventional tarmac and pavements on the initial
approach and this is transformed into a shared surface once inside the
development with a turning head provided as a traditional square/mews,
rather than a conventional cul-de-sac arrangement. The use of green
front gardens, set back from the road and traditional, dry-stone Cornish
hedgebank within the new street, further endorse the sense of place.

3.4 Layout and Affordable Housing
The scheme incorporates a mixture of house-types and is a bespoke
scheme. Each house-type is tenure blind, using the same unit designs for
open market and affordable homes. Again, it is reiterated that this is an
outline planning application with all matters reserved except access,
height and scale. Therefore the layout and suggested affordable housing
distribution is indicative only.
The affordable housing meets the requirements of the identified need for
the area, providing one bedroom apartments through to two and three
bedroom houses with on-plot car parking and good sized gardens. There
is a mixture of tenure which meets the council’s policy requirements
providing 70% for rent (12 units) with the remaining 30% (5 units) being
intermediate, discounted for sale or shared ownership. The composition
of the affordable and open market units has been derived to achieve a
well integrated scheme, and to be tenure blind between open market and
affordable homes. The open market and affordable homes are in close
proximity and this arrangement has been carefully considered to ensure
a truly integrated approach. The mix and type of affordable housing is
considered to be in full accordance with the requirements defined by
Cornwall Council’s affordable housing team from their pre-application
feedback providing the following:
Affordable Rent:
6 x One Bedroom Apartments
3 x Two Bedroom Houses
3 x Three Bedroom Houses
Sub Total: 12 Units (70.6%)
Affordable - Intermediate:
2 x Two Bedroom Houses
3 x Three Bedroom Houses
Sub Total: 5 Units (29.4%)
The massing of the proposals has been conceived to feather the density
towards the perimeter of the site. Therefore the apartments and higher
density terraced housing is in closest proximity to Liskey Hill with the
lower density , whilst the proposed detached housing is on the more rural
perimeter of the site, to the western boundary and to address the
relationship with the neighbouring existing properties to the north and
south.
The open market plots range in size from two bedroom terraced and
semi-detached houses, predominantly three bedroom houses or two
different types, with and without garages through to four and five
bedroom detached houses. The larger detached houses all being
located adjacent to the proposed open space and forming the new
western edge of the development, therefore feathering the density and
the perception of mass when viewed in the wider landscape setting.
The layout achieves car parking for all new homes, including one car
parking space for each of the one bedroom apartments and a minimum
of two parking spaces for all other dwellings.
The proposed buildings, estate road and garden levels have all been set
to respond to the existing topography, which will further respect and
respond to the existing site and create a varied and interesting
roofscape.

3.5 Scale
The development uses simple traditional pitched roof building forms that
respond to the topography and surrounding context. The development
specifically uses building design of a traditional scale and proportion to
relate and be sympathetic to the existing built environment and the
proposed buildings do not exceed 8m from ground floor to ridge height.
As previously stated, the layout is purely indicative, as are the housetypes, although height and scale of the proposed buildings is not a
reserved matter. The plan (right) shows the proposed height and scale
associated with the indicative layout, which, together with the 3D visuals
on the following pages, demonstrates the visual permeability of the
scheme and its appropriateness in terms of height scale and massing
within the setting. The plan (right) demonstrates that the development is
predominantly two storey with attached and detached single storey
garages and parts of buildings.
The indicative layout incorporates a mixture of on plot car parking and
single storey private garages which creates a varied pattern of low rise
built form and open separation between dwellings, together with parking
areas enclosed by landscaping, planting and hedge banks. The
domestic scale pitched roof forms give a consistency to the architectural
treatment and are complimented by vertical emphasis to window and
door openings and traditional architectural details that create protected
private spaces with a human scale. Furthermore the palette of materials
and composition of the indicative building designs, incorporating
projecting details, varied window sizes/proportions and varied materials
and roof forms further reduce the perception of scale.
It is considered that the proposed application scheme represents an
appropriate and acceptable scale of development for this edge of town
setting, which is based on a detailed contextual and historical analysis of
the area together with reviewing the detailed landscape and visual impact
assessment, which establishes the sensitivities of this site in the
immediate and wider landscape setting, which accompanies this
application. It is also considered that the separation distances between
existing and proposed dwellings ensures an appropriate transition
between old and new.

3.6 Landscaping
From the outset the input from the landscape architect, and landscape
and visual impact assessment has been integral within the design
process, to produce a scheme that responds to the immediate and wider
landscape context. This has resulted in proposals that look to create a
real sense of place and sit comfortably in the landscape. At the heart of
this application is the site itself, which, due to the context and visual
association with the existing surrounding built environment, lends itself to
an infill development, without having a significant adverse impact on the
landscape setting. It is worth noting that landscaping is a reserved
matter, for this outline application, therefore only high level principles are
established to accompany the indicative layout, as set out below.
This application incorporates a green public open space on the western
edge of the proposal, and offers the opportunity for existing hedgerows
and boundaries to be supplemented by additional planting, together with
the incorporation of a wildlife corridor/buffer strip along the northern and
southern boundaries, which will further introduce opportunities for
additional planting/screening and enhanced bio-diversity.
As set out previously, all existing trees and hedgerows will be retained,
protected and enhanced. Therefore it is considered that this scheme has
been has sensitive to the existing landscape as possible, together with
the proposed additional landscaping and tree planting, which will further
ensure that the proposed scheme will be harmonious with this setting.
Rear gardens ill be divided using 1.8m high, natural timber close boarded
fences, to abut the existing and proposed natural stone, Cornish hedge
banks. A wire mesh fence will be provided to divide rear gardens from
the wildlife corridor.

Existing Aerial Photo looking west over Perranporth

Computer Visualisation Showing the Proposed Development in Context (Aerial Photo) looking west over Perranporth
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Existing Aerial Photo looking south over Perranporth

Computer Visualisation Showing the Proposed Development in Context (Aerial Photo) looking south over Perranporth

Existing Aerial Photo looking east over Perranporth

Computer Visualisation Showing the Proposed Development in Context (Aerial Photo) looking east over Perranporth

3.8 Sustainability

3.10 Access

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. Perranporth is one of the larger
settlements in the area and, as previously described is extremely well
serviced by its own primary school, public houses, convenience store,
playing fields, employment, etc. but is also within a short distance of
three of Cornwall’s largest settlements, Truro, Camborne/Pool/Redruth
and Newquay, with their further facilities and amenities. As the site is
considered an infill development, it is well connected to the existing town,
being surrounded by existing development on three sides and has
excellent access to public transport with bus stops being located within a
short walk of the site (within 100m). Therefore this site is in an
indisputably sustainable location.

Site access is directly off Liskey Hill. The proposed access is in the north
east corner of the site, and the existing agricultural access to the site is
retained to form a new pedestrian route connecting the housing to the
existing footpath on Liskey Hill. All of the access design and an
accompanying transport assessment has been produced by
independent, specialist highways consultants WSP. 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 Perranporth and the nearby primary school.

The proposals have been designed to sit comfortably within the built
context. All existing boundary trees and vegetation are to be preserved
and enhanced. There is no proposed loss of ecological habitat
whatsoever and the site has 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
technologies. 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 buildings themselves, 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 sufficient space in rear gardens for garden
sheds) for on-site secure cycle storage. The individual building designs
for all houses features good sized bedrooms and specific study areas,
which can be used to accommodate home offices, to enable homeworking, which is increasingly commonplace and reduces reliance on
transport to commute to work.

3.9 Consultation & Community Involvement
This application has been through a pre-application consultation process,
prior to submission. The housing need for the village was established by
Cornwall Council and details have been provided to the applicant, by
Cornwall Council’s affordable housing team, prior to submission. working
This identified a significant need in the parish and community, currently
272 households on the waiting list for an affordable home in the
Perranzabulo Parish. Both Cornwall Council and Perranzabulo Parish
Council have been consulted during the pre-application stage and the
applicant is keen to extend the public consultation during the application
itself, which will include a public meeting to present the scheme. Origin 3
have been appointed by the applicant to run the public consultation for
this development/application, and a statement of community involvement
accompanies this application, prepared by Origin 3.

The proposed access driveway provides a DDA compliant approach
(gradient less than 1:10). Each property is set on it’s own 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 for all houses, and one space per
apartment with level DDA compliant access for each household, as well
as private garages where shown. 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, particularly to include a shared surface area and square/
mews with turning head, rather than a conventional cul-de-sac.
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.

3.11 Waste Management
Adequate internal and external storage capacity for both general refuse
and recyclable waste is provided within the garage and gardens for all
plots. Refuse collection will be from within the site (kerbside), as the
estate road will be constructed to adoptable standards with an adequate
turning heads, as demonstrated by the swept path analysis undertaken
by consultants, WSP, which accompanies this application.

3.12 Surface Water Drainage
Independent specialist hydrological consultants, H2Ok were appointed to
assess the existing ground conditions and percolation results as part of
the preparation for this planning application. A separate report therefore
accompanies this application which demonstrates that the form of
development is acceptable, both in terms of flood risk and surface water
drainage design for the proposed scheme. A SUDS scheme with
attenuation has been designed which will mitigate the impact of the
development and provides a suitable, compliant drainage solution. An
indicative SUDS design accompanies this application, within the
hydrological report.

4.0

Conclusion

The application site is in an indisputably sustainable location and due to
it’s situation and existing surrounding built environment, it is considered
to be within the perceived existing built environment of Perranporth.
As illustrated within this document, the application site is considered to
be an infill site, with existing housing surrounding the site boundaries on
3 sides. Therefore this application is appropriate and policy compliant for
a residential housing scheme for 57 new dwellings on this site as
proposed. The site has been brought forward following pre-application
engagement and consultation with Cornwall Council and Perranzabuloe
Parish Council. There is a well defined housing need in this area, as
identified by the Council’s affordable housing team, during the preapplication consultation.
The current affordable housing need is for 272 households with a
demonstrated local connection who want to live in the parish. It is
considered that the Perranporth is an appropriate location to provide that
need. Therefore a modest scheme of 57 houses, of which 17 would be
affordable, will deliver a significant proportion of the current, identified
affordable housing need.
The 1.69Ha site (4.18 acres) is a good sized plot, and an appropriate
level of development is proposed, for this edge of settlement site, in
keeping with the density of the existing surrounding development, to the
north and east. There are no landscape designations, sensitive
landscape or historic assets in the immediate vicinity of the site that
would be affected by any development. All existing hedgerows and trees
will be retained and enhanced.
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 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, many of which would significantly exceed
the minimum private amenity area requirements. It is, as previously
described, an outline planning application with all matters reserved
except access, height and scale, and therefore the layout is purely
indicative.
The indicative house-type designs aim to reflect the distinct character of
this coastal location, and utilise a contemporary maritime architectural
style incorporating a palette of locally distinctive materials. It is
considered, in the context of recent planning permissions in Perranporth
(identified and analysed within this statement) that the design style
utilised is appropriate, rather than some of the adjacent built context,
including large dormer bungalows and caravans/park homes.
The proposed scheme directly relates to the local vernacular building
forms, including locally distinctive materials and architectural detailing
through a subtle contemporary application, and continues the towns
timeline of architecture. 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, to suit the site and enhance the entrance/approach to
Perranporth itself, being visible from one of the main roads into and out
of the town.
This application has been carefully considered, including the appointment
of a number of specialist consultants who have prepared reports to
accompany this application to consider the ground conditions,
topography, existing trees, agricultural land grade, highways and access,
together with flood risk, surface and foul water drainage, archaeology,
landscape and visual impact and ecology. All of these reports confirm
that this application is acceptable, which demonstrates that this is a
viable and deliverable application scheme.
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