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Dear James,





RE: PA15/11974 – Smugglers Cottage, Philleigh TR2 5NG





The Roseland Plan Planning Assessment Group has assessed this planning application against the Roseland Neighbourhood Development Plan and notes that the proposal is not in conformity with The Plan. In view of the 2 aspects of this application we have considered them separately and detail our findings below.





Construction of toilet and shower block





Proposal


Characteristic�
Relevant Plan 


Policy/Text�
Reason for


Non-Conformity�
�
Location


 �
LA1�
It has not been demonstrated that the proposal meets the objectives of the Cornwall AONB Management Plan especially considering the location on the shore of the Fal Ria.�
�
�
LA4�
(i) It has not been demonstrated that there is a need for this development and that it will not cause an unacceptable impact on coastal change or increased flood risk.


(ii) It has not been demonstrated that the proposal would not cause harm to the Fal and Helford Special Area of Conservation through increased recreational access to the water.


(iii) It has not been demonstrated that the development will not detract from the local character of the shoreline.�
�
�
CV2�
The proposal does not respect and will have an adverse impact on the setting of the adjacent Grade II listed building�
�
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Proposal


Characteristic�
Relevant Plan 


Policy/Text�
Reason for


Non-Conformity�
�
Commercial Development�
CD1�
(iii) The development is immediately adjacent to land for wildlife and semi-natural habitat.


(iv) The development would have a harmful impact on the natural and historic environment of the area.


(v)The proposal does not respect the adjacent Grade II listed residential property.


(vi) The additional building is not sympathetic in terms of scale, design and materials.


(ix) The proposal is situated on a visually exposed site.


(xvi) and (xvii) Should this proposal be approved we would ask the Planning Officer to check that appropriate provision is made for the protection of any significant wildlife interest and that special care is taken not to disturb nesting areas and roosts of local birds.�
�



In view of the above, and if the need for the development is demonstrated, we would suggest that the Planning Officer explore the possibility of locating the toilet and shower block within an existing building to minimise the visual impact.





Change of use of ground floor of dwelling





Proposal


Characteristic�
Relevant Plan 


Policy/Text�
Reason for


Non-Conformity�
�
Services/Facilities�
SF1�
It has not been demonstrated that the lost services/facilities will be replaced.�
�
Re-use of Redundant Buildings�
HO3�
This Policy states that re-use of a redundant building as a residential dwelling will be supported where it will be used as Affordable Housing. Should the application be approved we would suggest that the Local Planning Authority consider requiring the applicant to pay an off-site contribution towards the provision of affordable housing on the Roseland.  �
�






Yours sincerely,


 





 S J Wagstaff





PP J Smith, Chair, Roseland Plan Steering Group











Please note:  This assessment constitutes the opinion of the Roseland Plan Planning Assessment Group and is based solely on the documentation submitted by the applicant. It is not a planning determination under the Town and Country Planning Act 1990 (as amended). The final determination will be made by Cornwall Council as the Local Planning Authority.


 








