
  

 
 

 
 

 

Appeal Decision 
Site visit made on 2 May 2016 

by Rory Cridland  LLB (Hons) 

an Inspector appointed by the Secretary of State for Communities and Local Government 

Decision date: 9 June 2016 

 

Appeal Ref: APP/D0840/W/16/3142431 
Chapel House, Well Lane, Gerrans, Cornwall TR2 5EG 

 The appeal is made under section 78 of the Town and Country Planning Act 1990 

against a refusal to grant outline planning permission. 

 The appeal is made by Mr G Pinkney against the decision of Cornwall Council. 

 The application Ref PA15/04240, dated 9 July 2015, was refused by notice dated        

14 July 2015. 

 The development proposed is construction of a dwelling house. 
 

Decision 

1. The appeal is dismissed.  

Main Issue 

2. The main issue is the effect of the proposed development on the character and 
appearance of the surrounding area, having particular regard to the location of 

the site within the North Wessex Downs Area of Outstanding Natural Beauty 
(“the AONB”). 

Preliminary Matters 

3. The application was submitted in outline, with matters relating to appearance, 
landscaping and scale reserved.  I have dealt with the appeal on that basis, 

treating all plans as illustrative, except where they deal with matters of access 
and layout.  

4. Since the determination of the application the Roseland Neighbourhood 

Development Plan1 (“the Neighbourhood Plan”) was put to a referendum and 
was successfully adopted.  Accordingly, in line with national policy, I have 

afforded it significant weight in the determination of this appeal.  

Reasons 

5. The appeal site consists of an open, undeveloped area which is currently set 

out as a domestic garden used in conjunction with Chapel House.  It is 
enclosed by mature vegetation along  its northern and eastern boundaries, 

while to the south and west it is relatively open.  Although on the edge of the 
village with a public footpath running alongside, it is located just outside the 
settlement boundary in open countryside. 

                                       
1 Roseland Neighbourhood Development Plan 2015-2030  
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6. The proposed dwelling would be situated alongside a number of other 

residential properties on the western edge of Gerrans, all of which are clearly 
part of the village and which fall within the South Cornwall Area of Outstanding 

Natural Beauty (“the AONB”).  Directly opposite is the Gerrans Conservation 
Area.  

7. The Council accepts that the site is in an accessible and sustainable location in 

both social and economic terms.  However, it argues that the principle of 
development in this location is contrary advice contained within the National 

Planning Policy Framework (“the Framework”) as it fails to fall within one of the 
special circumstances provided for by Paragraph 55.  However, that paragraph 
is concerned with isolated dwellings in the countryside. In view of its accessible 

and sustainable location, I do not regard the proposal as falling within the 
definition of isolated within the meaning of the Framework.  Accordingly, the 

requirement for special circumstances set out in that paragraph is not engaged.  

8. Nevertheless, the proposal sits outside the development boundary of the 
village, in what is essentially open countryside forming part of the AONB.  

While I note the appellant’s contention that it would represent an infill plot, 
there is a clear separation between the site and the wider village with the track 

to the east acting as a marker to the limit of the existing settlement boundary 
as well as the nearby conservation area.  Development outside this boundary is 
sporadic, in line with a more rural and countryside setting. 

9. Furthermore, the proposal would extend the village further west.  It would 
close the gap between the existing properties which sit outside the western 

settlement boundary, increasing the built environment and encroaching on the 
surrounding sensitive countryside.  This would be detrimental to the setting of 
the village and harmful to the character of both the nearby conservation area 

and the wider AONB, which in line with Paragraph 115 of the Framework must 
be afforded great weight  

10. In addition, Policy GP3 of the Neighbourhood Plan classifies sites which fall 
outside the local settlement boundary as exception sites for the purposes of 
Policy HO4.  On the wording of that policy, any proposals for such development 

should comprise 100% affordable housing.  The proposal would not include any 
affordable housing provision.  Moreover, no evidence has been submitted which 

would justify a departure from these policies.  

11. While I recognise the significant mitigation provided by the design concept and 
the many measures taken by the appellant to secure a design proposal which 

would be acceptable, these are insufficient to overcome the harm to the AONB 
or the lack of affordable housing provision identified above.  Likewise, although 

I accept that it would provide facilities which would help support the future care 
needs of the appellant, this does not provide sufficient reason to justify the 

granting of planning permission.   

12. For the above reasons, I conclude that the proposal would be in conflict with 
Saved Policies 3A and 4F, 4O and 6E of the Carrick District Local Plan2 which, 

amongst other things, restrict new development which impacts adversely on 
the character and setting of settlements and requires any development within 

the AONB to respect the distinctive character of the area.  I also find it contrary 

                                       
2 Carrick District Wide Local Plan Written Statement (1998) 
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to Policies GP3 and HO4 of the Neighbourhood Plan which requires dwellings 

outside the settlement boundary to comprise 100% affordable housing.  

Other matters 

13. While I note the support for the development from nearby residents, this does 
not overcome the harm identified above or provide sufficient justification to 
depart from the recently adopted Neighbourhood Plan.   

Conclusion and planning balance 

14. The Framework states that if a five year supply of deliverable housing sites 

cannot be demonstrated, relevant policies for the supply of housing should not 
be considered up to date and applies a presumption in favour of sustainable 
development.  Planning Practice Guidance advises that where there is a 

Neighbourhood Plan but the local authority cannot demonstrate a five year 
supply of deliverable housing sites, this would include the policies set out in the 

Neighbourhood Plan.  The Council accepts that it cannot currently demonstrate 
a five year supply of deliverable housing sites.   

15. Nonetheless, the Framework advises that where a planning application conflicts 

with a neighbourhood plan that has been brought into force, planning 
permission should not normally be granted.   Furthermore, I regard the 

adverse impact on the character and appearance of the surrounding area to 
significantly and demonstrably outweigh the benefit which would result from an 
additional housing unit.   

16. For the reasons set out above, I conclude that the appeal should be dismissed. 

Rory Cridland  

INSPECTOR 


