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 This application is a member referral and was called in by Councillor Foster 

 

1.   Description of site 

10 Staddon Crescent is a semi-detached bungalow located in the Plymstock area of the city. The 

property is located at the bottom of a cul- de sac and is bounded by residential properties. 

  

2.   Proposal description 

New detached dwelling 

 

3.   Pre-application enquiry 

14/00751/MIN- The application meets the criteria set out within the SPD however transport 

concerns should be addressed prior to an application being submitted 

 

4.   Relevant planning history 

None 

     

5.   Consultation responses 

Local Highway Authority recommends approval subject to conditions 

 

Public Protection recommends approval subject to conditions 

6.   Representations 

11Letters of objection have been received. The main objections were:- 

 Impact upon highway 

 Out of keeping with character of area 

 Impact upon privacy 

 

7.   Relevant Policy Framework 

Section 70 of the 1990 Town and Country Planning Act requires that regard be had to the 

development plan, any local finance and any other material considerations. Section 38(6) of the 2004 

Planning and Compensation Act requires that applications are to be determined in accordance with 

the development plan unless material considerations indicate otherwise. 

 

The development plan comprises of the Local Development Framework Core Strategy (Adopted 

April 2007).    

 

The National Planning Policy Framework (the Framework) is a weighty material consideration. It 

replaces the majority of Planning Policy guidance issued at National Government Level.  Paragraph 

215 of Annex 1 to the Framework provides that the weight to be afforded to Core Strategy policies 

will be determined by the degree of consistency of those policies with the Framework.   



 

 

 

At the heart of the Framework is a presumption in favour of sustainable development.  In the 

context of planning applications, this means approving development proposals that accord with the 

development plan without delay but where the development plan is absent, silent or relevant policies 

are out‑of‑date, granting permission unless: 

 any adverse impacts of doing so would significantly and demonstrably outweigh the benefits; 

or 

 specific policies in the Framework indicate development should be restricted. 

 

In addition to the Framework, the following Adopted Supplementary Planning Documents are also 

material considerations to the determination of the application: 

 Development Guidelines SDP 1st Review 

 

 8.   Analysis 

(1) This application has been considered in the context of the Council’s adopted planning policy in 

the form of the Local Development Framework Core Strategy 2007 CS01 (Development of 

Sustainable Linked Communities), CS02 (Design), CS15 (Overall Housing Provision), CS22 

(Pollution), CS28 (Local Transport Considerations), and CS34 (Planning Application Considerations) 

the Adopted Core Strategy of Plymouth’s Local Development Framework 2006-2021 and the aims of 

the Council’s Development Guidelines Supplementary Planning Document ‘First Review’ (2013) and 

is considered to be compliant with National Planning Policy Framework guidance. 

 

(2)The NPPF states ‘‘Local planning authorities should consider the case for setting out policies to 

resist inappropriate development of residential gardens, for example where development would 

cause harm to the local area’’. Although the adopted policies of the LPA do not contain specific 

reference to the development of residential gardens the assessment will be made based upon other 

material planning considerations which include the NPPF.  

 

(3)When determining applications for residential development it is important to give consideration 

to housing supply. Paragraph 47 of the NPPF stipulates that “to boost significantly the supply of housing, 

local planning authorities should…identify and update annually a supply of specific deliverable sites sufficient 

to provide five years worth of housing against their housing requirements with an additional buffer of 5% 

(moved forward from later in the plan period) to ensure choice and competition in the market for 

land.  Where there has been a record of persistent under delivery of housing, local planning authorities 

should increase the buffer to 20% (moved from later in the plan period) to provide a realistic prospect of 

achieving the planned supply and to ensure choice and competition in the market for land” 

 

(4)Paragraph 49 of the NPPF states that “housing applications should be considered in the context of the 
presumption in favour of sustainable development.  Relevant policies for the supply of housing should not be 

considered up-to-date if the local planning authority cannot demonstrate a five-year supply of deliverable 

housing sites.” 

 

Principle of development 

(5)The proposal is to erect a single storey dwelling in the garden of 10 Staddon Crescent. Some of 

the garden relating to number 10 will be retained for the sole purpose of the donor property. The 

application proposes two parking spaces for both the donor property and the new property.  

 



 

 

Design 

(6) The dwelling will be single storey in height and mimic those already in Staddon Crescent. The 

unit dwelling will accommodate two bedrooms, kitchen and living room and a bathroom. The 

eastern side of the dwelling will about No 9 Staddon Crescent however only one window is 

proposed on this elevation and it will be located towards the roof space therefore minimising any 

impact upon the neighbouring property in terms of privacy. 

  

(7)The Supplementary Planning Document (SPD) states that all habitable rooms should receive 

adequate amounts of natural daylight and be of a minimum size to accommodate standard sized 

furniture for its occupants. It is considered that the proposal complies with this guidance. The SPD 

states that a detached dwelling should have a minimum of 100sqm of amenity space. The proposal 

will have approximately 107sqm of amenity space and therefore complies with the SPD.  

 

(8)The layout of the site and design of the proposed dwelling is deemed satisfactory. The proposal is 

not considered to have a significant detrimental impact upon the amenity of the existing dwellings to 

the immediate east of the site as the boundary treatment would provide a large barrier.   In 

summary, it is considered that the dwelling will not have a negative impact upon the neighbouring 

properties. It is therefore considered compliant with Policies CS02 (Design) and CS34 (Planning 

Application Consideration) of the Supplementary Planning Document 1st review (2013).   

 

Local Highway Authority comments 

(9)The proposal accords with the current maximum car parking standards and provides 2 clear 

spaces per dwelling for both the existing and proposed property.  Both dwellings will share part of 

the same driveway and the same dropped crossing onto the public highway.  The driveway for the 

existing garage for number 10 will become the access for the new dwelling.  

 

(10)Staddon Crescent currently provides access for 16 properties and it is not considered that the 

addition or a further property will adversely affect highway safety in the surrounding street.  It 

should also be borne in mind that the proposal provides the maximum number of parking spaces, 

and therefore is not considered to have a severe impact on the parking or highway situation in the 

area.  The position of the new driveway will not remove the ability of existing residents to park on 
street. 

 

Access for construction traffic will need to be addressed and a Code of Practice Condition should be 

considered. 

 

 

 9.   Human Rights 

Human Rights Act - The development has been assessed against the provisions of the Human Rights 

Act, and in particular Article 1 of the First Protocol and Article 8 of the Act itself. This Act gives 

further effect to the rights included in the European Convention on Human Rights. In arriving at this 

recommendation, due regard has been given to the applicant’s reasonable development rights and 

expectations which have been balanced and weighed against the wider community interests, as 

expressed through third party interests / the Development Plan and Central Government Guidance. 

 



 

 

 10.  Local Finance Considerations 

The provisional Community Infrastructure Levy liability (CIL) for this development £2,285.36 (index-

linking applied, but subject to change before final liability confirmed).     

A breakdown of the final calculation will be shown in the liability notice once planning permission 

first permits the development (including all pre-commencement conditions details being 

agreed).   The liable party(s) will be given the opportunity to apply for social housing relief or ask for 

a review of the calculation at that stage.  There is no negotiation of CIL.  The Levy is subject to 

change and will be index-linked.  The applicant should check the current rates at the time planning 

permission first permits development (which includes agreement of details for any pre-

commencement conditions) see www.plymouth.gov.uk/cil for guidance.         

 

The applicant has not indicated whether a self-build exemption will be applied for, however this can 

be received and agreed prior to commencement. 

 

Local finance considerations are now a material consideration in the determination of planning 

applications by virtue of the amended section 70 of the Town and Country Planning Act 1990.  This 

development will generate a total of approximately £7,675 

in New Homes Bonus contributions for the authority.  However, it is considered that the 

development plan and other material considerations, as set out elsewhere in the report, continue to 

be the matters that carry greatest weight in the determination of this application. 

 

 11.  Planning Obligations 

The purpose of planning obligations is to mitigate or compensate for adverse impacts of a 

development, or to prescribe or secure something that is needed to make the development 

acceptable in planning terms.  Planning obligations can only lawfully constitute a reason for granting 

planning permission where the three statutory tests of Regulation 122 of the CIL Regulations 2010 

are met. 

 

No planning obligations have been sought regarding this application 

 

 12.  Equalities and Diversities 

Not applicable 

 

 13.  Conclusions 

Officers have taken account of the NPPF and S38(6) of the Planning and Compulsory Purchase Act 

2004 and concluded that the proposal accords with policies CS01 (Development of Sustainable 

Linked Communities), CS02 (Design), CS15 (Overall Housing Provision), CS22 (Pollution), CS28 
(Local Transport Considerations), and CS34 (Planning Application Considerations) the Adopted 

Core Strategy of Plymouth’s Local Development Framework 2006-2021 and the aims of the 

Council’s Development Guidelines Supplementary Planning Document ‘First Review’ (2013) and is 

considered to be compliant with National Planning Policy Framework guidance. 

 
 

 

http://www.plymouth.gov.uk/cil


 

 

14.  Recommendation 

In respect of the application dated 30/09/2014 and the submitted drawings 1412,site locations, 

mm1316.pl1,it is recommended to:  Grant Conditionally 

 

15.  Conditions 

CONDITION: DEVELOPMENT TO COMMENCE WITHIN 3 YEARS 

(1) The development hereby permitted shall be begun before the expiration of three years beginning 

from the date of this permission. 

 

Reason: 

To comply with Section 51 of the Planning  & Compulsory Purchase  Act 2004. 

 

CONDITION: APPROVED PLANS 

(2) The development hereby permitted shall be carried out in accordance with the following 

approved plans: 1412,site locations, mm1316.pl1 

 

Reason: 

For the avoidance of doubt and in the interests of good planning, in accordance with policy CS34 of 

the Plymouth Local Development Framework Core Strategy (2006-2021) 2007, and paragraphs 61-

66 of the National Planning Policy Framework 2012. 

 

Pre-commencement Conditions 

PRE-COMMENCEMENT: CONDITION: CODE OF PRACTICE DURING CONSTRUCTION 

(3) Prior to the commencement of the development hereby approved, a detailed management plan 

for the construction phase of the development shall be submitted to and approved in writing by the 

Local Planning Authority. The development shall be constructed in accordance with the management 

plan.  

 

Reason: 

To protect the residential and general amenity of the area from any harmfully polluting effects during 

construction works and avoid conflict with Policy CS22  of the Plymouth Local Development 

Framework Core Strategy (2006-2021) 2007, and paragraphs 120 -123 of the National Planning 

Policy Framework 2012 . 

 

Pre-occupation Conditions 

PRE-OCCUPATION: MINIMUM CAR PARKING PROVISION 

(4)The building shall not be occupied until space has been laid out within the site in accordance 

with the approved plan for a minimum of 4No cars to be parked. 

 

 



 

 

Reason:  

To enable vehicles used by occupiers or visitors to be parked off the public highway so as to avoid 

damage to amenity and interference with the free flow of traffic on the highway in accordance with 

Policies CS28 and CS34  of the Plymouth Local Development Framework Core Strategy (2006-2021) 

2007, and paragraph 32 of the National Planning Policy Framework 2012. 

 

PRE-OCCUPATION: SURFACING OF DRIVEWAY/PARKING AREAS 

(5) Before the development hereby permitted is occupied, the driveway and parking area shall either 

be (a) constructed using a permeable construction or (b) hard paved for a distance of not less than 

1m from the edge of the public highway and drained to a private soakaway; and shall thereafter be 

maintained to ensure satisfactory access to the adjoining highway, in accordance with details to be 

submitted to and approved in writing by the Local Planning Authority 

                                                                    

Reason: 

To ensure that no private surface water or loose material is deposited onto the adjoining highway in 

the interests of highway safety in accordance with Policy CS28 of the Plymouth Local Development 

Framework Core Strategy (2006-2021) 2007, and paragraph 32 of the National Planning Policy 

Framework 2012. 

 

PRE-OCCUPATION: CYCLE PROVISION 

(6)The building shall not be occupied until space has been laid out within the site in accordance with 

details previously submitted to and approved in writing by the Local Planning Authority for 2No 

bicycles to be securely parked. The secure area for storing bicycles shown on the approved plan shall 

remain available for its intended purpose and shall not be used for any other purpose without the 

prior consent of the Local Planning Authority. 

 

Reason: 

In order to promote cycling as an alternative to the use of private cars in accordance with Policy 

CS28 of the Plymouth Local Development Framework Core Strategy (2006-2021) 2007, and 

paragraph 32 of the National Planning Policy Framework 2012. 

 

Other Conditions  

CONDITION: REPORTING OF UNEXPECTED CONTAMINATION 

(7) In the event that contamination of ground conditions is found when carrying out the approved 

development that was not previously identified, expected or anticipated, it must be reported in 

writing immediately to the Local Planning Authority and an investigation and risk assessment must be 

undertaken. The report of the findings must include: 

(i) a survey of the extent, scale and nature of contamination; 

(ii) an assessment of the potential risks to: 

- human health 

- property (existing or proposed) including buildings, crops, livestock, pets, woodland and service 

lines and pipes 

- adjoining land 



 

 

- groundwaters and surface waters 

- ecological systems 

- archaeological sites and ancient monuments; 

(iii) an appraisal of remedial options, and proposal of the preferred option(s).  

This must be conducted in accordance with DEFRA and the Environment Agency’s ‘Model 

Procedures for the Management of Land Contamination, CLR 11’. 

 

Where remediation is necessary a remediation scheme must be prepared, which is subject to the 

approval in writing of the Local Planning Authority. The scheme must include all works to be 

undertaken, proposed remediation objectives and remediation criteria, timetable of works and site 

management procedures. The scheme must ensure that the site will not qualify as contaminated land 

under Part 2A of the Environmental Protection Act 1990 in relation to the intended use of the land 

after remediation. 

 

Following completion of measures identified in the approved remediation scheme, a verification 

report that demonstrates the effectiveness of the remediation carried out must be produced, and is 

subject to the approval in writing of the Local Planning Authority. 

 

Reason: 

To ensure that risks from land contamination to the future users of the land and neighbouring land 

are minimised, together with those to controlled waters, property and ecological systems, and to 

ensure that the development can be carried out safely without unacceptable risks to workers, 

neighbours and other offsite receptors, in accordance with policy CS34 of the Plymouth Local 

Development Framework Core Strategy (2006-2021) 2007, and paragraphs 120 -123 of the National 

Planning Policy Framework 2012. 

 

Informatives    

INFORMATIVE: CONDITIONAL APPROVAL (NO NEGOTIATION) 

(1)In accordance with the requirements of Article 31 of the Town and Country Planning 

(Development Management Procedure) (England) Order 2010 and paragraphs 186 and 187 of the 

National Planning Policy Framework the Council has worked in a positive and pro-active way 
[including pre-application discussions] and has imposed planning conditions to enable the grant of 

planning permission. 

 

INFORMATIVE: (CIL LIABLE) DEVELOPMENT LIABLE FOR COMMUNITY INFRASTRUCTURE 

CONTRIBUTION 

(2)The Local Planning Authority has assessed that this development will attract an obligation to pay a 

financial levy under the Community Infrastructure Levy Regulations 2010 (as amended).  Details of 

the process can be found on our website at www.plymouth.gov.uk/CIL.  You can contact the Local 

Planning Authority at any point to discuss your liability calculation; however a formal Liability Notice 

will only be issued by the Local Planning Authority once any pre-commencement conditions are 

satisfied. 

 

 


