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1.1  Introduction

1.1.1 This design and access statement has been prepared in support 
of an outline planning application with all matters reserved 
aside from access and siting for 63 holiday villas and an 80 bed 
hotel, along with associated infrastructure, services and amenity 
space.

1.1.2 The statement has been produced by Clifton Emery design on 
behalf of Walker Developments with expert input from Maypool 
Estates, Cambria Consulting (transport), Tamar Ecology, EDS 
ltd (flood risk and drainage) and Chris Britton Landscape 
Associates (landscape and visual impact assessment).

1.1.3  An outline application for the development of 165 homes 
was submitted prior to this application - received officer 
recommendation for approval and was supported by the West 
Area Planning Committee. The application was called in by the 
Secretary of State and not progressed. 

1.1.4 This landscape led scheme described within this design and 
access statement comprises a range of 2–4 bedroom holiday 
villas and a hotel, designed to respond to the specific conditions 
of the site and the opportunities these afford.

1.1.5 Layout, landscape, highways and the conceptual architectural 
approach have been developed for this scheme with each 
aspect working towards creating a high quality and distinct 
development which will sit comfortably in the surrounding 
landscape and on the edge of the settlement.

1.1.6 The holiday villas have been designed to provide a range of 
accommodation, feature forms, details and material textures 
and tones that will help the buildings to be assimilated into the 
landscape. 

1.1.7 Sensitive and significant landscape proposals support the 
delivery of the holiday villas, reinforcing a distinct moorland 
landscape including pioneering plants such as gorse, bare 
granite rocks and groups and belts of shrub and tree planting. 
Existing Cornish hedgebanks have been retained wherever 
possible and integrated into the scheme. They form the core 
of many of the areas of landscape that flow between and 
encompass the holiday accommodation.

1.2 The application

1.2.1 Description of development: 
 Development of 80 room hotel, 63 holiday villas, community 

hub including reception and ancillary shop, and associated 
infrastructure.

1.2.2 Detailed access drawings have been prepared in support of 
this application. Please refer to Transport Statement that has 
been prepared by Cambria Consulting Ltd, in support of this 
application. 

1.3  The application content

1.3.1 This Design and Access Statement should be read in 
conjunction with the suite of supporting documents that 
accompany the outline planning application. 

 These include:

 - Planning Statement;
 - Transport Assessment;
 - Landscape and Visual Impact Assessment;
 - Drainage and Flood Risk Assessment;
 - Ecological and Protected Species Statement; and
 - Heritage Statement.

1.4  The site in context

1.4.1 The site is located on the south western edge of St Ives adjacent 
to the B3311, approximately 1.7km from the town centre and 
harbour (see diagram opposite).

1.4.2 The site is defined on three sides by existing development. This 
includes 2 and 3 storey properties along East Virgin Row to the 
north, Joannies Avenue and Rosewall Close to the east and the 
recently constructed residential dwellings at Carracks to the 
west.

1.0  Introduction
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1.5  About the site

1.5.1 The site covers an area of approx. 3.1 hectares comprising several 
fields of permanent pasture - see illustration opposite. 

1.5.2 The fields and site are bound by Cornish hedgebanks and 
hedgerows of varying quality and intactness (refer to the Ecology 
Assessment for further information). 

1.5.3 There are very few trees on site, those that are present are small 
and within hedgerows, although, to the north west is a large stand 
of mature pines. 

1.5.4 The site slopes gently from south to north, with the steepest 
ground to the south where agricultural land meets the moorland. 
East Virgin Row to the north is level with the site.

1.5.5 Immediately to the south of the site, the open rough agricultural 
fields and moorland rise to a highpoint of around 160m approx. 
500m from the application site. This large area of semi-natural 
habitat, mainly scrub and bracken, is located adjacent to the 
southern and south-eastern margins, with agricultural land 
beyond. Part of this area lies within a County Wildlife Site and all 
falls outside of the application boundary.

1.5.6  The B3311 Halsetown Road follows the western boundary 
beyond which is Hellesveor Moor, a former mining area which 
is now dominated by scrub. The Stennack River flows close to 
the western boundary, separated from the site by the B3311 and 
houses at The Carracks.

1.5.7 The site is enclosed by existing development on three sides. 
Neighbouring the application site to the east is Rosewall Close, a 
recently constructed residential development and extension to 
Joannies Watch/ Avenue. 

1.5.8 To the north the site is encompassed by existing and recently 
constructed development along East Virgin Row. More recent 
development plots abut the application boundary (illustrated in 
the photographs opposite). To the west, beyond the B3311 is The 
Carracks development which is accessed via Towednack Road and 
lies immediately adjacent to the western boundary. 

1.5.9 Penbeagle Industrial Estate lies approx. 150m to the south east of 
the site and is accessed via Penbeagle Lane from Higher Stenneck. 
The Penbeagle Industrial Estate has a range of local businesses 
from food takeaways to builders merchants.

1.0  Introduction
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2.0  Factors shaping development
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2.1       Constraint and opportunities 

2.1.1 The site layout that accompanies the Outline Application has been 
designed considering a number of factors that make the site and 
its surroundings distinctive. 

2.1.2 The following constraints have had a particular influence upon the 
pattern of development:

 - Transport and access
 - Topography
 - Landscape & visual impact
 - Vegetation and ecology
 - Flood risk and drainage

2.2      Transport and access

2.2.1 A Transport Assessment (TA) and Travel Plan have been 
prepared by Cambria and accompany this application. For further 
information please refer to these reports. 

2.2.2 The site is well located in terms of its proximity to local facilities 
and services. It is situated between the B3311 & the B3306, which 
provide main transport links to the surrounding areas and into the 
town centre of St Ives.

2.2.3 The proposed main access provides a direct vehicular connection 
to the B3311, opposite The Carracks.

2.2.4 The town centre is situated to the north east and can be reached 
on foot within 20 minutes, or a 6 minute cycle. The most direct 
pedestrian route between the site and the services/ facilities 
available within St. Ives is along Joannies Avenue and B3306. 

2.2.5 There are several potential pedestrian connections to the 
neighbouring development. An existing field gate on the northern 
boundary provides access to East Virgin Row. A potential footpath 
connection through Joannies Avenue, connecting to footpaths on 
Rosewall Close immediately adjacent to the site can provide links 
to the west. 
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Above: Topographical constraints plan

2.3       Topography

2.3.1 The application area sits on gently sloping land that falls from 
south to north creating a north facing site.

2.3.2 The topography of the site is uncomplicated with typical gradients 
averaging around 1:15 to 1:16. The site is at its highest on the 
southern boundary at approx. 121m AOD and falls to the lowest 
point in the north east corner to 107.8m AOD - a 13.2m level 
change.

2.3.3 Slightly shallower areas lie in the western field and towards the 
centre of the site, where the southern most field meets the two 
northern fields. 

2.4       Utilities

2.4.1 A utilities search was commissioned to understand the extent 
of the existing water supply and waste water, telecoms, gas and 
electricity network within and immediately surrounding the site. 

2.4.2 The site features several overhead electricity cables. These are to 
be grounded and incorporated within the development proposals. 

Application boundary

Spot height

Slope direction

Contours

Overhead cables (to be grounded)

Ave gradient
1:16

O/H cables

Approx. 200m

Approx. 200m

High

Low

Low

Ave gradient
1:15

+107.8

+115.48

+121

+109.4

+108
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2.0  Factors shaping development

2.5       Landscape and Visual Impact Assessment
 
2.5.1  A Landscape and Visual Impact Assessment (LVIA) has been 

undertaken by Chris Britton Landscape Associates and 
accompanies the outline application.  Following a review of the 
relevant local planning policies and the findings of the Cornwall 
Landscape Character Assessment, the LVIA initially considered the 
relative sensitivity and capacity of the various parts of the site to 
accommodate the proposals.  These finding  were used to inform 
the establishment of the overall design strategy for the site.  
Please refer to the LVIA for further information.  

 
2.5.2  The LVIA identifies that significant changes to the landscape have 

already occurred within the area adjacent to the site, with areas 
of 2 and 3 storey residential development having recently been 
granted permission within the area designated as an Area of Great 
Landscape Value (AGLV). These recently constructed buildings 
now form prominent features in the landscape that are clearly 
visible from viewpoints in the adjacent AONB to the west. The 
LVIA therefore identifies that the proposals for the site need to 
be considered in this context and simply form part of the ongoing 
change on this part of the settlement edge new park.  The 
LVIA also notes that Policy LED 8 in the St Ives Neighbourhood 
Development Plan provides support for new holiday 
accommodation on the edge of the settlement as long as the 
criteria in Policy GD1 are met - considered in the accompanying 
Planning Statement. 

 
2.5.2  It is evident that the key landscape attributes of the site are the 

gently sloping landform, which falls north towards the existing 
settlement edge and the network of Cornish hedges forming the 
field boundaries. These features are of variable height, condition 
and construction, but the LVIA identifies that wherever possible 
these should be retained and enhanced as part of any proposals 
in accordance with the policies in the Cornwall Local Plan and the 
St Ives Area Neighbourhood Development Plan. 

 
2.5.3  The plan opposite shows the existing breaks in the hedges that 

are currently used for agricultural access between the fields and 
the points around the site boundaries that are currently used 
to gain access for informal recreation, despite the site being 
signposted as private land.

 

2.5.4  The landscape sensitivity of the various fields tends to be 
influenced by the relative elevation/prominence of the various 
parts of the site, the condition of the landscape features within 
and around the different areas and the extent to which it exhibits 
the typical positive characteristics of the wider landscape 
character areas.  However, the strongest factor is the proximity to 
the existing areas of development, the nature of this development 
and the influence that this has on the existing visibility of St Ives 
in the landscape. The extent to which existing built development 
is visible from the AONB and issues such as wildness and 
perceptions of tranquillity are relevant.

 
2.5.5  The landscape effects relate to the physical changes to the land 

within the site and the consequential effect that this has to 
the local landscape.  The LVIA assesses these effects in terms 
of the key characteristics of the local landscape, the extent to 
which these typical attributes are present within the site and the 
contribution that the site makes to wider landscape character.

 
2.5.6  The key landscape features making a positive contribution 

to local character are the Cornish hedges forming the field 
boundaries.  The landscape strategy identifies that the majority 
of these features should be retained and enhanced as part 
of the proposals, with the site access routes utilising existing 
breaks in the hedges wherever possible.  New hedges should be 
created to form an appropriate boundary to the areas to be left 
undeveloped, such that there will be a net increase to the hedges 
within and immediately around the site.

 
2.5.7  The nature of the proposals will inevitably change the character 

of the site itself.  However, these changes will only be apparent 
from areas where the existing built edge of St Ives is already a 
key component of local character, and the areas of change will 
represent a small part of the overall extent of the local character 
area.  Whilst there will be a small adverse effect to local character, 
the mitigation measures that have been incorporated as an 
integral part of the scheme will ensure that there will be no 
significant long-term landscape effects.

 
2.5.8  The assessment of potential visual effects firstly identified the 

extent of the area with the potential for views towards the 
site. This area is known as the Zone of Theoretical Visibility 
(ZTV).  Within this area, a representative selection of publicly 
available viewpoints were identified that currently experience 

views towards the site.  These are from a range of distances and 
directions and illustrate typical views for a range of viewers, and 
include views from the Open Access Land to the south of the site 
and from elevated locations on Rosewall Hill within the AONB to 
the west.  From each of the identified viewpoints the magnitude 
of change to the view likely to occur as a result of the proposals 
and the sensitivity of the people experiencing the view was 
identified.  

 
2.5.9  The LVIA describes how the proposals were then developed as part 

of an iterative process to incorporate changes to the buildings 
and the incorporation of appropriate mitigation measures in 
order to avoid or reduce the extent to which the character and 
composition of the views would be changed. These measures 
were also designed to enhance the transition between the edge 
of St Ives and the surrounding rural landscape these measures will 
reinforce local landscape character by incorporating landscape 
features that make a positive contribution to local character and 
distinctiveness.  

2.5.10 Particular attention was given to views from the AONB, and the 
view from the top of Rosewall Hill was identified as a key view.  
From this location there are panoramic views across St Ives 
and the surrounding landscape towards the coast, with many of 
the local landscape attributes that make a positive contribution 
to local character and evident. The LVIA demonstrates how 
the proposals will ensure that the essential landscape pattern 
experienced from this viewpoint would be maintained.  

 
2.5.11  The assessment of the potential effects is presented in the Visual 

Impacts Table in the LVIA. This sets out the potential changes 
to the views and the mitigation measures identified to avoid or 
minimise the significance of the effects.  The residual effects to 
the views after the incorporation of the mitigation measures is set 
out in the table.  Overall it is concluded that there would be no 
significant residual visual impacts as a result of the proposals.

 
2.5.12   Consequently, whilst there would be changes to the composition 

of views from a number of viewpoints, the LVIA concludes that 
these changes would not result in any significant adverse changes 
to the overall character of the views.  Furthermore, the mitigation 
measures would help to create an appropriate transition between 
the areas of built development and the surrounding countryside, 
forming an appropriate transitional landscape.
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2.5.13 It is acknowledged that the proposals would be visible from 
elevated viewpoints on Rosewall Hill within the AONB, but 
the essential landscape pattern would be maintained, with the 
proposals only resulting in a modest extension to the urban 
edge.  These changes would only be apparent from locations 
where the existing built edge already forms a prominent part of 
views.  The sensitive landscape led nature of the proposals could 
therefore result in an overall improvement to the character of the 
settlement edge in a manner that also provides net biodiversity 
benefits and reinforces local landscape character.  

 
2.5.14  The LVIA concludes that the proposals would be compatible with 

the relevant policies in the Cornwall Local Plan 2016 and the St 
Ives Area Neighbourhood Development Plan, including Policies 
GD1 and OS1.  These policies identify that proposals will be 
supported as long as there are no significant adverse landscape 
impacts.  Given the conclusions reached by the LVIA, it is evident 
that there are no landscape or visual reasons why the proposals 
should not be granted permission. 
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2.0  Factors shaping development

2.5       Vegetation and ecology

2.5.1 A Preliminary Ecological Assessment of the site was undertaken 
by Tamar Ecology and accompanies this application. Please refer 
to the Ecological Assessment for further information.

 Baseline ecological condition of the site
2.5.2 The application site is not located within any designated wildlife 

sites but lies within the zone of influence of three European Sites, 
within a SSSI Impact Risk zone and adjacent to a County Wildlife 
Site .

2.5.3 Habitats within the site are dominated by semi-improved 
grassland. Hedges on field boundaries are important features; 
those with shrubs are legally protected and all hedges, including 
the dry stone walls are protected by planning policy. The hedge 
network is considered to be of local importance.

2.5.4 Habitats at the site have the potential to support legally protected 
species. The hedgerows are suitable for foraging/commuting 
bats and breeding birds. Reptiles may also be present in the 
hedgebanks and under granite boulders.

2.5.6 The site is considered to be of Local level biodiversity value, 
primarily for its hedges and population of foraging/commuting 
bats i.e. of importance within the context of St Ives parish.

 Proposed development and impacts 
2.5.7 The proposed development will be located within the northern 

section of the wider site, maintaining open fields and hedges on 
the southern section adjacent to the County Wildlife Site. 

2.5.8 The majority of the hedges will be retained but sections will be 
removed to accommodate access road, paths and buildings. The 
scheme includes significant areas of green space, designed to 
integrate the development into the landscape.   

2.5.9 Without appropiate mitigation the development has the potential 
to cause adverse ecological impacts through:

 - Loss of hedgerow habitat and fragmentation of the 
hedge network.

 - Loss and disturbance to habitats used by foraging/
commuting bats, nesting birds and reptiles.

 - Disturbance to the adjacent County Wildlife site.

 Ecological mitigation and compensation

 - Retain hedges where possible and compensate for 
those lost by creating new Cornish hedges within the 
development, linked to the existing hedge network.

 - Buffer retained and created hedges from the 
development.

 - Buffer the County Wildlife Site boundary from the 
development and prepare a Construction Environmental 
Management Plan (CEMP) to show how the designated 
area will be protected during construction.

 - Incorporate green space for informal recreation within 
the scheme to reduce visitor pressure on the County 
Wildlife Site.

 - Compensate for habitat loss by including native trees and 
shrubs and wildflower grassland within the landscaping 
scheme.

 - Time site clearance appropriately to avoid disturbance to 
protected species.

 - Prepare a sensitive lighting plan in consultation with a bat 
ecologist to minimise disturbance to foraging/commuting 
bats.

 - Eradicate non-native invasive plant species prior to site 
clearance.

 Ecological enhancements

 - Design the masterplan and landscaping scheme with 
sufficient ecological enhancements to provide a 10% 
biodiversity net gain.

 - Add new ecological features including green roofs, bat 
and bird boxes, reptile log piles, gaps in garden fencing 
for hedgehog and bee bricks in new buildings.

 - Incorporate Sustainable Drainage System features for 
wildlife e.g. ditches and ponds.

 - Prepare a Landscape and Ecological Management Plan 
(LEMP) to manage retained and new habitats and 
improve site biodiversity in the long-term.
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2.6       Flood risk and drainage

2.6.1 A Flood Risk and Drainage Assessment (FRA) has been prepared 
by Engineering and Development Solutions and accompanies the 
outline planning application. For further information, refer to the 
accompanying Flood Risk Assessment.

2.6.2 The Environment Agency surface water flood map shows 
the site to be within Flood zone 1 which is not a constraint to 
development. 

2.6.3  The closest body of water is the Stennack River which lies to the 
west beyond the B3311.

2.6.4 The ground levels in the development will be altered to achieve 
falls away from buildings into road corridors and green space 
areas within the site. No surface water will be directed to existing 
property.
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3.0  The vision and approach

Above: Vision images

3.1  A vision for a holiday home scheme

A contemporary holiday destination set within picturesque 
Cornish landscape.

St. Ives is a unique destination due to its outstanding heritage and 
rugged Cornish coastline. The proposed development provides 
an opportunity to create sustainable contemporary holiday 
accommodation that has been sensitively designed with the 
unique Cornish landscape.

A place for people of all ages set within a thriving town on the 
edge of a quintessentially Cornish landscape.

Energy efficient contemporary villas nestled synthetically into the 
landscape provides a variety of accommodation types from luxury 
apartments to private villas.

High quality holiday homes

Local to the Cornish Coast

A safe environment for all ages

High quality spacesSensitive design

Superb external spaces
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3.0  The vision and approach

3.2       Concept

3.2.1 A series of objectives have been developed that have set a brief 
for the proposal. The objectives bring together goals of planning 
policy and relevant guidance; the need to overcome the physical 
constraints of the site; the importance of creating a successful 
place that is locally distinctive; and the necessity of developing a 
viable and deliverable scheme.

 
3.2.2 The structure of the concept plan has been shaped by a series 

of overarching guiding principles which have influenced the 
illustrative plan:

 - To respond positively to underlying local landscape pattern 
in order to minimise any impacts to landscape character and 
distinctiveness;

 - To consider potential impacts from key viewpoints in the 
AONB to the west and incorporate appropriate mitigation 
measures as an integral part of the proposals;

 - Access routes to utilise existing breaks in Cornish hedges to 
minimise impacts to landscape structure;

 - Creation of a high quality holiday villa environment within a 
range of landscaped areas reflective of the wider character;

 - Creation of an arrival hub and central green space including 
children’s play space (inc new native trees and hedgerows) 
creating a focus for the scheme;

 - Provide opportunities to create green corridors and 
wildlife links (east to west and north to south) to the wider 
landscape;

 - Provide a positive relationship and transitional landscape 
edge allowing it to be developed it a sensitive manner within 
the wider landscape setting and green space to the south 
(Hotel location and villa densities);

 - New ecological areas within the informal open spaces and 
site boundaries reflective of the Cornish landscape including 
the opportunity to strengthen the southern hedgerow 
boundary.

 - Edge of development defined by the typical landscape 
features that contribute positively to local character and 
distinctiveness;

 - Pattern of development to be integrated into existing 
landscape pattern with existing Cornish hedges retained and 
enhanced.
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4.1 The proposal - layout

4.1.1 The proposed layout and approach has been designed to respond 
to the specific site characteristics and local landscape character 
to create a sensitively considered holiday villa destination in a 
sustainable location.

4.1.2 Access from the B3311 and creation of a ‘Cornish lane’ character 
incorporates a low key access road with pedestrian priority. 
Cornish hedges, planted swales and green verges line the central 
route which connects the hotel to the central space and hub. 
From there, detached villas have been formed around low key 
courtyards to create a series of car free spaces. 

4.1.3 The permeable and legible layout ensures the new development 
is well connected to the local area with improved pedestrian 
paths and cycle routes providing safe access to the surrounding 
residential areas and through to the town centre and harbour.

4.1.4 The hotel and terraced holiday villas have been located towards 
the northern areas of the application area responding to the 
neighbouring context. A series of detached villa courtyards 
located to the south and east provide a soft transition to the 
wider landscape.

4.1.5 The arrival space and hub building enclose the central open space 
to create a central focus for the development. This central space 
includes, visitor and drop-off parking spaces, a wild natural play 
area and wildflower meadow. The enhanced existing hedgerows, 
field boundaries and natural play areas connect into the green 
routes running north south through the site.

4.1.6 The landscaped car park associated with the hotel has been 
located on the western boundary providing opportunities to 
create a soft vegetated edge that links to the green route running 
east- west through the site. Native tree and shrub planting 
reflective of the local landscape will enhance the entrance space 
and provide a direct connection to the arrival Hub.

4.1.7 Holiday villas located in clusters around green pedestrian priority 
courtyards will be landscaped to reflect the back drop of the 
raising rugged moor to the south. Exposed granite, native grasses 
and shrub species pull the wider landscape into the development.

 
4.1.8 Properties address the central route to ensure it is appropriately 

enclosed and active. The larger detached villas on the south side 
would form a distinct and legible ‘marker’ for the development 
addressing the entrance from the main road.  

4.2  Layout components

4.2.1 The layout has been development around a series of key 
components to provide a variety of accommodation types across 
the scheme. 

4.2.2 These include:

 - An 80 bed hotel with associated parking and landscaping;

 - An arrival hub building including a series of two bed 
apartments fronting the central green space;

 - Holiday villas to provides a range accommodation types 
including 2, 3 and 4 bedroom properties.

4.2.3 The hotel
 - 80 rooms with a mix of room sizes
 - Gross ground floor area: 1507m²;
 - Access into drop off area from the primary access route;
 - 80 parking spaces;
 - Potential for landscaping and native tree planting linking into 

the existing field network;
 - Landscaped entrance space with street tree planting
 - Approx. total site area: 0.6ha
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4.2.4 The hub and arrival building focused around the central space

 - Gross ground floor area of the hub: 147m²
 - Access into drop off area from the primary access route
 - 5 visitor and drop off parking spaces in the central play space
 - Adjacent to enhanced existing hedgerows, central green 

space and strategic green links
 - Approx. total site area of the hub: 861.4m²
 - Approx. total site area of the central play area: 527m²

 

Above: Artist’s impression - a view across the central space from within a holiday villa 

Holiday villasHub building Apartments

4.0  The proposal

View
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4.2.5  A range of holiday villas

 - A mix of 2, 3 and 4 bed properties;
 - Access from the central route and individual courtyards;
 - A mix of on-plot and hub parking spaces;
 - Pedestrian friendly entrance connecting to green space;
 - Private gardens with space for outdoor showers and storage;
 - Links to circular walks and green leafy setting to the ground 

floor rooms 
 - Adjacent to enhanced existing hedgerows and swales.

(Further information on villas is contained on page 27).

Above: Artist’s impression - a view of the southern landscaped courtyard 

Holiday villas

Pedestrian priority 
courtyard

Rugged landscaped 
courtyard green spaces

View
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Site boundary

2 bedroom apartment

2 bedroom villa

3 bedroom villa

4 bedroom villa

Hotel

Site boundary

2 storey

2+ storey N

4.3 Amount and use

4.3.1 The layout has been designed to accommodate an 80 room hotel, 
arrival hub building and a mix of villa types and sizes, providing a 
broad range of properties from 2 bed apartments through to 4 
bed detached villas.

4.3.2 The scheme illustrates a low density layout with the detached 
villas sited to the south and east. The layout and siting of 
buildings enables the creation of a development appropriate to its 
context that would be characterised by a green and leafy overall 
appearance. 

4.4 Scale

4.4.1 The scale of the proposed buildings seeks to compliment the size 
and scale of the neighbouring development whilst reinforcing the 
transitional landscape edge to the south.

 
4.4.2 This strategy seeks to complement the existing development of 

East Virgin Row respecting the two storey height found along the 
neighbouring streets.

4.4.3 Predominantly, the building heights across the site are 2 storey 
with the exception of the hotel which is 2.5 storey.  

4.0  The proposal

Amount and use Scale

Hub
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Site boundary

Vehicular access

Pedestrian access

Primary route

Secondary route

Tertiary route

Private access

Site boundary

On-plot parking spaces

Car port parking spaces

Visitor/ drop off parking spaces

2 bedroom units:
2 car parking spaces (on-plot, hub)

3 bedroom units:
2 car parking spaces (on-plot, hub)

4 bedroom units:
2 car parking spaces (on-plot, hub)

N

4.5 Access and movement

4.5.1 A single point of vehicle access is proposed from the B3311. 
Further information can be found within the supporting 
Transport Assessment and detailed highways layout.

4.5.2 This vehicular junction will include pedestrian access providing a 
potential safe route for existing residents to connect to Joannies 
Ave, through the site. Three additional pedestrian access points 
are proposed - including onto East Virgin Row to the north, 
Rosewall Close to the east and the green space to the south. 

4.5.3 A simple approach to street and space hierarchy provides a legible 
and easily accessible environment. The central route provides 
access to the hotel and car park as well as development to the 
eastern half of the site.

4.5.4 The series of courtyards are connected via the secondary route 
running north south. 

4.5.5 Two courtyards are located on the southern boundary and two to 
the north with direct pedestrian access to the arrival hub, central 
play area and hotel.

4.6 Vehicular parking
     
4.6.1 Parking provision has been provided to comply with current 

guidance and user demand. 

4.6.2 Parking provision has been carefully considered to ensure an 
appropriate level of car parking across the site and in a variety 
of forms. Parking has been integrated into the scheme so that 
vehicles do not dominate the landscaped spaces and movement 

corridors. The majority of the villa parking is provided on-plot 
and the 80 bed hotel has a dedicated parking area split into 
two locations. Small parking barns and/or carports have been 
incorporated within the courtyards to create car free areas to the 
south of the site. 

4.6.2 All dwellings will have provision for Electric Vehicle (EV) charging 
units - connection and capabilities will be subject to the capacity 
of the local network.

4.6. Some parking is provided in a hub - mainly for visitors. This is 
intended to be small, secure and well overlooked from habitable 
rooms. These courts are designed to be clearly private.

4.6.4 Visitor spaces have been incorporated throughout the 
development. The provision of cycle parking will be in line with 
Planning Policy standards.

Access and movement Parking

Ct

Ct

Ct

Ct



Site boundary

Green space

Proposed trees

Wildflower planting

Swales

Above: Landscape diagram

4.7 Landscape

4.7.1 The site layout incorporates generous amounts of public open 
space which is integral to the overall layout. The new landscape 
has been designed with four main components: a central/ arrival 
green space; green routes which include swales and enhanced 
existing hedgerows; buffer planting to the southern boundary; 
and strategic landscape planting to the north and west. 

4.7.2 These features combined with street tree planting and 
landscaped courtyards will give the development a green and 
leafy character and will help to improve biodiversity across the 
site. 

4.7.3 The landscaped car free courtyards to the  south of the 
development create a soft transition to the wider landscape and 
amenity space for the surrounding villas.

 Landscape features include:
 

Central green space including: Natural children’s play, SUDs 
features, wildflower meadow and enhanced existing boundaries;

 Strengthened the retained hedges with planting up gaps in 
woody cover with native trees and shrubs;

 Wildflower grassland green spaces -  enhancing floristic value 
of the site and attract invertebrates for foraging bats and other 
wildlife;

 Cornish Lane entrance - includes SuDs features such as open 
ditches and ponds which are designed to benefit wildlife. 
Additonal hedgerow planting and native tree planting;

 Bat and bird boxes in the hotel and villas;

 Enhanced habitats - log pile for reptiles, hedgehogs, invertebrates 
and other wildlife in the hedge buffers;

 Landscape buffer planting to include plants which enhance bat 
foraging opportunities within the landscaping scheme.

4.0  The proposal

7

7

7

7

7

3

3

3

3

3

3
2

2
2

2

2

2

4

4

5

5

5

5

5

5

6

6

6

6

6

1 1

View

Green links

Landscape buffer

Gr
ee

n 
lin

ks

Green links



25

Log piles Wildflower planted swaleWildflower grassland Bird boxes

Above: Artist’s impression from the southern boundary

Holiday villas

Access through 
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Transitional 
landscaped edge
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4.0  The proposal

4.8 Appearance

4.8.1 The design of the development should work harmoniously 
with the site and surrounding landscape. Simple contemporary 
forms and detailing will establish a sense of place which is 
of its time yet remain distinctive and sensitive to the rugged 
Cornish landscape, taking design cues from existing agricultural 
typologies evident within the area. 

4.8.2 It is recommended that a simple palette of materials is used 
to diffuse development ensuring it remains subservient to the 
wider landscape character. The use of contemporary timber 
cladding would create texture and tonal qualities which would 
tone down over time. Standing seam metal cladding could also 
be utilised to provide subtle variation across the development, 
reinforcing the contemporary approach whist providing a 
historical refence to Cornish tin and copper mining.

4.8.3 The choice of roof materials should be consistent across the 
site to reinforce the uniqueness and character of the place 
whilst remaining muted and naturalistic in appearance. The use 
of natural slate and green roofs would complement each other 
and help deliver a contemporary rural aesthetic, ensuing the 
architecture sits as softly as possible within the landscape.

4.8.4 In line with Cornwall Local Plan, Policy 14: Development 
Standards, the illustrative holiday villas have been designed to 
provide accessible and adaptable spaces to suit a broad range 
of needs and promote a sustainable tourism community. 

4.8.5 The layout and orientation of the villas look to optimise solar 
gain and natural daylight whilst supporting the use of low 
carbon strategies through construction. A fabric first approach 
could be adopted to aid low energy consumption and ensure a 
reduction of carbon emissions in the long term.
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Typical floor plan for 2 bedroom villa
Type A - 2 Bed 4 persons  |  78m2  |  839 sq.ft. 

Typical floor plan for 3 bedroom villa
3 Bed 5 persons  |  97.5 m2  |  1050 sq.ft.

Typical floor plan for 4 bedroom villa
4 Bed 6/7 persons  |  123 m2  |  1324 sq.ft. 
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5.0  Finally

5.1 Conclusion

5.1.1 This Design and Access Statement demonstrates that up to an 80 
room hotel and 63 new holiday villas can be developed at Estover 
Farm, Consols, St Ives - adding a natural extension to the western 
aspect of St Ives, in a manner that is sensitive to the existing 
community and wider setting of the locality.

5.1.2 Moreover, the proposed development will provide a well 
considered landscape strategy improving biodiversity and 
ecological value - including vegetated buffering corridors, 
integrated public open space and retention & enhancement of 
existing priority hedgerows.

5.1.3 Overall, the proposed development represents an appropriate 
proposition in a sustainable location. It will aid in the delivery of a 
new high quality tourism accommodation that is much needed in 
St Ives and Cornwall.
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