Ladock Parish Council Input to Trethurffe Expansion Application             

Ladock Parish Council has grave concerns about any further development of the Trethurffe site on the grounds of

Scale against need in the community
proportionality to the size of the village 
[bookmark: _Hlk44260332]Difficulty of Access to the site, and track record of road safety and construction issues
[bookmark: _Hlk44260461]Lack of community facilities including open spaces, school capacity and transport infrastructure
Adequacy of design to support climate impact and sustainability objectives
Potential damage to local heritage assets 

We believe that the proposed housing estate is a clear case of over-development in a rural setting and any expansion would run counter to the Cornwall Plan as elaborated for Rural Exception Sites in Section 95-111 of the Housing Supplementary, Planning Document, February 2020 (See notes below). If this guidance had been available when the original rural exception had been proposed, we believe that the application would not have been approved in the face of large-scale community opposition at that time on the grounds set out below.

It should be noted that we were dissatisfied with the current development with reference to the mix of accommodation which did not adequately satisfy reported local needs for 1-bedroom homes and the design in terms of environmental sustainability. We recognize that the next phase of development has a more equitable mix of housing in that it focuses on 1 and 2 bedroom affordable accommodation but believe that the overall size of the proposed development is excessive and the number of non affordable houses is out of proportion to guidelines. We remain extremely concerned about construction access and other construction and ongoing road safety issues.

We believe that the need for any additional affordable housing should be investigated further via a comprehensive survey and the parish council has been in discussion with other development agencies on alternative sites which are more suitable in terms of location and facilities. We favour proposed developments in the Grampound Road area of the parish (see Conclusion below) since the issues of inadequate infrastructure and construction access would not apply and Grampound Road can support some additional development in terms of facilities as well as providing a larger market for affordable housing needs.

1. Scale versus Need

The need for the proposed volume of housing in Ladock village itself is open to question. Our latest figures for the parish as a whole were provided by the Affordable Housing Team and show demand in the last quarter of 2019. They do not take into account the twelve affordable houses in the current development.

The Homechoice Report gives rental demand for twenty five homes, twelve of which are low priority (Band E).  The Help to Buy analysis lists demand for seven 1 and 2-bedroom homes. 

The guidance states ‘that dwelling and tenure mix should be aligned with local need and not simply driven by viability and maximising value or developer return’ (103). This has not been the case so far since a large proportion of the actual reported local need was for 
1-bedroom accommodation which was not sufficiently represented in the initial development. 

The expanded development exceeds the reported priority demand in the whole parish in several areas:

1-Bedroom homes: 10 planned versus priority demand for 6 rental and 4 purchase
2-Bedroom homes: 10 planned versus priority demand for 3 rental and 3 purchase
3-Bedroom homes: 5 planned versus priority demand for 2 rental
4-Bedroom homes: 1 planned versus priority demand for 2 rental

The fact is that the development is too big for local needs and facilities. Whilst the number of affordable houses appears to exceed demand in certain catagories, the number of open market units as a consequence of setting the mix at 50% is also higher than would be allowed within the terms of the Cornwall Plan. Section 108 of the plan states that “Where the need in a rural settlement is for smaller homes and where larger open market homes are provided, a greater proportion of affordable homes will be expected to be cross-subsidised by the larger and more valuable open market units, or else a more equitable split of bed-spaces will be expected.” The proposed development contains 24 affordable and 47 open market bedrooms. We have already noted that 5 bedroom homes in phase 1 are being built as 6 bedroom homes, without any notification to the parish council or overt planning permission. It is difficult to avoid the conclusion that the Rural Exception Scheme is being used as a mechanism to build the maximum number of open market units possible.

2. Proportionality to the size of the village

[bookmark: _Hlk44256253]The guidance is clear that any development must be ‘of an appropriate scale which is proportionate to the settlement and/or the level of affordable housing need’. In this case the Housing need is low as demonstrated by the figures above and a 52 unit site ( 24 in phase 1 and 28 in phase 2) would constitute a 50% increase in housing stock in the village of Ladock and would irrevocably change the character of the settlement. This cannot be thought to be proportionate.

3. Difficulty of Access to the site, and track record of road safety and construction issues

The council did not accept parish council demands to make access to the site for construction safe and working practices environmentally acceptable. They rejected our request for an introduction of a 20mph safety zone or an extension to the 30mph zone to give protection to school drop-off and pick-up traffic. The reality of construction access was that it brought about a series of complaints from residents. HGVs could not even negotiate the access point from the B3275 without getting jammed in the narrow section of the bend as photographic evidence can testify. This site is not sufficiently accessible to provide safe passage for construction traffic and this led to road safety issues on the approach road. 

Complaints from local Trethurffe residents about noise, unsafe parking and other nuisances have been a characteristic of the development.

4. Lack of community facilities including open spaces, school capacity and transport infrastructure

Section 97 of the guidance states that the size of any proposed development will take account of the factors detailed in 1 and 2 above ‘together with considerations such as the sustainability of the settlement, local services and facilities.’ Ladock itself is not adequately served by the services and facilities required for this type of development.
- Ladock Primary School is technically said to have free capacity but, in fact, there is a severe space shortage and 5 in year applicants have been rejected this year due to classroom space constraints. They are also having to cope with significant collective space and facility issues.
- Although situated in a rural setting there is, at present, little accessible play space and this was a deficiency highlighted in the original requests from the parish council. It was never correctly addressed and the public space located at the site entrances is not adequate to meet the needs of 52 homes. They are unsuitable for play areas and too small for play equipment. There is mention of access to adjoining fields but we would like clarification on this point.
- Bus service regularity is improved but still inadequate meaning that there is a continuing  reliance on car transport which does not address climate change issues under consideration with the Climate Change Emergency nor the needs of families with limited personal transport availability.
- The nearest GP practice is in Probus and there is no nearby dental surgery.
- Land should be made available for allotments and a community orchard, in line with Cornwall Council’s plan to become carbon neutral by 2030.

5. Climate Change Impact and Sustainability

Whilst welcoming the fact that the homes will utilize air source heat pumps as their primary heating and hot water source, we are concerned that the whole development falls short of the standards required for fully sustainable developments in terms of building orientation and full use of renewable energy sources. We would ask that these factors are more fully addressed in the application.

As Cornwall Council has adopted a plan to become carbon neutral by 2030 we would hope that the dwellings should be orientated for maximum solar gain.  Also there should be a heat mean (this is not expensive) such that communal heat/hot water is provided.  RHI can help with this.

6. Potential Damage to Local Heritage Assets

The Geophysical Report of South West Archeology highlights the fact that significant historical assets are thought to lie around the site but that they have not been able to survey the whole of the development area “……. to the east of the Phase 2 site significant archaeological features were identified. With the caveat that the identified anomalies extended beyond the survey area, there appears to be an enclosed sub-circular late Prehistoric or Romano-British settlement (‘round’) 40-50m in diameter set within a possible sub-rectangular double-ditched enclosure c.100m across with rounded corners. Cornish rounds are relatively common, but the form and character of the larger sub-rectangular enclosure could suggest it is a Roman military site.” 

Sections 189-202 of the NPPF provides protection for heritage assets which should not be developed unless the local authority has fully assessed the alternatives - “ a balanced judgement will be required having regard to the scale of any harm or loss and the significance of the heritage asset” .The South West Archeology Report indicates that the rarity of the remains in the adjoining area and the fact that it might well be one of “a very small number of such sites in Cornwall” should require more investigation on the phase 2 site before any approval is granted. 

Conclusion

Section 98 of the guidance implies the need for community support. There is limited community support for any extension to the development and widespread opposition to the dangers and disruption from construction.

In contrast, the parish council has been in discussion with another developer on a prospective development at Windmill Hill at Grampound Road and with Cornwall Community Land Trust about other potential opportunities. The Windmill Hill site is deemed more suitable for this level of development within the Parish. Grampound Road has a school which is undersubscribed and a village with better infrastructure and access and would fulfil any housing needs beyond the existing Trethurffe development. We are hopeful that the developer would be open to building homes to satisfy the local need in a part of the parish which is more likely to attract prospective tenants.

Notes:

[bookmark: _Hlk44257448]Section 95-111 of the Housing Supplementary, Planning Document, February 2020 deals with Rural Exception Sites.

[bookmark: _Hlk44406185]Section 97. ‘The Council will require proposals for rural exception sites to be of an appropriate scale, which is proportionate to the settlement and/or the level of affordable housing need. The size of a rural exception site will be considered on a case by case basis, taking into account the scale proposed in relation to the settlement and need; together with considerations such as the sustainability of the settlement, local services and facilities, the existing housing supply in the Parish and (where adopted) policies in the Neighbourhood Development Plan’.

Section 98. ‘It should be noted that proposals for inappropriately large developments on rural exception sites are unlikely to be supported by the community.

Section 100. Schemes should ‘be led and driven by affordable homes and not open market delivery’ and ‘the majority of homes should be affordable.’
  
Section 103. ‘Applicants should ….carefully justify their proposals to the Council and the local community by being fully compliant with Policy 9, appropriate to local needs, clearly affordable housing-led and with an appropriate mix and integration of affordable and open market tenures. The dwelling and tenure mix should be aligned with local need and not simply driven by viability and maximising value or developer return’.
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