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1. Introduction

1.1 This Statement has been prepared in order to accompany an application for planning permission submitted for development at 78 Highertown, Truro (“the site”).
1.2 The submitted application seeks full planning permission/approval. The proposed development description is as follows:

1.3 The development will be accessed via an existing driveway into the 78 Highertown plot which leads from the A390; the main arterial route into/out of the City Centre of Truro. 

1.4 This Statement sets out the design principles and policy requirements that have informed linkages across the site including layout considerations, landscaping and parking arrangements.


1.5 The proposed development consists of the demolition of the existing 3 bedroom chalet style dormer bungalow and the subsequent erection of a new 3 bedroom detached contemporary dwelling.
1.6 Parking will be provided through an internal garage, but also the provision of 3 parking spaces to the front/immediate south-west of the dwelling. The position of both the dwelling, its garage and the spaces within the plot allow for a spacious driveway area to be created. This will enable vehicles to be turned inside the plot, thus allowing them to enter and leave the site without needing to reverse.
1.7 In addition to the proposals relating to access, the Statement aims to explain the design principles that have been applied to the proposed development, and how site constraints have been dealt with through the design process.  
1.8 This supporting Planning Statement is structured in the following order and is to be read in combination with the other submitted planning application documents:

· The Application Site;

· Proposed Development;

· Planning Policy Context;

· Planning Assessment;

· Summary/Conclusions.
2. The Application Site

Site Location and Context

2.0 The location of the site is shown on the submitted Site Location Plan, but is also best described as being to the immediate north of the A390/Highertown, and approximately 1.32 miles to the west of Truro City Centre.

2.1 The site area is approximately 0.093ha and comprises a late 1960’s one and a half storey dormer bungalow, with 3 bedrooms, a detached garage with ancillary accommodation at first floor level and associated residential curtilage/garden.
2.2 Whilst habitable, the current dwelling is in a poor state of repair. Additionally, the external materials (pebble dash and mock Tudor timber framing) are best described as of its time, and adds nothing of value to the character of the local area.
2.3 The site is bounded to the north, east and west by existing (mid-20th century) residential development, and to the south by the A390 arterial route to Truro City Centre. To the south of this is further residential development.
2.4 The area immediately surrounding the development site is characterised as suburban, with a predominantly residential character of use. The dwellings in the immediate vicinity of the site are for the most part either one or two storeys and are set back from the highway for the most part, generally sitting in a centralised location within the plot. Most of the plots in the area are rendered with pitched roofs above, although there is some evidence of the use of timber boarding and tile hanging.  
2.5 78 Highertown is set back from the highway and well screened on all boundaries through mature vegetation and timber fences. A new detached garage is located to the rear of the site. Parking is currently provided at the front and side of the house
2.6 The site is predominantly level, although the driveway access slopes gradually down towards the back edge of the adopted highway (pavement).

2.7 The entire site is located within Flood Zone 1, as defined on the Environment Agency flood map, as being land at the lowest probability of flooding. However, it should be noted that site falls within a Critical Drainage Area which applies a number of constraints to the way in which surface water drainage from the site must be dealt with.

2.8 Given that the development proposals are for the demolition of the existing dwelling and garage, and the replacement of these with a dwelling of a near identical scale, then the Applicant’s position is that no additional surface water discharge would be added to the CDA’s infrastructure.
Planning History

Planning Applications
2.5      The application site is not specifically allocated for housing development (or any other development) within the Cornwall Local Plan Strategic Policies 2010-2030. However, the site has been the subject of a number of planning applications in the last four years;
· PA18/10866 - full planning permission was received for proposed alterations to an existing dwelling including replacement dormers with openable glazed window/doors and a new garage; and

· PA20/04519 – Application for full planning permission application for a proposed replacement dwelling and formation of a summerhouse. 

2.6      Whilst the principle of a replacement dwelling on the site was not of concern to the Local Planning Authority, there were concerns over the size, scale and massing of the proposed development. It was not possible to address these through amended plans/design changes and thus the Application was withdrawn.
3. Proposed Development 

Planning Application

3.0
The planning application to which this Statement pertains, proposes the following development;
“Full Planning Permission for the demolition of existing dwelling and garage and the erection of a replacement dwelling, as well as associated parking and landscaping.”
3.1     The proposed replacement dwelling would replicate the existing unit insomuch as it would be a three-bedroom detached dwelling. However, the proposed unit would be of a contemporary design and would benefit from an integral garage (as well as the provision of parking spaces to the fore of the plot) 
3.2     The new dwelling is proposed to be single storey, above ground level, the height of which would be lower than the height of the existing dwelling, in an effort to address previous concerns expressed by the Local Planning Authority during the consideration of the withdrawn Application over the size, scale and massing of any replacement dwelling. Accommodation is proposed to be located at a below ground level with natural daylight and ventilation provided through the creation of a sunken courtyard

3.3     The proposed dwelling will be entirely zero carbon with photovoltaic panels fitted to the south facing roofslope.
3.4      A new permeable gravel driveway to the front of the property with entrance gate is proposed with a lawn and terrace to the rear of the dwelling.
3.5      The principle of residential development on the site is established by virtue of the existence of the current dwelling on the site. It would therefore follow that the material considerations relating to an Application for a replacement dwelling relate to it’s;
· Size/Scale;

· Layout;

· Design and Appearance;

· Sustainability; and 

· Access

3.6      The Application proposes a development quantum of 329sqm Gross Internal Area (GIA). It is important to note however, that the majority of the dwelling is positioned below ground level. Natural daylight and ventilation for the Lower Ground Floor will be provided through a courtyard.

3.7      In order to reduce the Scale and Massing of the building as much as possible, the footprint of the proposed dwelling above ground level is 176sqm. This is equal in size to the existing dwelling and garage.
3.8      The layout has been designed as a ‘L’ shape in order to maximise passive solar gain and views from the living spaces whilst maintaining privacy.

3.9      The proposed position of the replacement dwelling would align with the western boundary of the existing house. The front of the proposed dwelling is set back from the building line of the existing house (N.B. the position of the proposed dwelling relative to the existing dwelling is demonstrated on the “Block Plan and Floor Plans As Proposed” drawing submitted with this Application (reference: 1589/PL03))
3.10      The proposed internal arrangement of the dwelling is as follows;

· GROUND FLOOR = An entrance lobby, ancillary space and central open stair with an integral garage to the east and open plan kitchen, dining and living room to the rear of the house.

· LOWER GROUND FLOOR = Three bedrooms, each served by a bathroom and a gym space. The rooms/spaces are positioned around a sunken courtyard which as previously confirmed will provide daylight, ventilation and amenity space for the dwelling.
3.11      The proposed dwelling will be a single storey above ground level, with the ridge measuring 5.5 metres above ground level. It is important to note that this creates a situation whereby the proposed dwelling will be lower than the existing.

3.12      The ridge level of the rear element of the dwelling will step down in height in order to distinguish it as being subservient to the main body of the dwelling.

3.13      Contextual Plans showing the relationship between the proposed dwelling and the existing are shown on page 5/Section 4 of the Design and Access Statement which supports the Application.

3.14      The dwelling will be contemporary in design whilst also reflecting the character of development in the area with a simple single storey pitched roof design. Flush mounted photovoltaic panels are proposed to the south facing front elevation to maximise solar input and reduce energy consumption of the dwelling.

3.15      The window and door fenestration and sizes reflect the use of the spaces with large openings to the living spaces and around the sunken courtyard, to maximise views and solar gain. 
3.16      No windows are proposed to be located on the west elevation of the new dwelling, in order to improve the privacy and amenity of the neighbouring property. A single door is proposed to the utility room on the west elevation. However, the glazing in this will be obscured. If so required by the Local Planning Authority, the Applicant is happy to accept a condition requiring that obscure glazing is required to this door in perpetuity.
3.17      A high quality burnt larch timber is proposed to the ground floor to create a strong contemporary form that compliments the pitched slate roof. Elements of natural treated larch are proposed within the burnt larch to add interest and warmth. 

3.18      At lower ground level render is proposed in order to reflect daylight within the courtyard and rooms off it. The entirety of the west elevation of the building is proposed to be rendered in order to address the neighbouring properties and reflect the character of their appearance.

3.19      The garage door, on the principal elevation, is proposed to be concealed by cladding it in the natural treated larch that continues along to the main entrance door.

3.20      As will be explored in greater detail later in this document, the Applicant is confident that the proposed development meets the prescribed tests for ‘Sustainable Development’. However, additional features have been added to the dwelling to ensure that it is truly sustainable;
· Due to the site constraints the living accommodation is not able to be located to the south. Instead, a long thin block is proposed to the rear of the house in order to maximise east facing glazing and maximise passive solar gain and views, whilst maintaining privacy;

· The roof pitch and alignment has been designed to maximise the solar efficiency of the integrated photovoltaic panels to the south facing aspect;

· A Mechanical Ventilation Heat Recovery (MVHR) system combined with air tight enveloped building is proposed. Sufficient plantroom and services zones have been allowed for to accommodate the necessary equipment and ductwork;

· An Air source heat pump (ASHP) is proposed to minimise energy consumption;

· The building fabric will be highly insulated with triple glazed doors and windows;

· A large proportion of the house is sub-terranean which will benefit from high thermal mass and improved thermal performance due to ground temperatures; and

· Rainwater harvesting from roof surface run off will be utilised for grey water usage.

3.21      The principle of the original vehicular and pedestrian access from Highertown will be retained for the property. 

3.22      The shared access leads to the driveway at the front of the house where there is adequate turning space to allow vehicles to enter and exit the site in a forward gear.
3.23      The access from Highertown Road will be retained and remain unchanged.

3.24      In terms of accessibility requirements within the dwelling, the principal living accommodation and an accessible WC will be located at ground floor level which can be accessed by a level threshold entrance door off the driveway. The dwelling has been designed to be a visitable dwelling under AD Part M Category 1.

3.25     The vision for the development is to utilise the site’s strengths to build an attractive residential unit within the existing curtilage and boundary features that not only reflects but enhances the amenity of the surrounding area. 

Environmental Impact Assessment

3.26 The Town and Country Planning (Environmental Impact Assessment) Regulations 2017 as amended set out the regulations relating to Environmental Impact Assessment (EIA). It should be noted that the regulations only apply to certain types of development.

3.27 In accordance with the 2017 Regulations, the first stage of the EIA process is the Screening Stage. This determines whether a project falls within the remit of the Regulations, and thereafter whether it is likely to have a significant effect on the environment and therefore requires further assessment.

3.28 Development proposals will either fall within one of two Schedules; 

· Schedule 1 = An Assessment is required

· Schedule 2 = The Local Planning Authority should consider whether it is likely that the development would have significant effects on the environment, such that an Assessment is necessary.

3.29 The previous Planning Applications and the current proposal (residential development), did not fall within Schedule 1 of the Regulations and thus an Environmental Impact Assessment was not automatically required.

3.30 Amendment Regulations (2017) and the latest National Planning Policy Guidance (NPPG) set out indicative screening thresholds and criteria for the identification of Schedule 2 developments requiring an EIA. The NPPG sets out “Exclusion Thresholds” below which an EIA does not need to be considered (subject to the proposal not being sited within a sensitive area).
3.31 In terms of development type, the previous and current proposals do not fall within any of the criteria in Schedule 2 that would require an EIA.

3.32 Given that the proposals the proposals fall below or outside of the identified thresholds an EIA need not be considered unless the site/development proposals fall within a sensitive area.
3.33 The Application Site is not located within a Site of Special Scientific Interest (SSSI), Site with European Designation, an Area of Outstanding Natural Beauty (AONB), National Park or a World Heritage Site.
3.34 Although no specific Environmental Statement (as defined by the Regulations) has been prepared, a number of technical reports are submitted which provide all relevant information to enable the Council to assess and determine the submitted planning application.

4. Planning Policy Context

Overview
4.0      The application site is not ‘allocated’ for development within the current Cornwall Council Local Plan.  
4.1 Whilst as a matter of law the Development Plan remains the starting point for the consideration of this planning application, on the basis of the housing policy and housing land supply position a fundamental consideration is the National Planning Policy Framework. The NPPF clearly defines the Government’s aim to “significantly boost the supply of housing”, and the requirement for Local Planning Authorities to make plans and to determine planning applications based on the “presumption in favour of sustainable development”.
4.2 The relevant policy position and considerations in respect of this application are considered further under relevant headings below;
The Development Plan

4.3 Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that:

“If regard is to be had to the development plan for the purpose of any determination to be made under the Planning Acts, the determination must be made in accordance with the plan unless material considerations indicate otherwise”.
4.4 The NPPF confirms that local planning policies adopted after 2004 remain to be attributed some weight based on the degree of conflict with the Framework, although the full guidance contained in the NPPF and other emerging local planning policy remain material considerations to be considered alongside the Development Plan.

4.5 With respect to the proposed development site the ‘Development Plan’ currently comprises:

· Cornwall Council Local Plan Strategic Policies 2010-2030
4.6 Whilst the Development Plan is the starting point for making determinations under the Planning Acts, other up to date material considerations may also be relevant, such as amongst other things if the planning policy contained within the NPPF is more up-to-date and more relevant than some elements of the Development Plan. 

4.7 Given the relative recent adoption of the Cornwall Local Plan, Cornwall Council maintain the position that at the present time they can demonstrate a deliverable 5 Year Housing Land Supply. 

4.8 Thus, the most relevant considerations for this Application are whether it is compliant with the relevant policies contained within the existing Local Plan document.
Cornwall Local Plan Strategic Policies 2010-2030
4.9 The Cornwall Local Plan was adopted on 22nd November 2016 and covers the period from 2010 to 2030.

4.10 The document states that the Council’s top priorities are to;

“Objective 1: Remove unnecessary barriers to jobs, business and investment through a positive policy framework with a focus on sustaining a range of local businesses including growth sectors promoted by Cornwall Council and the Local Enterprise Partnership (LEP) to support both new business and the traditional industries of fishing, farming and minerals.

Objective 2: Enhance the cultural and tourist offer in Cornwall and to continue to promote Cornwall as a year-round destination for tourism and recreation.

Objective 3: Provide and enhance retail provision within our towns and City with a regional and subregional status that adds to economic growth and provide opportunities to improve existing facilities for better economic performance.

Objective 4: Meet housing need by providing for new homes over the plan period that provide everyone in the community with the opportunity of living in an appropriate home, supported by local community facilities.

Objective 5: Allow people and communities to provide for jobs and deliver homes locally to meet needs, where they can best support the role and function of local communities as well as allow for further change and adaptation.

Objective 6: Ensure that infrastructure is provided that will enable development to benefit the local community.

Objective 7: Meet a wide range of local needs including housing and for community, cultural, social, retail, health, education, religious, and recreational facilities, in order to improve quality of life and reduce social exclusion.

Objective 8: Promote development that contributes to a healthy and safe population by providing for opportunities for walking and cycling and ensuring the appropriate levels of open space and the protection and improvement of air quality.

Objective 9: Make the best use of our resources by;

a. Reducing energy consumption while increasing renewable and low carbon energy production;

b. Maximising the use of previously used land;

c. Supporting local food production, and

d. Increasing resilience to climate change

Objective 10: Enhance and reinforce local natural, landscape and historic character and distinctiveness and raise the quality of development through;

a. Respecting the distinctive character of Cornwall’s diverse landscapes;

b. Maintaining and enhancing an effective network of open space and environmental stewardship for our ecosystems services network for food production, flood control and wildlife; and

c. Excellence in design that manages change to maintain the distinctive character and quality of Cornwall.”

4.11 If the proposed development were to be approved then it would go some way to addressing the requirements of Objectives 4 (Housing Need), 5 (Homes for Local Need and support of existing communities), and 9 (Make best use of Cornwall’s existing resources).
4.12 The following policies are of relevance to the determination of the current application;
4.13 Policy 1: Presumption in favour of sustainable development confirms that the Council will take a positive approach to considering development that reflects the presumption in favour of sustainable development as set out in the National Planning Policy Framework. This approach involves working with all stakeholders in the application process to secure development that improves the social, economic and environmental conditions of the area.

In short, Planning Applications that accord with the Local Plan policies will be regarded as sustainable development and approved, unless material considerations indicate that a contrary view should be applied. 
4.14 Policy 2: Spatial Strategy sets out the requirement for a dispersed development pattern throughout Cornwall, which provides homes and jobs based on the role and function of each place. In order to achieve compliance with this policy, development should seek to meet the following 3 objectives (and their sub-objectives);
1. Respecting and enhancing quality of place;

2. Providing solutions to current and future issues; and

3. Generating and sustaining economic activity.

4.15 Policy 2a: Key Targets states that the Local Plan will provide homes in a proportional manner where they can best meet need and sustain the role and function of local communities and that of their catchment. Development proposals in the period to 2030should help to deliver:

1. A minimum of 52,500 homes at an average rate of about 2,625 per year to 2030, to help deliver sufficient new housing of appropriate types to meet future requirements. In particular, meeting affordable housing needs;

2. At least 318 permanent pitches for Gypsies and Travellers, 60 transit pitches and 11 plots for Travelling Showpeople; 
3. Provide for 38,000 full time jobs and 704,000 sq. metres of employment floorspace to help deliver a mix of 359,583 sq. metres of B1a and B1b office and 344,417 sq. metres of B1c, B2 and B8 industrial premises by 2030;

4. The provision of additional bed spaces within purpose-built accommodation commensurate with the scale of any agreed expansion of student numbers at the Penryn campus, taking into consideration any changes in student numbers within other campuses at the universities in Falmouth and Penryn.
5. The provision of 2,550 bed spaces in communal establishments for olderpersons, including nursing and specialist accommodation.

Of the 52,500 homes required within the Plan Period, 5,100 of these are apportioned to Truro.
4.16 Policy 3: Role and function of places confirms that the scale and mix of uses of development and investment in services and facilities should be based on the role and function of places. The policy then goes on the set out a 4-stage hierarchy of how development within Cornwall will be accommodated. The first/primary level of the hierarchy confirms that the delivery of housing (amongst other things) will be managed through a Site Allocation DPD or Neighbourhood Plans for the following locations (these being the major urban centres within the County). The City of Truro is included within this list.
4.17      Policy 12: Design confirms that the Council is committed to achieving high quality safe, sustainable and inclusive design in all developments. Development must ensure Cornwall’s enduring distinctiveness and maintain and enhance its distinctive natural and historic character. Development should demonstrate a design process that has clearly considered the existing context, and how the development contributes to the social, economic and environmental elements of sustainability through fundamental design principles.

1. As part of a comprehensive place-shaping approach, proposals will be judged against fundamental design principles of: 

a. character – creating places with their own identity and promoting local distinctiveness while not preventing or discouraging appropriate innovation. Being of an appropriate scale, density, layout, height and mass with a clear understanding and response to its landscape, seascape and townscape setting; and

b. layout – provide continuity with the existing built form and respect and work with the natural and historic environment; high quality safe private and public spaces; and improve perceptions of safety by overlooking of public space; and

c. movement – creating a network of safe well-connected routes which are easy to read and navigate by the use of landmarks, spaces, views and intersections; and

d. adaptability, inclusiveness, resilience and diversity – building structures can be easily altered, particularly internally, to respond to both climate change and changing social and economic conditions and provide a mix and pattern of uses; and

e. engagement process – undertaking community engagement, involvement and consultation in the design process proportionate to the scheme.

2. In addition development proposals should protect individuals and property from:

a. overlooking and unreasonable loss of privacy; and

b. overshadowing and overbearing impacts; and

c. unreasonable noise and disturbance.

3. For larger developments a balance needs to be achieved between private, semi-private and public open space, which includes allotments, sports facilities, children’s play area provision and natural open space provision. The Council will seek the provision of larger areas of multifunctional green space rather than multiple smaller areas as appropriate in larger developments.

4.18      Policy 13: Development Standards confirms that all new development should achieve the provision of sufficient internal space in housing for everyday activities and enable flexibility for adaption, should deliver Public Open Space on site, commensurate with the size and need of the development, an appropriate level of off street parking, sufficient and convenient space for the storage of waste, avoidance of adverse effects (such as; noise, dust, odour, vibration, vermin, waste, pollution and visual effects), utilise opportunities for natural lighting, ventilation, and heating by design and orientation and where feasible and viable connect to an existing or planned heat network. 
4.19      Policy 14: Renewable and Low Carbon Energy confirms within the supporting text that accompanies the policy that that Cornwall uses over £500 million of energy per annum, with energy costs continuing to climb. Given the Council’s strategic aim of having a low carbon economy, the policy confirms that as an Authority they are keen to deliver a strong, yet achievable response to their climate change obligations.
4.20      Renewable energy use and the use of zero/low carbon technologies are thus supported and promoted through this policy
4.21      Policy 16: Health and Wellbeing states that development should (amongst other things) protect and alleviate risk to people and /or the environment from unsafe and unhealthy polluted atmospheres by avoiding or mitigating against harmful impacts and health risks such as air and noise pollution and water and land contamination. 
4.22      Policy 21: Best Use of Land and Existing Buildings states that in order to ensure the best use of land, encouragement will be given to sustainably located projects that (amongst other things):
a. Use previously developed land and buildings provided that they are not of high environmental or historic value; 
b. Use despoiled, degraded, derelict and contaminated land provided that it is not of high environmental or historic value; and
c. increase building density where appropriate, taking into account the character of the surrounding area and access to facilities to ensure an efficient use of land
4.23      Policy 23: Natural Environment confirms that developments will need to sustain local distinctiveness and character and protect and where possible enhance Cornwall’s natural environment. The policy then goes on to set out the way in which areas with in the County which benefit from specifc designations (AONBs, AGLVs etc.) should be protected.
4.24      Policy 26: Flood risk management and coastal change sets out 3 ways in which these issues must be addressed, namely;  
1. Development should take account of and be consistent with any adopted strategic and local flood and coastal management strategies including the Shoreline Management Plan and Catchment Flood Management Plans for Cornwall and the South West River Basin Plan.

2. Development should be sited, designed, of a type and where necessary relocated in a manner that:

a. increases flood resilience of the area, taking account of the area’s vulnerability to the impacts of climate change and coastal change and the need to avoid areas of flood risk, in the first instance, taking into account the vulnerability of the use proposed; and

b. minimises, or reduces and where possible, eliminates flood risk on site and in the area; and

c. enables or replicates natural ground and surface water flows and decreases surface water runoff, particularly in Critical Drainage Areas, through sustainable urban drainage systems (SUDS), utilising green infrastructure where possible and as guided by local standards, including Cornwall drainage guidance; and

d. the safeguarding of land, where it is identified to be functional flood storage, to make space for water at times of flood; and

e. where applicable, supports community-led local solutions to managing flood risk and coastal change; and

f. does not create avoidable future liability for maintenance for public bodies and communities.

3. Development proposals of 10 dwellings or more or over 0.5 ha should provide a long term water management plan, which includes maintenance of surface water drainage systems, measures to improve the network of surface water drainage systems on and around the site (e.g. culverts etc.) and identifies opportunities and funding for future enhancement.
4.25      Policy 27: Transport and accessibility states that all developments should provide safe and suitable access to the site for all people and not cause a significantly adverse impact on the local or strategic road network that cannot be managed or mitigated. Amongst other thigs the policy also requires major development schemes to locate development so that the need to travel will be minimised and the use of sustainable transport modes can be maximised, locate larger developments which attract a proportionally larger number of people in the city and main towns or locations which are highly accessible by public transport, be designed to provide convenient, accessible and appropriate cycle and pedestrian routes within and in the immediate vicinity of the development and be accompanied by an effective Travel Plan.   
Other Material Considerations

National Planning Policy Framework (NPPF)

4.26     The National Planning Policy Framework is an important material consideration which should be afforded significant weight in the determination of this planning application.

4.27      Paragraph 11 sets out how the ‘presumption in favour of sustainable development’ should be considered for plan-making and decision-taking. For making planning decisions it means:

· approving development proposals that accord with the development plan without delay; and

· where the development plan is absent, silent or relevant policies are out‑of‑date, granting permission unless:

(i) Any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when assessed against the policies in the Framework taken as a whole; or
(ii) Specific policies in this Framework indicate development should be restricted.

4.28     “Sustainable Development” is defined at Paragraph 7 of the NPPF in social, economic and environmental terms. Paragraph 8 of the NPPF confirms these three strands of sustainable development should be sought jointly. 
4.29      Paragraph 11 confirms that “Plans and decisions should apply a presumption in favour of sustainable development” and that for the purposes of decision making this means: 

“c) approving development proposals that accord with an up-to-date development plan without delay; or

d) where there are no relevant development plan policies, or the policies which are most important for determining the application are out-of-date, granting permission unless:

i. the application of policies in this Framework that protect areas or assets of particular importance provides a clear reason for refusing the development proposed; or

ii. any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when assessed against the policies in this Framework taken as a whole.”

4.30      Section 5 (Paragraphs 59-79) of the NPPF provide guidance on housing development, under the title ‘Delivering a sufficient supply of homes’.  The current government’s overall objective for housing, as stated at Paragraph 55 of the NPPF, is ‘significantly boosting the supply of homes’ and to achieve this Local Planning Authorities are required to (amongst other things):

· Use evidence to ensure that Local Plans meet the full, objectively assessed needs for market and affordable housing, as far as is consistent with the policies in the Framework;

· To determine the minimum number of homes needed, strategic policies should be informed by a local housing need assessment, conducted using the standard method in national planning guidance

· Local planning authorities should identify and update annually a supply of specific deliverable sites sufficient to provide a minimum of five years’ worth of housing against their housing requirement set out in adopted strategic policies36, or against their local housing need where the strategic policies are more than five years old37. The supply of specific deliverable sites should in addition include a buffer (moved forward from later in the plan period) of:

a) 5% to ensure choice and competition in the market for land; or

 b) 10% where the local planning authority wishes to         demonstrate a five-year supply of deliverable sites through an annual position statement or recently adopted plan38, to account for any fluctuations in the market during that year; or 

c) 20% where there has been significant under delivery of housing over the previous three years, to improve the prospect of achieving the planned supply.

·   Consider that fact that ‘Small and medium sized sites can make an important contribution to meeting the housing requirement of an area, and are often built-out relatively quickly’
National Planning Policy Guidance (NPPG)
4.31      The National Planning Policy Guidance (NPPG) is a further significant material consideration. This document elaborates and offers further explanation on the policies contained within the NPPF.
Planning Policy Conclusions

· The site is not allocated for residential development within the current Cornwall Local Plan document;

· However, 5,100 units of the required delivery of 52,500 homes throughout the Plan Period are allocated to Truro.
· The site has been subject to a previous Planning Application for a replacement dwelling. During the consideration of which, the principle of replacing the existing dwelling was not queried.
· The proposed development represents a significant opportunity to deliver sustainable, zero carbon development in Truro which meets the needs and demands of a member of the local community for new housing.

· The location of the proposed replacement dwelling that would integrate well into the settlement and would sustain and enhance its role as required by extant Development Plan policy;

· The proposed development is either wholly or broadly compliant with the relevant Development Plan policies set out in Section 4 (above) and can therefore be considered to be sustainable development.

· National planning policy within the NPPF requires Local Planning Authorities to apply the presumption in favour of sustainable development when making decisions on planning applications, as part of approaching decision-taking in a positive way to foster the delivery of sustainable development.  The Paragraph 11 ‘presumption’ therefore directly applies to the determination of this planning application.
· There are no material considerations that would suggest that the development proposal is anything other than sustainable development and therefore there is no policy reason to prevent the approval of said Application.

5. Planning Assessment

5.0     This section provides an assessment of the proposed development with reference to the planning history and planning policy context provided in previous sections. The assessment focuses on the delivery of housing in Cornwall, housing land supply, the economic benefits of development, and the suitability and deliverability of the application site.  Detailed technical matters are touched on as relevant however, for full details reference should also be made to all other submission documents.  Accordingly, the remaining parts of this section are set out in the following order:

· Housing Land Supply and Housing Delivery;

· Economic Benefits of Development;

· Site Suitability and Deliverability;

· Conclusion.

Housing Land Supply and Housing Delivery

Housing Land Supply across Cornwall
5.1      Paragraph 47 of the NPPF requires that (to significantly boost the supply of housing) Local Authorities should consider that :

“it is important that a sufficient amount and variety of land can come forward where it is needed, that the needs of groups with specific housing requirements are addressed and that land with permission is developed without unnecessary delay”

5.2      The Cornwall Local Plan aims to provide a framework to deliver housing development that is necessary to meet the entire Plan area’s future need. 
5.3      The Plan confirms that the majority of development will be supported in Strategic and Main Centres. Truro is confirmed as one of these ‘Centres’. 
5.4     The Cornwall 5 Year Housing Land Supply Statement 2019 claims a 6+ Year Housing Land Supply. 

5.5      Setting aside the issue of whether a 5 Year Housing Land Supply can be demonstrated by Cornwall Council, the Applicant contends that the Local Plan sets out ambitious development targets for the delivery of housing throughout the County, in order to ensure that these are met, urgent steps should be taken to address this need, so far as is consistent with the other planning policy provisions within the NPPF.

Housing Requirement
5.6     Policy 2a (Key Targets) of the Cornwall Local Plan sets out that a minimum of 52,500 homes at an average rate of about 2,625 per year to 2030, to help deliver sufficient new housing of appropriate types to meet future requirements. 
5.7      The Cornwall Monitoring Report – Cornwall 5 Year Housing Land Supply Statement 2019 conforms that thus far in the Plan Period there have been 23,608 completions. This gives an average of 2,623 completions per year (an under provision of 17 units per year when compared with the Local Plan objective).

5.8      In order for the Local Plan provision to be achieved an all but continuous stream of development sites which are policy compliant (i.e. in the delivery of Open Market and where required; Affordable units) is needed.
Housing Supply
5.9      As previously stated, the Local Plan sets out a challenging housing target for the forthcoming plan period, and provides allocations of housing numbers to each of the major conurbations within the County which it is contended will deliver housing to meet this target.
5.10      In order to achieve these targets and fulfil the allocations, a presumption in favour of sustainable development must be applied, and all Applications that demonstrate compliance with this requirement must be approved without delay, unless material considerations demonstrate otherwise. 

Housing Delivery
5.11     In addition to being a local resident, who wishes to improve their living arragments, the Applicant is a Director of a Cornwall based Zero Carbo Smart Home development company and therefore has experience of all areas of the construction industry, as well having access to the skills and resources necessary to ensure the timely delivery of the proposed development on this site.
5.12     The following delivery timetable is expected:



Planning Application Submission – February 2021;



Planning Permission Granted – Q2 2021;



Commencement on Site – Q3 2021;



Completion of Dwelling – Q1-Q2 2022;

Site Suitability and Deliverability

Development in Truro
5.13     Truro is one of the larger urban areas within Cornwall, and thus a sustainable location for further development, as recognised by the current Local Plan.  Further employment/business related development in Truro will ensure that business and economic needs are met in a sustainable location with access to a range of facilities and services, as well as public transport.  Development will also help to maintain and enhance the overall vitality and viability of the City, particularly it’s centre, through various positive economic impacts.
Suitability of the Application Site
5.14      Various alterations to the external appearance of the existing dwelling and the erection of a substantial garage building, with ancillary accommodation over have previously been approved by Cornwall Council.
5.15      Despite the fact that the most recent Application for a replacement dwelling was withdrawn, the principle of replacing the dwelling on site was not queried by the Case Officer, rather the manner (i.e., the size, scale and massing of that design). 

5.16      The Applicant is confident that these issues/concerns have been addressed through the new proposals.

5.17     The suitability of the site for development is further confirmed by the detailed technical assessments that have informed the submitted planning application and provided as supporting application documents.

Deliverability
5.18      Given the Applicant’s profession he has access to the expertise and resources necessary to ensure the timely and efficient delivery of a zero carbon replacement dwelling on the site.

Conclusion

5.19     The current proposal represents an integrated approach to development that addresses the economic, social and environmental themes of the NPPF, as well as other relevant policy and will ensure the delivery of ‘sustainable development’. 
5.20      Whilst the Development Plan may be the starting point for determining this planning application, the Paragraph 11 presumption in favour of sustainable development is also directly applicable.
5.21      It is clear that there are no adverse impacts of granting planning permission which would significantly and demonstrably outweigh the benefits of the development. Thus, the development satisfies the key test of ‘presumption in favour of sustainable development’.
5.22     The key benefits attributable to the proposed development are:

· The delivery of a zero carbon contemporary residence in Truro 

· The delivery of housing to address the identified local housing need

· A scheme which seeks to reduce any perceived impact upon neighbouring properties as a result of size, scale and massing by utilising subterranean accommodation and contemporary design.

· A building that in form, when viewed from the south/principal elevation is lower than the existing dwelling and when the (above ground) quantum of development is calculated is no greater than the existing dwelling and garage unit. 
5.23     Whilst the negative impacts could be considered to be:

· The possible damage to some of the existing landscaping and natural hedging/boundary for the site
· Some minor disruption to neighbours during the construction process
5.24      It is however, clear that the adverse impacts do not significantly and demonstrably outweigh the benefits, and accordingly planning permission for the proposed development should be granted.

6. Summary and Conclusions

6.0     The proposed development has had regard to all relevant environmental factors during its evolution and this is reflected in the final proposed design.  There are no environmental or technical constraints to developing this site which is well located towards the suburban periphery of the existing City, on a main arterial road, and otherwise suitable for residential development.

6.1      Following the publication of the NPPF the government has confirmed that the purpose of the planning system is to contribute to the achievement of sustainable development, and relevant new tests are prescribed by this document which introduces a ‘presumption in favour of sustainable development’.  This presumption is required to run through all plan-making and decision-taking and is a significant and weighty material consideration.

6.2      Paragraphs 38 of the NPPF specifically deal with Decision Making confirming that:

‘Local planning authorities should approach decisions on proposed development in a positive and creative way. They should use the full range of planning tools available, including brownfield registers and permission in principle, and work proactively with applicants to secure developments that will improve the economic, social and environmental conditions of the area. Decision-makers at every level should seek to approve applications for sustainable development where possible.’
6.3      When considered against the Development Plan and the NPPF the benefits of the scheme clearly outweigh any residual negative impact and there are no specific policies to indicate that development should be resisted in this location.  Conflict with policies in the Development Plan does not, of itself, constitute harm.  The proposal will deliver sustainable development in accordance with national planning policy, meeting national and local objectives for housing delivery, whilst also considering and respecting the natural environment and the ability for places to accommodate change.
6.4      In view of the foregoing, it is respectfully suggested that the Application for; “Full Planning Permission for the demolition of existing dwelling and garage and the erection of a replacement dwelling, as well as associated parking and landscaping.”should be approved.
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