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1. INTRODUCTION 

1.1.1 Laurence Associates, on behalf of Vallis Development ltd, submitted an initial 

representation in relation to Policy LAU-H3 of the Launceston SADPD dated 

12th July 2017. The site which is shown as part of the proposed allocation in 

the SADPD is owned by Vallis Developments (area shown as U0152 within the 

SHLAA). As detailed in our initial representation, Vallis Developments does 

not take issue with the intended allocation use, rather that the policy 

requirements are overly optimistic and haven’t taken into consideration 

points raised with landowners to date. This hearing statement will not go 

through these objections verse by verse, rather provide further evidence to 

in support of the points raised in the initial representation.  

1.1.2 It should be noted that the site was previously the subject of an allocation in 

the North Cornwall Local Plan (reference LAU2) which has not been saved but 

was nevertheless relevant for the duration of the NCLP (1999 – 2012). The 

site was never subject of a formal application for planning permission despite 

the allocation for housing which applied throughout this period. The former 

policy allocation is attached at Appendix 1. The site still remains an obvious 

choice given its sustainable location and should still be allocated. However, 

our issues are with the specific requirements of the allocation itself and 

would wish to have an allocation much like the one that was in the North 

Cornwall Local Plan.  
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2. INSPECTORS MATTER 10, QUESTION (G) IS THERE ROBUST IS THERE ROBUST 

EVIDENCE TO DEMONSTRATE THAT ALLOCATIONS AND INFRASTRUCTURE, 

PARTICULARLY EDUCATION INFRASTRUCTURE AND TRANSPORT 

INFRASTRUCTURE RELATED TO LAU-H3 AND LAU-H1, WOULD BE DELIVERED 

AT A SUFFICIENT RATE AND SUITABLE TIMESCALE TO MEET THE MINIMUM 

NUMERICAL DEVELOPMENT REQUIREMENTS FOR THE TOWN, INCLUDING 

WITH REFERENCE TO THE FIVE YEAR HOUSING LAND SUPPLY REQUIRED BY 

NATIONAL POLICY? 

2.1.1 On the issue of the rate of delivery, the starting point in considering this 

question is to determine be mindful of the DCLG guidance on housing and 

economic land availability assessments, broadly speaking for each allocation 

it’s important to establish its, suitability, availability and achievability. 

Viability and land constraints should be regarded in determining achievability 

and its deliverability, each matter is discussed in turn below.   

2.1.2 Firstly, on the issue of availability the wider side is in multiple land 

ownerships. The respective owners will be mindful of their own interests and 

project lead times. 

2.1.3 On the issue of achievability, this has been impacted by overbearing nature 

of the policy requirements. Primarily, Part (f) of the policy will severely impact 

on deliverability within the plan period, and restricting planning permission 

for part of the site in accordance with a non-existent master plan hinder 

deliverability. Master planning should ideally be done by the local authority 

for such a large allocation and for them to conclude, in consultation with 

landowners how the site should be developed even at a very high level. The 

desktop capacity estimate included within the allocation is for 75 dwellings 

and an unspecified amount of B1, B2 and B8 employment development from 

the 3.6 hectare site. It is unwise to leave the issue of masterplanning to the 

landowners, particularly when there is such a disparity between the value of 

the end uses of the respective parcels of land as it will inevitably lead to 

conflict. The local authority should also indicate where supplementary 
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requirements such as open space should lie and adjust the housing number 

requirements accordingly in line with the parcels of land in different 

ownerships. 

2.1.4  In considering the constituent parcels of land in isolation, as in reality this is 

how the sites will likely come forward, due regard has to be paid towards 

physical land constraints, which in this case we do not believe has been given 

due consideration. 

2.1.5 The physical land constraints in terms of topography has a bearing on the 

total land available for housing and in turn its deliverability, this is 

notwithstanding the other criteria mentioned in the policy such as open 

space provision and a new estate road, and is further constrained by multiple 

land owners. 

2.1.6 A viability appraisal has been conducted for the site owned by Vallis 

Developments, which outline three options (attached as Appendix 2) which 

shows the profit potential on this parcel of land as being low. This isn’t to say 

the site isn’t deliverable, but rather that the requirement for a new estate 

road which is estimated to cost between £750,000 to c. one million pounds, 

with the physical land constraints, means that any potential scheme is 

unlikely to be financially viable with the requirement to build the estate road 

between Kensey Valley Meadow and Ridgegrove Hill. This requirement is 

above and beyond the requirement of the previous allocation and is not 

considered necessary to align with the Launceston Transport Strategy which 

seeks only a pedestrian and cycle link between these two points. Is evident 

from Appendix 3 that the only strategic route is the one connecting the 

provisional allocations LAU-H1, H2 (future direction of growth) along with 

LAU-E1 and E2. The contradiction is confusing but if it is a walking and cycling 

route that is required, this is likely to be financially and physically achievable. 

However, the requirement to build a road would be significantly costly and 

takes up too much of the flattest developable parts of this heavily constrained 

site. 
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2.1.7 The quantum of public open space provision at 114 metres squared per 

dwelling is not based on the topography of the site nor is the density 

calculation, the policy requirements state “at least 114sqm of public open 

space per dwelling on site”. The submitted viability appraisals show that the 

site is workable with a large amount of retaining features. However, the 

delivery of public space will not be possible taking the site in isolation given 

the available land with a suitable gradient. Furthermore, the density 

calculation should be representative of each component part of the wider 

site and with the land which is suitable for development, which does not 

appear to be the case.  

2.1.8 As it is currently worded, this strategic allocation of 75 dwellings is overly 

restrictive and risks perpetuating past under delivery in the town. The 

allocation should be more flexible and should be the subject of a basic zoning 

plan produced by the Council at the very least. There is a potential issue that 

without the 75 dwellings from the proposed allocation (LAU-H3) that the 

town’s housing requirements cannot be met within the plan period with only 

one other allocation (LAU-H1) for approximately 300 dwellings against a total 

policy requirement of 347 dwellings for the town.  

2.2 MAIN MODIFICATIONS AND POSITION IN RELATION TO POLICY LAU-H3 

2.2.1 The provisional allocation for this site (H3) needs to be revisited to ensure 

that the Launceston SADPD becomes a credible and effective tool for plan-

led decisions, rather than containing unrealistic expectations of delivery. 

2.2.2 Our conclusions are that the allocation should be amended in the following 

ways: 

• Site area to be amended to include the whole area in the ownership of 

Vallis Developments Ltd, to enable the land to be used as effectively as 

possible; 
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• A high level zoning plan allocating the specific land uses should be 

produced by the Council, as delegating master planning responsibilities 

to the landowners will result in conflict and delayed delivery;  

• The requirement to deliver the link road (vehicular) should be removed 

in favour of a pedestrian and cycle link; 

• The requirement to delivery 114 square metres of public open space 

per dwelling on site should be removed;   

• The density of development should be left as flexible as possible to 

ensure that the scheme can be designed to be efficient in space terms 

and financially viable.  
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 Vallis, Launceston 
 Zero Community Contribution 

 Kensey Vale 
 Launceston 
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 APPRAISAL SUMMARY  VICKERY HOLMAN 
 Vallis, Launceston 
 30% Affordable Housing  

 55,500 
 CONSTRUCTION COSTS 
 Construction  m²  Rate m²  Cost 

 (Plot 1) - 4/5 Bed Det  150.00 m²  1,875.00 pm²  281,250 
 (Plot 2) - 4 Bed Det  122.00 m²  1,875.00 pm²  228,750 
 (Plot 5) - 3 Bed Semi-det  97.00 m²  1,875.00 pm²  181,875 
 (Plot 6) - 4 Bed Semi-det  122.00 m²  1,875.00 pm²  228,750 
 (Plot 7-8) - 3 Bed Semi-det  202.00 m²  1,875.00 pm²  378,750 
 (Plot 11) 4 Bed Semi-det  117.00 m²  1,875.00 pm²  219,375 
 (Plot 12) - 4/5 Bed Semi-det  168.00 m²  1,875.00 pm²  315,000 
 (Plot 17-18) 4/5 Bed Link Det grg  330.00 m²  1,875.00 pm²  618,750 
 (Plot 19-26) 4/5 Bed Semi-det  1,320.00 m²  1,875.00 pm²  2,475,000 
 (Plot 27) - 4/5 Bed Det grg  150.00 m²  1,875.00 pm²  281,250 
 (Plot 13-16) - 2 Bed - AR  328.00 m²  1,875.00 pm²  615,000 
 (Plot 3-4) - 3 Bed - AR  194.00 m²  1,875.00 pm²  363,750 
 (Plot 9-10) - 3 Bed - Intermediate  202.00 m²  1,875.00 pm²  378,750 
 Totals  3,502.00 m²  6,566,250  6,566,250 

 Contingency  5.00%  328,312 
 328,312 

 PROFESSIONAL FEES 
 Architect & Planning  1.50%  98,494 
 Quantity Surveyor  0.50%  32,831 
 Structural Engineer  0.50%  32,831 
 Mech./Elec.Engineer  0.50%  32,831 
 Project Manager  3.00%  196,988 

 393,975 
 MARKETING & LETTING 

 Marketing  7,500 
 7,500 

 DISPOSAL FEES 
 Sales Agent Fee  1.50%  91,275 
 Sales Legal Fee  0.50%  34,093 

  Project: C:\Users\goldrieve\Downloads\Appraisal - 30 AH.wcfx 
  ARGUS Developer Version: 7.50.001  Date: 15/01/2018  



 APPRAISAL SUMMARY  VICKERY HOLMAN 
 Vallis, Launceston 
 30% Affordable Housing  

 125,368 

 Additional Costs 
 Arrangement Fee  10,000 

 10,000 
 FINANCE 

 Debit Rate 5.500%, Credit Rate 1.000% (Nominal) 
 Land  63,810 
 Construction  250,447 
 Other  113,438 
 Total Finance Cost  427,695 

 TOTAL COSTS  8,464,601 

 PROFIT 
 (1,646,044) 

 Performance Measures 
 Profit on Cost%  (19.45)% 
 Profit on GDV%  (24.14)% 
 Profit on NDV%  (24.14)% 

 IRR  (16.69)% 

 Profit Erosion (finance rate 5.500%)  N/A 

  Project: C:\Users\goldrieve\Downloads\Appraisal - 30 AH.wcfx 
  ARGUS Developer Version: 7.50.001  Date: 15/01/2018  



 Vallis Launceston 
 41 Units  
 Zero community contribution 

 Kensey Vale 
 Launceston 
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 Prepared by Greg Oldrieve 

 Vickery Holman 
 15 January 2018 



 APPRAISAL SUMMARY  VICKERY HOLMAN 
 Vallis Launceston 
 41 Units  
 Zero community contribution 

 Summary Appraisal for Phase 1 

 Currency in £ 

 REVENUE 
 Sales Valuation  Units  m²  Rate m²  Unit Price  Gross Sales 

 Residential  41  3,280.00  3,000.00  240,000  9,840,000 

 NET REALISATION  9,840,000 

 OUTLAY 

 ACQUISITION COSTS 
 Fixed Price  650,000 

 650,000 
 CONSTRUCTION COSTS 
 Construction  m²  Rate m²  Cost 

 Residential  3,280.00 m²  900.00 pm²  2,952,000  2,952,000 

 Developers Contingency  1.00%  29,520 
 Road/Site Works  1,541,750 

 1,571,270 
 Other Construction 

 Abnormals  1,800,500 
 Contractor profit & overhead  1,221,265 

 3,021,765 

 PROFESSIONAL FEES 
 Architect  3.00%  88,560 
 Quantity Surveyor  0.50%  14,760 
 Structural Engineer  0.50%  14,760 
 Project Manager  3.00%  88,560 

  Project: C:\Users\goldrieve\Downloads\Appraisal.wcfx 
  ARGUS Developer Version: 7.50.001  Date: 15/01/2018  



 APPRAISAL SUMMARY  VICKERY HOLMAN 
 Vallis Launceston 
 41 Units  
 Zero community contribution 

 C.D. Manager  0.10%  2,952 
 209,592 

 MARKETING & LETTING 
 Marketing  5,000 

 5,000 
 DISPOSAL FEES 

 Sales Agent Fee  1.50%  147,600 
 Sales Legal Fee  0.50%  49,200 

 196,800 
 FINANCE 

 Debit Rate 6.500%, Credit Rate 1.000% (Nominal) 
 Land  69,338 
 Construction  124,788 
 Other  (9,565) 
 Total Finance Cost  184,562 

 TOTAL COSTS  8,790,989 

 PROFIT 
 1,049,011 

 Performance Measures 
 Profit on Cost%  11.93% 
 Profit on GDV%  10.66% 
 Profit on NDV%  10.66% 

 IRR  44.28% 

 Profit Erosion (finance rate 6.500%)  1 yr 9 mths 

  Project: C:\Users\goldrieve\Downloads\Appraisal.wcfx 
  ARGUS Developer Version: 7.50.001  Date: 15/01/2018  
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Launceston Town Framework: Transport Strategy 2030

Enhancements to Pennygillam 
roundabout to reduce 
congestion and improve 
access for pedestrians and 
cyclists

New Southern Loop Road route through 
developments to allow good public 
transport access and walking and 
cycling to key services and amenities in 
local area

Creating an enhanced network of 
walking and cycling links across 
A30 to allow for sustainable travel 

Car park signage directing 

parks to reduce town centre 
congestion

Town centre public realm 
improvements to improve 
the local environment and 
improve public transport 
access.

Tackling climate change 

Supporting economic 
prosperity

Connecting Cornwall objectives

Respecting and 
enhancing the 
environment

Encouraging healthy  
active lifestyles

Supporting equality  
of opportunity

Improved pedestrian river 
crossings at Newport and 
Ridgegrove.

Public Transport Enhancements

The One Public Transport System 
for Cornwall (OPTSC) project will 
deliver a high quality, accessible and 
integrated public transport network 
for Cornwall by December 2018.  Work 
is underway to identify improvements 
to bus services, vehicles, infrastructure, 
information, ticketing and branding 

and non-users, increasing the appeal of 
public transport to drive up patronage 
on bus and rail and make the network 

Walking and Cycling

Enhanced walking and cycling network 
linking the town centre, employment 
areas, residential areas and principal 
leisure destinations, including 
extensions to existing networks, 
dedicated cycle lanes, additional 
crossings points, better signage, 
additional cycle parking and promotion 


