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Application No:  0481/14 District/Borough:Teignbridge District

Application Type: Full Planning Permission Parish: Ashburton
Grid Ref: SX763708 Officer: James Aven
Proposal: New two-storey school within the campus, designed for use by a

maximum of 375 students between the ages of 13 and 19. New drop-
off/pick-up arrangement for use by the new school and expansion of
existing college car park

Location: South Dartmoor Community
College, Balland Lane,
Ashburton

Applicant: Mr H Bellamy
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Recommendation That, subject to the submission of a satisfactory planning obligation in
respect of off-site parking/waiting restrictions, permission be

GRANTED
Condition(s)
1. The development hereby permitted shall be begun before the expiration of
three years from the date of this permission.
2. Unless otherwise agreed in writing by the Local Planning Authority, the

development hereby permitted shall be implemented strictly in accordance
with the recommendations and requirements of the Preliminary Ecological
Appraisal Report dated July 2014.

3. Notwithstanding the details hereby approved, no development shall take
place until an Arboricultural Method Statement detailing how the trees in area
AMS1 are to be protected during and after the development has been
submitted to and approved in writing by the Local Planning Authority.

4. Unless otherwise agreed in writing by the Local Planning Authority, the
development hereby permitted shall be implemented strictly in accordance
with the recommendations and requirements of the Arboricultural Impact
Assessment Report ref. 04237 AIA RevA 15.10.14 and the Tree Protection
Plan ref. 04237 TPP RevA 14.10.2014.

3. 'No develoment shall commence until a Method of Construction Statement
'has been submitted to and approved in writing by the Local Planning
Authority. The Method Statement shall include details of:

(@) parking for vehicles of site personnel, operatives and visitors

[(b) loading and unloading of plant and materials

[(c) storage of plant and materials

[(d) programme of works (including measures for traffic management).
Thereafter, the development hereby approved shall take place strictly in
accordance with the approved method statement, unless otherwise agreed in
writing by the Local Planning Authority.

6. Scheme to be submitted for the prevention of dust and mud and waste
disposal during construction.
7. 'No part of the development hereby approved shall be brought into use until

the alterations to the accesses, parking facilities and bus turning area have
been provided in complete accordance with the drawings hereby approved;
thereafter the accesses, parking facilities and bus turning area shall be
retained for those purposes at all times.

8. No site clearance, site preparation or construction work shall take place on
site between 0800 and 1800 Monday to Friday and 0900 and 1300 on
Saturdays, nor at any time on Sundays, Bank or Public Holidays, save for
emergency works as notified to and agreed beforehand by the Local Planning
Authority in writing. For clarification, this does not restrict internal works
including fixing, fitting and decoration.

9. Prior to the commencement of the development hereby approved, samples of
all proposed surfacing, external facing and roofing materials shall be
submitted to the Local Planning Authority for approval; thereafter unless
otherwise agreed by the Local Planning Authority in writing, only approved
surfacing, external facing and roofing materials shall be used in the
development.



10.  If, during development, contamination not previously identified is found to be
present at the site then no further development (unless otherwise agreed in
writing with the Local Planning Authority) shall be carried out until the
developer has submitted, and obtained written approval from the Local
Planning Authority for an investigation and risk assessment and, where
necessary, a remediation strategy and verification plan detailing how this
unsuspected contamination shall be dealt with.

Following completion of measures identified in the approved remediation
strategy and verification plan and prior to occupation of any part of the
permitted development, a verification report demonstrating completion of the
works set out in the approved remediation strategy and the effectiveness of
the remediation shall be submitted to and approved, in writing, by the local
planning authority

1. The development shall be drained on separate systems for foul and surface
water drainage, with all surface water kept separate from foul sewage.

12. Unless otherwise agreed in writing by the Local Planning Authority, the
development hereby permitted shall be implemented strictly in accordance
with the recommended mitigation measures of the Lighting Impact
Assessment Report ref. 1870 Rev 0.1. No external lighting (other than that
shown on the approved drawings) shall be installed within the application
sites unless otherwise agreed in writing by the Local Planning Authority.

13. The building hereby approved shall be used for education and training
purposes only and for no other purpose (including any other purpose in Class
D1 of the Schedule to the Town and Country Planning (Use Classes) Order
1987), or in any provision equivalent to that Class in any statutory instrument
revoking and re-enacting that Order with or without modification.

Introduction

This is an application for a new school within the campus of South Dartmoor Community
College. South Dartmoor Community College (SDCC) is a large coeducational school, which is
part of South Dartmoor Academy. It is located on Balland Lane to the North East edge of
Ashburton.

The site is positioned to the south-east of the SDCC campus on land currently occupied by
two Portakabin type classrooms and a mixture of grass and irregular concrete slabs.

The application also includes developments to improve transport access to the School and
SDCC as a whole. These comprise of an extension to the on site car-parking facilities and the
development of a new bus drop-off/collection area at the entrance to the SDCC site on the
south-east boundary.

This application is presented to the Development Management Committee in view of the
extent of public interest in this major application and at the discretion of the Director of
Planning.

Planning History

0360/11 Replacement of four temporary classroom units with new science block,
new car park to replace existing spaces, new bus park area and
landscaping of existing parking areas

Full Planning Permission Grant Conditionally 09 September



2011

0081/06 Replacement of existing low level bollard lighting to car park and access
drive with new 4m steel columns and lanterns
Full Planning Permission Grant Conditionally 25 April 2006
0215/04 Temporary siting of two Elliot single classrooms for a period of five years
Full Planning Permission Grant Conditionally 11 May 2004
0216/04 Variation of condition 2 of permission ref 0141/99 to allow siting of two
Elliot double temporary classrooms for a further five years
Full Planning Permission Grant Conditionally 11 May 2004
0583/00 Construction of new car park and access route
Full Planning Permission Grant Conditionally 10 January 2001
Consultations
Teignbridge District Council:  Due to the close proximity of residential dwellings to this

proposal, complaints of noise nuisance may be received
during the construction phase.

Therefore works likely to give rise to significant levels of
noise, which will include vehicle movements on site, should
be carried out during the following hours.

Monday — Friday 0800 — 1800

Saturdays 0900 - 1300

There should be no works likely to give rise to significant
noise levels outside of these times, on Sundays or on Bank
Holidays.

A scheme of works should be submitted for the prevention
of fugitive dust and mud from the proposed development
travelling beyond the boundary of the site.

Waste should be disposed of by alternative means other
than by burning.

In the event that security lighting is provided, it should be of
such intensity and situated in such a manner as to not
cause a nuisance at nearby residential dwelling.

Technical specifications should be provided for any
mechanical generators likely to left running during night
time hours ( Laeq@1m).

County EEC Directorate: Response following further discussions and negotiations

between the applicants and members / officers of the
County Council;

The application as submitted is for an up to 375 space
school facility in addition to the facilities already on the site.
The applicant has advised that it is probable that no more
than 300 spaces would be occupied at any one time and
some of the facilities available will be used by existing
students. Using the existing modal split for the 1600
students currently attending the site as a guide, as many as
68.5% attend using bus or coach — a very high proportion.
This may well be due to the catchment area being wide. If a
similar proportion of modal split is to be considered for the



new school this would result in the order of 200 extra
students arriving by bus / coach. From observations on site
and from the applicant’s own supporting information, there
is some spare capacity on the existing busses and
coaches, but even if there weren’t this increase would
result in an additional 4 or 5 busses / coaches in the
morning and afternoon periods. In addition, the operating
times of the new school are to be between 08.45 and
17.45, minimising the overlap of students arriving and
departing from the existing college.

As the current percentage of car-borne trips is only just
over 10%, there will only be an additional 30 cars
potentially in the morning and afternoon (and the different
hours will minimise overlap here too). The applicant is
proposing significant improvements to the pick-up / set-
down facilities and on-site car parking which will optimise
the space in both the morning and evening peaks by
operating in a slightly different manner for each time frame.
In the mornings the area is used so that the drop-off area is
optimised for cars whereas in the afternoon it is used to
optimise coach pick-up while keeping the improved turn
around area as clear as possible.

Turning now to the issue of waiting restrictions, the raft of
measures that are proposed will improve the situation in the
vicinity of the school. There may, however, be some scope
for increased enforcement of the existing restrictions,
together with a revisiting of the waiting restrictions generally
in the vicinity of the school with a view to revising and
optimising the control of the parking that is taking place at
school drop-off and collection times. The applicant has
offered a contribution of £5,000 towards that measure and
the recommendations are therefore made subject to an
appropriate Agreement to cover the provision of that
contribution.

Recommendation:

Subject to the developer first entering into an appropriate
Agreement to contribute £5,000 towards the investigation,
consideration and if considered appropriate, installation of
revised waiting restrictions generally in the vicinity of the
school, such revisions, if approved, to be installed prior to
the first occupation of the proposed development;

The Head of Planning, Transportation and Environment, on
behalf of Devon County Council, as Local Highway
Authority, recommends that the following conditions shall
be incorporated in any grant of permission:-

1 .No part of the development hereby approved shall be
brought into its intended use until the alterations to the



South West Water:

Environment Agency:

DNP - Ecology & Wildlife
Conservation:

accesses, parking facilities and bus turning area have been
provided and maintained in complete accordance with the
application drawings and thereafter retained for that
purpose at all times.

REASON: To ensure that adequate facilities are available
for the traffic attracted to the site

2 .No development shall start until a Methd of Construction
Statement, to include details of:

(a) parking for vehicles of site personnel, operatives and
visitors

(b) loading and unloading of plant and materials

(c) storage of plant and materials

(d) programme of works (including measures for traffic
management

has been submitted to and approved in writing by the Local
Planning Authority. Only the approved details shall be
implemented during the construction period

REASON: In the interest of highway safety

SWW has identified a public sewer in the vicinity of the
proposed building which will need to be avoided or diverted
and has advised that surface water should be kept
separate from foul drainage and that consideration be
given to the use of a Sustainable Urban Drainage System
(SUDS).

Flood Risk Zone 1 - Standing advice applies

A Preliminary Ecological Appraisal Report has been
submitted with the application. The development site
contains potential habitat to support nesting birds and a
small area of suitable reptile habitat.

The application site is 444 metres outside of the Greater
Horeshoe Bat consulation zone and 56 metres from a
strategic flyway. A lighting impact assessment report has
also been submitted and concludes there would be
negligible effect from increased light levels. It is considered
that the development would have no likely effect on the
integrity of the SAC and therefore is not subject to a formal
assessment through HRA (Habitat Regulations
Assessment). No further bat survey work is required. A
small area of reptile habitat is present and further survey
work is recommended to inform reptile mitigation.
Recommendations are also made with regard to timing of
works, lighting, provision for roosting bats and nesting
birds, planting of wildflower seed and a biodiversity
enhancement management plan. These recommendations
should be a condition of approval.

Recommendation :
Works to proceed in accordance with the recommendations
of the ecological survey report dated July 2014.



DNP - Trees & Landscape:

DCC Strategic Planning
(Education):

No objection, subject to clarification of exactly how many
trees are to be felled and how the rooting areas of the
copper beech trees will be protected in the long term.
Permission should be granted on condition that the
retained trees should be protected in accordance with the
recommendations set out in the Arboricultural Impact
Assessment Report ref. 04237 AIA RevA 15.10.14 and the
Tree Protection Plan ref. 04237 TPP RevA 14.10.2014.

Landscape character
Landscape Character Type - Urban

The proposed building lies within the grounds of the
existing school. The new building will have minimal impact
on the local landscape. The site for the extension to the
car park is a rough area of ground and being used by the
school to recreate first world war trenches. The car park
extension will have minimal impact on the local landscape
character.

Conclusion

The proposed development will require the removal of
numerous trees around the site. The trees identified for
removal are poor quality or have minimal amenity value.
The better trees are to be retained and protected during
development. The arboricultural report sets out how the
retained trees will be protected during development. With
the exception of a couple of points that need clarification
the proposals to protect the trees are acceptable.

Update

A revised arbricultural impact assessment report has been
submitted along with revised tree Protection Plans. Trees
TG1 are within an area designated as AMS1, no protective
fencing is shown around this tree group. The report should
set out how trees within AMS1 will be protected during
development. However, the report states that until the
technical design issues are fully detailed by the design
team and the contractor the AMS cannot be completed.
Clearly we cannot grant planning permission without
knowing what is going to happen around the two best trees
on the site.

The information about tree protection can be provided at a
later stage but it must be submitted and agreed before
commencement of works. If we grant consent we should
include a condition requiring the applicants to submit, and
the Authority agree, an appropriate Arboricultural Method
Statement prior to the commencement of works.

Devon County Council (Strategic Planning — Children’s
Services) has no objection.



Historic Buildings Officer:

Teignbridge District Council
(EHO):

Dartmoor For All:

No comment received

Recommends that any planning consent should be subject
to the following planning condition;

Unsuspected contamination

If, during development, contamination not previously
identified is found to be present at the site then no further
development (unless otherwise agreed in writing with the
Local Planning Authority) shall be carried out until the
developer has submitted, and obtained written approval
from the Local Planning Authority for an investigation and
risk assessment and, where necessary, a remediation
strategy and verification plan detailing how this
unsuspected contamination shall be dealt with.

Following completion of measures identified in the
approved remediation strategy and verification plan and
prior to occupation of any part of the permitted
development, a verification report demonstrating
completion of the works set out in the approved
remediation strategy and the effectiveness of the
remediation shall be submitted to and approved, in writing,
by the local planning authority

Reason

No site investigation can completely characterise a site.
This condition is required to ensure that any unexpected
contamination that is uncovered during remediation or
other site works is dealt with appropriately.

Initial concern about width of corridor outside disabled toilet
addressed through amended drawing, however, concerns
persist over width and position of access to first floor lift
being able to accommodate wheelchairs.

Parish/Town Council Comments

Ashburton TC:

Support - The Town Council has re-visited the application
and taken into consideration various information regarding
parking and traffic issues in connection with this
application. Whilst the Town Council is still very concerned
about the problems being experienced in connection with
buses and vehicles at the junction of Eastern Road and
Balland Lane, this is something that it will be taking up with
the Highways Department.

The Town Council, having reviewed and discussed in full all
information available to them, has revised its submission
previously submitted and now wish to support this
application and note that it will be taking up their concerns
as mentioned above with the Highways Department but as
far as the application 0481/14 is concerned it now wishes
to record SUPPORT for the application.



Relevant Development Plan Policies

CORT1 - Sustainable Development Principles

COR11 - Retaining tranquillity

COR12 - Meeting the need for local infrastructure, community facilities and public
services

COR14 - Meeting the infrastructure requirements of new development

COR?2 - Settlement Strategies

CORZ21 - Dealing with development and transport issues in a sustainable way
COR4 - Design and sustainable development principles

CORY - Providing for the conservation of Dartmoor’s varied plant and animal life
and geology

DMD19 - Sustainable Communities

DMD1b - Delivering National Park purposes and protecting Dartmoor National
Park's special qualities

DMD2 - Major Development

DMD3 - Sustaining the quality of places in Dartmoor National Park

DMD4 - Protecting local amenity

DMD?7 - Dartmoor's built environment

Representations
8 letters of objection 34 letters of support 1 other letter

The letters of objection express concern over the potential increase in traffic and parking
problems on Balland Land, Long Park and approach roads, particularly at peak dropping-
off and collection times.

The letters of support acknowledge the diverse, exciting and enriching aims of the
proposed school in providing education opportunities and vocational work experience to
its pupils and note that the development will resolve a number of historical issues in the
area, including traffic and on-street car parking. Many comment of the design of the
proposed building and consider it practical and sympathetic to the locality, improving an
underused area of the campus.

Two of the immediate neighbours adjoining the development site support the application,
one stating that the proposed building will enhance their view as it will be an improvement
on the existing 'temporary' classrooms and will be better sound-proofed whilst the other
acknowledges that their initial concerns regarding overlooking and the proximity of the
access path have been addressed during the design process.

Observations

HISTORY

The first school building was built on the present site in Balland Lane in 1928, as the boarding
house for Ashburton Grammar School. In 1958 it became Ashburton Secondary School and
has since evolved in 2004 to become a trust school and in April 2011 it gained Academy
status.

South Dartmoor Community College has been developed in ad-hoc manner over a period of
some 50 years since the creation of Ashburton Secondary School in 1958.



The site is situated within a residential area of Ashburton outside of the Ashburton
Conservation area. The only original building remaining on the site within the curtilage of the
proposed project is the heavily adapted former boarding house. This building now houses the
administrative offices for South Dartmoor Community College. The new school building is
over 40m from the boarding house and has been designed to be subservient in height.

There is a lengthy history of applications for temporary mobile classrooms at the school, the
most recent granted in 2004 for the two classrooms that currently occupy the application site.
This permission granted a temporary permission for five years, after which the classrooms
should have been removed and the land reinstated.

THE PROPOSED ATRIUM STUDIO SCHOOL

The proposed Studio School will operate independently of the college, but with the support of
its amenities, such as sports facilities, food preparation and library. The new school will be part
of South Dartmoor Academy and has been designed for use by a maximum of 375 students
between the ages of 13 and 19.

The Applicants describe the Studio Schools as a new concept in education, which includes
teaching through enterprise projects and real work. The project is financed through the
Education Funding Agency with strict financial parameters, set nationally and not locally. The
timescales for this project are preset and the School year for Atrium will need to start in
September 2015, irrespective of the completion of the new building.

The Atrium Studio School will provide an opportunity for students to access a focused and
tailor made curriculum, which introduces students to the Built Environment, from designing and
constructing to planning and maintaining. It is envisaged that taking part in work experiences
and studying a balanced curriculum will prepare students for a career in a wide range of areas.

Work placements, alongside a project based learning approach, seeks to ensure that students
develop their experience alongside their studies and develop strong professional relationships
with local employers. This link with industry is a unique feature of Atrium Studio Schools.

SITE OPTIONS

A feasibility study was undertaken to determine the most suitable location for the construction
of Atrium Studio School and a number of alternative sites considered.

The site chosen is positioned to the south-east of the SDCC campus on land currently
occupied by two Portakabin type classrooms and a mixture of grass and irregular concrete
slabs. It sits within the Ashburton development boundary.

The key consideration on this site is its impact on the residential properties to the south but
there are many advantages to its location:-

* Being close to heart of campus allows the new school to share facilities with SDCC, vital to
its operation. These will include sports facilities, food preparation and library facilities.

« It will bring an exciting new development to the core of the campus, defining a central
court/square where the current bus turning area is located.

» The benéefit of a relatively prominent location within the campus, allowing the school
independent access and identity.

» Well connected to drop off point and access.



*The site chosen is relatively level and well connected to the local drainage systems.

However there are also some minor restrictions which have been carefully address within the
design.

» Foremost of this is the proximity the residential boundary along the south-west where design
necessarily seeks to minimise impact on the neighbours.

* There are mature trees to the north and south, providing minor restrictions to what is
essentially a triangular site. These again have been carefully considered within the design and
retained to enhance the character of the site.

DESIGN

The Atrium Studio School is arranged in three blocks around the site perimeter. The principal
teaching spaces are placed in 2-storey blocks to the north and west of the site, with a lower
single storey block of support space positioned along the boundary fence to the south.

The triangular space between these blocks becomes an open plan atrium, accommodating
assembly, dining, study and social space, whilst providing circulation to the building. The
circulation on the first floor is a wide gallery overlooking the space below.

A key benefit of building in the SDCC campus is its role in defining a central square, which will
be freed of it role for bus turning and parking as part of the application.

The key design challenge was to provide the required facilities within a restricted triangular site
without undue impact on the adjacent residential properties. The site is further restricted by
three mature trees which are to be protected.

The building has been designed to gradually reduce in height towards the boundary to avoid
being overbearing on the neighbouring residential properties. To achieve this, a continuous
roof pitches down from the first storey galley to the single storey block. However, the
triangular site results in the boundary eaves line rising from the west to the east, with the
highest point along the boundary at the furthest point from a dwelling.

Windows along the boundary are kept to a minimum and positioned at a high level to
maximise natural light without risk of overlooking.

Where there is currently undefined ground and concealed spaces, the scheme will keep
outdoor activities away from the boundary, assisted by low dense planting along the remaining
exposed edge.

The main entrance to the new school is located at the south east end, near Balland Lane.
This not only gives the school an independent presence from the road, but allows controlled
access independent to SDCC.

The proposed external material palette is to be kept simple;

» A matt grey-brown coloured fibre cement panel is proposed as the primary element. These
flat panels are contrasted by the proposed use of medium grey profiled panels, to develop the
proportion of the facades.

» Between storeys on the north-east and north-west facades, dark bronze spandrel panels are
proposed to give visual continuity.

* Brightly coloured yellow panels introduce the school colours to the entrance recess, reinforce
its presence and the school’s identity.



ACCESS

The application includes developments to improve transport access to the School and SDCC
as a whole. These comprise of an extension to the on-site car-parking facilities and the
development of a new bus drop-off/collection area at the entrance to the SDCC site on the
south-east boundary. The applicants believe that the latter will greatly reduce congestion along
Balland Lane while allowing the introduction of green amenity space at the heart of the
campus. This approach is an improved variation of the scheme granted planning permission in
September 2011 (0360/11).

Improvements to site access form a substantial part of this application;

» The existing car park is being enlarged to increase on site capacity.

» The drop-off / pick-up arrangement is being considerably improved to remove congestion
form Balland Land and minimise vehicular movement across amenity areas at the heart of the
college.

* The new school building itself is in close proximity to the new drop-off / pick-up arrangement.
* Provision has been made for disabled and wheelchair users with level thresholds, a lift to aid
access to the first floor and wide circulation space.

TRANSPORT STATEMENT/TRAVEL PLAN

As part of this planning application, South Dartmoor Academy has undertaken a plan to
improve the general traffic management of SDCC in the Balland Lane area. Included within
the planning application is a full Travel Plan and Transport Statement which provide the
improvements required to ensure suitable traffic and transport management of the entire site
encompassing both SDDC and the proposed Atrium Studio, including new and improved drop
off and pick up arrangements as well as additional parking provision.

Planning permission was granted in September 2011(0360/11) for ‘Replacement of four
temporary classroom units with new science block, new car park to replace existing spaces,
new bus park area and landscaping of existing parking areas’. This was not implemented and
expired in September 2014. The drop-off / pick up scheme in the current application is based
on this permission, but has been improved to support more bus parking and allow drop off
without obstruction to Balland Lane, the turning circle or access to the SDCC. The school
does not propose to develop the related new science block.

HIGHWAY MATTERS

The possibility of increased waiting restrictions in the vicinity of the school, particularly at
school drop-off and collection times, has been considered but as the highway land concerned
is outside the application site, this is to be progressed as a separate matter between Devon
County Council and SDCC. The Authority has recently received a copy of a letter from SDCC
confirming that its Board of Directors has agreed to fund the implementation of parking
restrictions outside the school upon the grant of planning permission for the proposed Atrium
School.

In accordance with the recommendation, should permission be granted, no decision will be
issued until the Authority has received a satisfactory planning obligation in respect of the
proposed off-site parking/waiting restrictions.

Furthermore, in view of the comments from Devon County Council’s Highways Engineer, a



condition has been recommended to ensure that no part of the proposed development shall be
brought into use until the proposed alterations to the accesses, parking facilities and bus
turning area have been completed.

ARBORICULTURE ASSESSMENT

The main campus area contains several large mature beech trees located within existing hard
standing. It also contains several smaller trees with limited external benefit. The car park area
contains numerous trees around the periphery with young planting within the central area. The
car park is well screened by the adjacent trees.

The proposed building is located in an open lawn area with existing classrooms. Several small
and minor trees will need to be felled to accommodate this. The building will be within the
periphery of the theoretical root protection area of a large beech tree, but the tree is currently
surrounded by hard standing and a car park and is believed to have sufficient undisturbed soil
volume to support it.

The proposed modifications to the car park will entail the loss of minor trees within the interior.
These trees are of moderate to low quality with limited public amenity value due to the dense
screening around the area. The loss of these minor trees will have a very low impact on the
locality.

A revised arboriculture impact assessment report has recently been submitted along with
revised tree Protection Plans. Two of the most important trees on the site have no protective
fencing shown on the plans but the report should set out how these trees will be protected
during development. However, the report states that until the technical design issues are fully
detailed by the design team and the contractor the Arboriculture Method Statement cannot be
completed.

It is therefore recommended that should permission is granted, a condition be imposed
requiring the submission and approval of an appropriate Arboriculture Method Statement prior
to the commencement of works.

DRAINAGE

The Applicants have confirmed that the proposal will not interfere with the public sewer
identified by SWW as being close to the development site. The additional car parking
proposed will incorporate a permeable Sustainable Urban Drainage System (SUDS) and it is
proposed that surface water runoff from the proposed school building, paving and facilities is
discharged to the existing public surface water drain in Balland Lane to reduce the risk of
flooding in the area.

LIGHTING

The proposed lighting scheme is believed to comply with all relevant British Standards, the
Institute of Light and Lighting Guidelines and guidance provided by the Society of Light and
Lighting, and will serve to ensure that safety and security of all areas of the development can
be effectively maintained.

Upward light pollution will be limited in accordance with the standards. Light spillage to
adjacent site boundaries will be kept within reasonable limits, defined by the standards, by the
careful selection and positioning of luminaires. By the use of a well-designed lighting strategy



together with careful site planning, it is considered that the lighting will have a negligible/minor
impact.

POLICY

Paragraph 72 of the National Planning Policy Framework (the NPPF) states that the
Government attaches great importance to ensuring that a sufficient choice of school places is
available to meet the needs of existing and new communities. Local planning authorities
should take a proactive, positive and collaborative approach to meeting this requirement, and
to development that will widen choice in education. They should:

- give great weight to the need to create, expand or alter schools; and

- work with schools promoters to identify and resolve key planning issues before applications
are submitted.

Key Development Plan policies include:

Policy COR12 - The Authority will seek to sustain and improve the range and quality of
community services and facilities that are essential to the vitality of Dartmoor’s local
communities.

Policy DMD4 - The design of the proposed development has taken into consideration the
amenity of local residents by reducing its height at the boundary and avoiding any risk of
overlooking. Any concerns over traffic and parking in the vicinity have also been addressed in
the submitted Transport Statement and School Travel Plan.

Policy DMD19 - Supports development intended to improve the range of community facilities
aimed at improving the well-being of the resident population that is well related to the built form
of the settlement.

The Dartmoor National Park Design Guide states that new commercial, industrial and
community developments are welcome, particularly where they are sustainable, increase the
variety of local services and allow existing business to expand and grow. The Authority
welcomes innovative design solutions, and commercial and education sectors have been at
the forefront of sustainable design. The guide states that designing a building of appropriate
scale is probably the most important factor in making sure the development is not alien or
intrusive. It states that there will be a need to demonstrate adequate access to the highway
and on-site parking for all the traffic generated by the development.

SUMMARY

The proposed development will provide a range of education and training opportunities in a
modern, contemporary building, sympathetically located within the existing school campus and
Ashburton.

The improved access, parking and transport facilities proposed will help to overcome some
historic issues associated with the school in this part of the town and will be further improved
with the additional offsite waiting restrictions proposed.

The proposal accords with Government guidance, Development Plan policies and with the
National Park Design Guide. Subject to appropriate conditions, the application is considered
to be acceptable.
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Recommendation That, subject to the completion of a legal agreement in respect of the

following;

- phasing of development

- affordable housing provision

- public open space provision and future management

- off-site highway improvements

- acontribution of £15219 towards transport costs relating to
secondary school education

- a contribution of £91652.50 towards community outdoor recreation
and equipped play space in the parish of South Brent; permission be
GRANTED

Condition(s)

1.

The development hereby permitted shall be begun before the expiration of
three years from the date of this permission.

The proposed estate road, cycleways, footways, footpaths, verges, junctions,
street lighting, drains, retaining walls, service routes, surface water outfall,
road maintenance/vehicle overhand margins, embankments, visibility splays,
accesses, car parking and street furniture shall be constructed and laid out in
accordance with details to be approved by the Local Planning Authority in
writing before their construction begins. For this purpose, plans and sections
indicating as appropriate, the design, layout, levels, gradients, materials and
method of construction shall be submitted to the Local Planning Authority.

No part of the development hereby approved shall be commenced until the
access road has been laid out, kerbed, drained and constructed up to base
course level for the first 20 metres back from its junction with the public
highway; the ironwork has been set to base course level and the visibility
splays required by the permission laid out; a site compound and car park
have been constructed to the written satisfaction of the Local Planning
Authority

The occupation of any dwelling in an agreed phase of the development shall
not take place until the following works have been carried out to the written
satisfaction of the Local Planning Authority;

- the cul-de-sac carriageway including the vehicle turning head within that
phase shall have been laid out, kerbed, drained and constructed up to and
including base course level, the ironwork set to base course level and the
sewers, manholes and service crossings completed

- the cul-de-sac footways and footpaths which provide that dwelling with direct
pedestrian routes to an existing highway maintainable at public expense have
been constructed up to an including base course level

- the cul-de-sac visibility splays have been laid out to their final level

- the street lighting for the spine road and cul-de-sac and footpaths has been
erected and is operational

- the car parking and any other vehicle access facility required for the dwelling
by this permission has/have been completed

- the verge and service margin and vehicle crossing on the road frontage of
the dwelling have been completed with the highway boundary properly defined
- the street nameplates for the cul-de-sac have been provided and erected



3. Notwithstanding the specified roof slate requirement all other proposed
materials and finishes shall be as described in the Materials Schedule as
contained in Appendix C of the Design & Access Statement dated 12 June
2014 unless otherwise agreed in writing with the Local Planning Authority

6. All stonework shall be laid and pointed using traditional techniques and
materials. There shall be no exterior machine cut faces to the stone.
Pointing shall be deeply raked. A sample panel of the proposed stonework
shall be prepared for inspection by the Local Planning Authority and shall be
approved in writing before any substantial areas of stonework are completed.

7. Prior to the installation of any window units or exterior doors full details of
these units, including suitable cross sections, shall be submitted to the Local
Planning Authority for approval in writing.

8. Full details of the proposed glass balustrade shall be submitted to the Local
Planning Authority for approval in writing prior to their installation.
9. The landscaping and planting shall be carried out in accordance with the

Landscape & Ecological Management Plan received 12 September 2014
within twelve months of the commencement of the development, or such
longer period as the Local Planning Authority shall specify in writing. The
landscaping and planting shall be maintained for a period of five years from
the date of the commencement of the development, such maintenance shall
include the replacement of any trees or shrubs that die or are removed.

10. No works shall take place in connection with this permission until a detailed
construction method statement has been submitted to the Local Planning
Authority for approval in writing. This shall include the method for tree and
hedgerow protection, the location and type of any welfare and storage cabins,
areas for material storage, hours of working and the route for all construction
traffic. The works shall be carried out in accordance with the agreed method
statement.

Introduction

The site lies on the north eastern approach to South Brent adjacent to existing residential
development at Fairfield on the eastern side of the main access road into the village. Itis a
1.72 hectare site currently laid to rough pasture bounded by neighbouring development, the
main road and Palstone Lane to the north.

The application is for the erection of forty dwellings on part of the site allocated in the
Development Management and Delivery Plan Document as SBR1. An element of the
proposed housing will be aimed at meeting identified needs for affordable housing. The
application includes new highway infrastructure, public open space and acknowledges
requests for offsite community benefits.

It is a major application with significant impact which has generated local interest. For this
reason and to examine the policy implications of a decision the application is presented to the
Development Management committee.

Planning History

0760/03 22 two-storey dwellings and associated infrastructure/external works
Approval of Details Approve Conditionally 04 March 2004
0921/02 22 two-storey dwellings, for rent and associated infrastructure and

external works



Outline Planning Permission ~ Grant Outline 17 September

Consultations

South Hams District Council
(Housing):

County EEC Directorate:

Conditionally 2003

Increasing the supply of affordable homes is a key priority
of South Hams District Councils' Housing Strategy because
of high levels of housing need in the district. The Council's
waiting list, Devon Home Choice, has 917 households
currently registered in the South Hams.

In this location there is a notable house price income gap,
which is evidenced in the parish housing needs survey,
income data studies and land registry sale price figures.
There is a shortage of available private rented housing and
the result is that low earning households and young people
are priced out of the community.

The average house price in the village of South Brent is in
the region of £220000 this means many local people on
average salaries are priced out of the housing market.

As identified in the applicant’s Transport Statement (TS)
(amongst other places) the site forms part of the allocated
site SBR1 in the Dartmoor Development Management and
Delivery Development Plan Document. As a result, the site
has been the subject of an extensive public consultation
process and the proposals submitted have taken on board
the highways related issues that have arisen.

The contents of the TS are broadly accepted and agreed
and the summary and conclusions are also accepted and
agreed, together with the proposals being submitted to
provide a new shared cycleway / footway on the south-east
of B3372 Exeter Road, within the existing highway width,
together with an uncontrolled pedestrian crossing point on
the narrowed Exeter Road.

In addition, the internal layout complies with the guidance
contained in Manual for Streets with the incorporation of
shared surface zones where appropriate within the
development.

Suitable conditions are therefore recommended to be
imposed on any permission granted as follows;

- The developer first entering an appropriate Agreement to
provide at their own expense, before any the occupation of
any of the properties, a new shared cycleway / footway and
pedestrian crossing point on B3372 Exeter Road together
with all necessary signage and alterations to drainage,
street lighting etc.



Together with;

(i) The proposed estate road, cycleways, footways,
footpaths, verges, junctions, street lighting, sewers, drains,
retaining walls, service routes, surface water outfall, road
maintenance/vehicle overhang margins, embankments,
visibility splays, accesses, car parking and street furniture
shall be constructed and laid out in accordance with details
to be approved before their construction begins.

(i) The development be carried out in accordance with a
phasing programme

(iii) No part of the development be commenced until:

- The access road has been laid out, kerbed, drained and
constructed up to base course level for the first 20 metres
back from its junction with the public highway

- The ironwork has been set to base course level and the
visibility splays laid out

- A site compound and car park have been constructed

(iv) The occupation of any dwelling shall not take place until
the following works have been carried out;

- The cul-de-sac carriageway including the vehicle turning
head within that phase shall have been laid out, kerbed,
drained and constructed up to and including base course
level, the ironwork set to base course level and the sewers,
manholes and service crossings completed;

- The cul-de-sac footways and footpaths which provide that
dwelling with direct pedestrian routes to an existing
highway maintainable at public expense have been
constructed up to and including base course level;

- The cul-de-sac visibility splays have been laid out to their
final level;

- The street lighting for the spine road and cul-de-sac and
footpaths has been erected and is operational;

- The car parking and any other vehicular access facility
required for the dwelling by this permission has/have been
completed;

- The verge and service margin and vehicle crossing on the
road frontage of the dwelling have been completed with the
highway boundary properly defined;

- The street nameplates for the cul-de-sac have been
provided and erected.

l

(v) Once constructed the carriageway, vehicle turning head,
footways and footpaths shall be maintained free of
obstruction to the free movement of vehicular traffic and
pedestrians and the street lighting and nameplates
maintained!(]

(vi) No development shall start until a Method of



South West Water:
Environment Agency:
DNP - Trees & Landscape:

DNP - Ecology & Wildlife
Conservation:

Construction Statement, to include details of:

- parking for vehicles of site personnel, operatives and
visitors

- loading and unloading of plant and materials

- storage of plant and materials

- programme of works (including measures for traffic
management)

(vii) The operator shall make all reasonable efforts to keep
the public highway clean and prevent the creation of a
dangerous surface on the public highway.

No objections
Zone 1 - standing advice applies

An arboricultural impact assessment or tree protection is
required.

Several trees will need to be removed although there are
no plans identifying which ones.

The paths on the western boundary are in close proximity
to the trees. These should be re-sited.

There is also a concern about the proximity of dwellings 21,
22 and 23 to the southern boundary. This is a poor
relationship and may lead to shading issues. Can this be re-
designed?

Property 20 is close to the hedge, although only the upper
floor will be occupied. There may be a management issue
with the hedge in the future.

The parking bays to the east of the drive entrance is
important. Could they be removed further from the retained
trees?

The development site comprises 1.7 ha of sheep grazed
semi-improved neutral grassland field bounded by
hedgerows. The former railway line runs along the
northern boundary and comprises semi-improved neutral
grassland and broadleaved woodland. There are no
designated sites within the application area.

Ecological survey work found a low population of slow
worm associated with the disused railway line and low to
moderate bat activity recording 7 species of bats
dominated by common pipistrelle with low numbers of
greater horseshoe bat, lesser horseshoe bat, long-eared
bat and noctule. No evidence of dormouse or badger setts
was found.

An Ecological Impact Assessment (EclA) has been carried
out based on survey work and a detailed mitigation and



DCC (Children & Young
People's Services):

enhancement strategy. Mitigation measures include
habitat creation, a lighting plan to reduce impacts to bats,
measures to avoid impacts on reptiles and nesting birds
and a Landscape and Ecological Management Plan
(LEMP). Enhancement measures include the integration of
30 bird and 10 bat boxes into the fabric of the new
buildings.

Overall the EclA considers the development would have no
significant adverse impacts to habitats and protected
species and with the implementation of recommended
mitigation and enhancement measures the development
would provide for a net biodiversity gain.

The primary school within 1.5 miles of this site has capacity
for the likely number of pupils this development will
generate. No contributions in this respect are requested.

The secondary school within the area is the King Edward VI
college at Totnes. This has capacity for secondary aged
pupils however, a sum of £15219 is requested from the
developers as a contribution towards school transport for
these pupils.

Parish/Town Council Comments

South Brent PC:

While the Parish Council does not oppose development of
this site in principle, it objects to this application for the
following reasons:

-The development does not provide 50% affordable
housing. This is DNPA policy as set out in the Development
Management and Delivery Development Plan (DNPA 2013).
-[The developers’ appraisal of sustainability is very
disappointing; the Council notes that it is predicted that the
proposed homes would (only just) achieve level 4 of the
Code for Sustainable Homes (DCLG 2010) and believes
homes should be constructed to a minimum of Code 5 to
offset houses not being orientated to gain maximum solar
energy benefit.

-[This development in design terms ignores the site
adjacent to Fairfield and makes no provision for vehicular
access to that development. Since the planning allocation
for SBR1 (in the Development Management and Delivery
Development Plan) is only part met by this application, the
Parish Council has a concern for public safety of residents
within Fairfield who will be forced to accept construction
and development traffic through their site when the
remainder of the allocation is developed.

-[There is a strong concern that the pedestrian access to
open space within Fairfield will remove the exclusive
amenity enjoyed by the residents. We also understand that
this is private amenity.

-[The application does not provide an appropriate
management plan for the effects of construction traffic.



-We believe a full transport strategy should be provided
which precludes construction traffic from going through the
village.

-The public consultation responses to Cavanna's proposals
for what is now known as Lower Green built on the
impression conveyed at the original joint presentation by
both groups of developers (Cavanna and Trand), that both
sites would be developed at the same time. As a result
many of the comments offered within the consultation
document are based on misinformation.

In the event that DNPA were minded to approve;

-The Parish Council should be instrumental in formulating
the S106 agreement (developer's contributions under
Section 106 of the Town and Country Planning Act 1990)
and consulted regarding the open space, sport and
recreation provisions,

-It is essential that raised table crossing points are provided
in Exeter Road,

-A statement would be needed to show how the level of
affordable housing in the allocated SBR1 area can be
reconciled with the needs identified in the latest Housing
Need Survey (CCD 2014).

In response to submitted revised plans the PC has added
that without at least one raised table top crossing point the
application should be refused.

Relevant Development Plan Policies

COR1 - Sustainable Development Principles

COR15 - Providing for limited new housing to meet local needs

COR2 - Settlement Strategies

COR21 - Dealing with development and transport issues in a sustainable way
COR4 - Design and sustainable development principles

CORY?7 - Providing for the conservation of Dartmoor’s varied plant and animal life
and geology

DMD14 - Biodiversity and geological conservation

DMD1a - Presumption in favour of sustainable development

DMD1b - Delivering National Park purposes and protecting Dartmoor National
Park's special qualities

DMD2 - Major Development

DMD21 - Residential development in Local Centres

DMD38 - Access onto the highway

DMDA40 - Parking provision - Residential

DMDSBR1 - Housing land adjacent Fairfield

Representations
13 letters of objection 1 letter of support 2 other letters



The representations received in connection with this application acknowledge that the
site, as a whole, has been allocated through the recent local planning policy review.
While there is support for the principle of development from many of the respondents,
there is general dissatisfaction with the way the application has been presented. Many
engaged with the public consultation exercise that followed the allocation of the site and
which preceded this application but are concerned that the application only covers part of
the allocated site. There is disappointment expressed that an application for the
remaining land has not been presented in tandem to allow the community to examine the
benefits as a whole.

While accepting the principle of development, there is particular concern raised in respect
of the proportion of affordable housing, specifically that this does not meet the policy
requirement of at least 50% and that the proposed mix does not address identified
shortfalls in this type of accommodation. They suggest that this is a principle which
should not be compromised given that this is a greenfield development on the edge of the
village.

It is also expressed that the sustainable credentials of the development do not reach
expected standards. To aim for a Code for Sustainable Homes level 4 is considered too
low. The Authority should require adherence to Code 6; an aspiration for 'zero carbon'
dwellings. There should also be a requirement for self-build properties using a
community land trust model to develop and manage properties for the good of the
community. This would ensure that the development has the least impact on other
services such as education, transport and healthcare provision.

Many express that the application details do not meet the expectation of the development
brief and in particular, that the details do not reflect community aspirations.

Access to the site and the neighbouring development site are of concern. There is a fear
that the proposed road layout will compromise the development of the second part of the
site and that it infers that construction traffic and access to the second phase will be
through the existing development at Fairfield leading to direct conflict and safety issues.
A pedestrian connection to the existing play park is also seen as problematic.

The responses from the local amenity groups 'Sustainable South Brent' and the 'South
Brent Community Action Group' reiterate many of the above points.

Observations

DEVELOPMENT BRIEF/POLICY IMPLICATIONS

At the heart of the National Planning Policy Framework (NPPF), there is a presumption in
favour of sustainable development, which should be seen as a golden thread running through
both plan-making and decision-making. The framework also identifies twelve core planning
principles that underpin the plan making and decision taking functions. They confirm that
planning, amongst other things, should:

- Be genuinely plan-led and based on joint working and co-operation;

- Secure high quality design and a good standard of amenity for all existing and future
occupants of land and buildings; and

- Take account of the different roles and characters of different areas recognising the intrinsic
character and beauty of the countryside and supporting thriving rural communities within it.



South Brent, one of the eight designated Local Centres within the National Park is recognised
as a location where limited growth can be accommodated to not only sustain the community
but in recognition of its role in serving the wider community in the South Hams both within and
outside the National Park. The allocation of sites for residential development formed part of
the discussion during the compilation of the latest Local Plan, acknowledging that to maintain
a healthy balance an element of market housing would form the catalyst for bringing forward
much needed affordable housing to satisfy identified local need.

The application site, together with land to the rear of Fairfield, is allocated for housing in the
Development Management and Delivery Development Plan Document (DMD), which was
adopted by the Authority in July 2013.

Policy SBR1 states that;

‘An area of land 2.4 ha in extent adjacent to Fairfield, South Brent is allocated for housing not
less than 50% of which should be affordable housing to meet identified local needs.’

A Development Brief has been prepared in respect of the site allocation. It was produced by
the applicant together with Trand Living UK (who have an option on the land immediately to
the rear of Fairfield). Following an extensive consultation exercise the brief was adopted by the
Authority in February 2014. A copy of the brief is appended to the report for information. It
provides a comprehensive analysis of the site as well as a framework for bringing forward
residential development in a coherent, clear and integrated manner. The proposals were
drawn up with input from the Parish Council, the local community and stakeholders through a
series of consultation events and workshops. It sets out the broad principles which this
application seeks to address. The Brief provides the guiding principles for the proposed
development of the application site. It sets the context in terms of housing mix, design,
sustainability, landscape and access.

In terms of Local Plan policies policy DMD3 states development proposals should help to
sustain good quality places by responding to and reinforcing locally distinctive patterns of
development and creating places that are accessible and easy to move around on foot and by
cycle.

Residential amenity is considered in Policy DMDA4. It states that proposals should not have an
overbearing and dominant impact; have an adverse effect on well-being or detract from the
special qualities of the area. New development should also conserve and enhance the
character and special qualities of the Dartmoor landscape; ensuring that location, site layout,
scale and design conserves what is special or locally distinctive about landscape character
(Policy DMD5).

Design is addressed specifically in Policy DMD7. This policy advises that new development
should, amongst other things - conserve and enhance the character of the local built
environment that contribute to visual, historical or architectural character; reinforce the
distinctive qualities of places through use, scale, height, alignment, detailing and materials.
Furthermore, planning permission for development which includes a new access onto a public
highway will only be granted where it can be provided in a way which does not detract from the
character and appearance of the locality, with particular attention being given to the need to
retain hedgebanks, hedges, walls and roadside trees (Policy DMD38).



The proposal also complies with the off street parking provision guidelines for new
development as set out in Policy DMDA40, that is, for detached and semi-detached dwellings -
a minimum of two spaces per dwelling - and for flats - a minimum of one and half spaces per
dwelling or unit.

THE SITE CHARACTERISTICS

This part of the allocated development site covers approximately 1.72 hectares (4.25 acres)
forming the eastern parcel of the allocated site. The site comprises 1.38 Ha of arable land and
0.34 Ha of former railway land and is situated approximately 0.3 miles (0.5 km) to the south
east of the village centre. Located on the edge of the village, the triangular parcel of land is
largely surrounded by fields, with an area of existing development at Fairfields adjacent to the
West. There are existing access points from Exeter Road to the north and Palstone Lane to
the East. The site is around 10 minutes walk from the amenities in the village, such as shops,
school and medical centre and Palstone Park Recreation lies directly opposite across Exeter
Road.

The site slopes down to the north east at around 1:12. This affords excellent views to the
surrounding countryside. There is a well-established copse in the area adjacent to Exeter
Road. This currently forms the natural gateway to the village, while the settlement edge is
continued to the north with the frontage of Heather Park. The southwest and southeast
boundaries are defined by well-established Devon hedge banks, providing strong physical
edges as well as natural habitat. There are also a number of trees along these boundaries
offering natural amenity to the site. The north-eastern boundary comprises an area of former
railway land, featuring a cutting, an embankment and the stone pier remains of the old bridge
over Palstone Lane, but is largely open to the north east. The site is highly visible on approach
from the east along Exeter Road, and is framed by the Copse to the north and the dense
woodland on the former railway to the south. The embankment forms a strong landscape
feature and an edge to the site. There are a number of existing agricultural access points.

THE APPLICATION
The application proposes 40 dwellings comprising:

- 41No. one bed properties;

- 7/No. two bed properties;

-[16 No. three bed properties; and
- 13 No. four bed properties.

Of the 40 units proposed, 14 are to be affordable units providing for local housing needs. They
will be comprised of 4 shared ownership units and 10 affordable rented units. This will include
4 one bed units, 7 two bed units and 3 three bed units.

The level of affordable housing to be provided on site equates to 35%. This is below the 50%
level of provision prescribed by policy SBR 1, but recognises the wider local community’s
aspirations in terms of building sustainability and highway improvements. The provision of
these elements has viability implications, which has affected the level of affordable homes to
be built on site.

The proposed residential units will be built across a range of sizes and styles. The affordable
housing will be dispersed through the site and is intended to be indistinguishable from the
private market housing in terms of their design, character and architectural treatment. The site



will be ‘tenure blind’.

A new vehicular access point is to be provided onto Exeter Road. This will serve the whole of
the application site which forms the north western part of the larger allocated site. It will not
serve the remainder of the allocated land which is intended to be served from the highway
within the exiting Fairfields development.

The majority of the proposed units will be aligned and orientated so that they face onto the
internal roads within the site. Those on the north western boundary are orientated to have an
outward looking aspect across the public open space and wider countryside. This is the most
public aspect of the development. The internal roads will be based around a shared surface
and the creation of a cul-de-sac arrangement.

All dwellings will have off-road car parking provision in the form of garages, carports,
driveways or off-street car parking bays. Visitor spaces are also provided where appropriate.

The original intention to form a pedestrian link to the land to the rear of Fairfield has, following
the public consultation, now been discarded as this proved to be unpopular.

It is important to note that there will be no vehicular link between the two parts of the allocated
site. This approach reflects the response received during the consultation process for the
Development Brief where the clear preference from the local community was that both parcels
should be accessed separately. This was in order to avoid any vehicular link becoming a ‘rat

run-.

The community aspiration for improved pedestrian linkages on Exeter Road is met by the
provision of a new, designated footpath/cycleway along the southern side of Exeter Road from
the village boundary to the corner of Higher Green. Revised footway layouts and defined
crossing points are included in the proposed offsite highway improvements.

The existing boundary hedgerows and trees along the western and southern boundaries will
be retained. The copse near to the proposed entrance to the site will initially be thinned out to
improve habitat management, but the maijority of trees are to be retained and managed.

On the north eastern boundary lies the remains of the former railway embankment and cutting.
This part of the site will be cleared of existing scrub and will incorporate new landscape
treatment and planting of native species. The development of this green space will act as a
wildlife corridor for bats, birds and small mammals, as well as providing potential foraging,
nesting and over wintering sites for a range of wildlife. The former railway embankment will
also create an attractive recreational feature allowing for greater linkages to Palstone Lane
and the wider countryside from the village.

Existing landscape features will be supplemented by tree planting and new landscaping within
the residential development, particularly within the curtilage of properties and along the road
frontage.

DESIGN

To ensure that the proposed development reflects the identity of South Brent, direct reference
has been made to the vernacular style and architectural character of the village. The scale and
massing of the dwellings respects the context, minimising the impact on their rural
surroundings. The choice of materials reflects those seen throughout the village —



predominantly painted render, natural stone and tile hanging. In response to the desire to see
a more contemporary approach to the rural vernacular, some dwellings feature horizontal
weather boarding alongside the stone and render. These will create clusters of a more
contemporary rural aesthetic. Slate roof finishes will be used throughout. Architectural details
and features found throughout the village have been incorporated into the design, such as
clipped eaves and chimneys. The proposals also feature porches in response to community
feedback relating to the weather conditions in South Brent. Window proportions, positions and
fenestration details have also been thoughtfully considered. A timber window unit has also
now been negotiated in preference to the stated UPVC.

ECOLOGY

Ecological surveys of the site, including Extended Phase 1 Habitat survey and protected
species surveys have been undertaken. The key wildlife habitats identified were the boundary
hedgerows and the old railway line. The bat survey recorded moderate levels of bat activity,
predominantly from common pipistrelle although at least seven species were recorded. A ‘low’
population of slow-worm was noted. An appropriate design response and reasonable
mitigation will be required in order to protect the ecology of the site. This approach is
contained in the Landscape & Ecological Management Plan which now forms part of the
application background papers.

AFFORDABLE HOUSING

A housing needs assessment carried out in 2009 identified a demand for 28 affordable homes
within South Brent forming the basis for the allocation of the overall site.

Revisions to the assessment were undertaken as part of the preliminaries to this application.
A draft report was published in March 2014. It states that 1,250 surveys were delivered within
South Brent Parish and 470 surveys were returned (a response rate of 37.6%). The report
concluded that there is a need to provide for 53 affordable homes for local people in housing
need within South Bent over the next 5 years.

Policy SBR1 requires that not less than 50% of the housing should be affordable housing in
order to meet identified local needs. Accordingly, there is a deficit between these two figures.
However, it is acknowledged that a scheme that provides for an affordable housing element of
50% is likely to be commercially unviable if the higher levels of sustainability are to be met
together with off-site improvements.

In such circumstances, Core Strategy Policy COR15, and to a lesser extent the supporting text
to Policy DMD21, state that, in exceptional circumstances, the proportion of affordable housing
required may be varied where this is necessary to enable development of significant
environmental or community benefit to proceed.

The community’s response to the Development Brief clearly indicated the desire to achieve
higher than standard levels of sustainability and to provide for off-site improvements. These
elements have been carried through to this application proposal. Therefore, a significant
environmental or community benefit is being met, which justifies the proportion of affordable
housing to be varied as set out in the terms of Policy COR15.

It is on this basis that the provision of 35% allowance for local needs housing has been
presented by the applicant. The Authority has commissioned an independent assessment of
the viability issues to assess whether this stance is correct. This has indicated that there may



be scope for negotiating a small increase in the number of affordable units. This is currently
under discussion and any further comments in this respect will be presented at the meeting.

In terms of the mix and tenure of the affordable homes, the Local Housing Needs Report for
South Brent gives an indication of the type and tenure of the additional homes needed. It
suggests that of the 53 required dwellings, a significant proportion - 34 dwellings — should be 1
or 2 bedroom properties for single people/couples, with 10 dwellings providing 2 bedrooms for
families, and the remaining 6 divided between the 3-5 bedroom family dwellings. Therefore,
the survey states that there is an overwhelming need for one and two bed properties.

The Site Layout Plan demonstrates that the proposal acknowledges the evidence produced by
the Local Housing Needs Report. In detail, the proposed mix on site equates to 14 dwellings or
35% of the total number of units, comprising 4 No. 1 bed flats, 1 No. 2 bed coach house, 6 No.
2 bed houses and 3 No. 3 bed houses. The proposed tenure will be 4 No. shared ownership
and 10 No. affordable rented. This proposed provision will meet 80% of the total required
shared ownership homes (4 out of 5) and 22% of the required social rented homes (10 out of
45). It is considered that this mix and tenure split is appropriate given the evidence of the local
needs assessment.

These units will be provided in a mixture of affordable rented and shared ownership tenures. It
is recognised that - within the local community - there is a perception that the requirement is
for larger dwelling types to be allocated for the affordable housing element and that shared
ownership has not proven to be successful in the village. However, the proposed mix and
tenure of the affordable units is based on the objective evidence set out in the Local Housing
Needs Report and has the support of the District Housing Officer.

HIGHWAY ISSUES

Vehicular access is achieved from the northern boundary of the site on Exeter Road in the
form of a new priority junction. The internal layout has been developed taking into account the
topography of the site to ensure the highway does no overly dominate the scheme. The
highway from Exeter Road runs in a broadly south western direction into the site as a standard
road surface with footway provision. It then links with two paved shared surface roads broadly
in the centre of the site. One of the shared surface roads is a directional continuation of the
main access road into the southern corner of the site. The second shared surface road runs to
the eastern tip of the site where 4 properties are served from a private drive.

Parking is provided as 81 spaces to serve the 40 dwellings. These spaces comprise garaging,
on-plot spaces, dedicated spaces on highway and marked visitor spaces on highway.

The development proposals include new footway and cycleway infrastructure along the
southern side of Exeter Road. This is in the form of an off-road combined footway/cycleway
stretching from the application site access westwards to Higher Green and eastwards beyond
the access to the Palstone Park Recreation Ground. The introduction of the new off-road
footway/cycleway will replace the existing on-road cycle lane enabling the reduction of the
vehicular carriageway width of Exeter Road to 6m. This will lessen the dominance of Exeter
Road along this length, whilst maintaining its function. Due to this drivers will be more aware of
pedestrian and cycle activity. There are also two dropped kerb crossing points provided with
one to serve the desire line from the application site across Exeter Road to the eastbound bus
stop and the village centre via Pool Park. The other crossing point serves the desire line to the
Palstone Park Recreation Ground and South Brent Footpath No1. The reduction of road width
along Exeter Road will also aid pedestrians crossing. The new cycle lane will tie into the



existing on-road route at Higher Green. This on-road route continues west along Exeter Road
to link into National Cycle Network Route 2. The narrowing of Exeter Road to provide the new
pedestrian and cycle infrastructure enables the creation of an improved gateway into the
village approaching from the east. The new gateway includes the relocation of the South Brent
village sign and tapered road markings raising awareness of the carriageway narrowing. The
new footway/cycleway will also lessen the dominance of Exeter Road further enhancing the
start of the village raising driver awareness to the presence of pedestrian, cycle and vehicle
movement.

It should be noted that these highway improvements have been negotiated with the Highway
Officer. The Parish Council desire to see raised crossing points is at odds with best practise
and is not considered to be appropriate given the amount of traffic movements. It is not
necessary to meet highway safety requirements and therefore not something which the
Authority can request from the developer in relation to this development. However, a solution
which would see the application of a contrasting coloured surface (light grey) at the crossing
points is currently being considered. The developer has indicated that they are happy to meet
the cost of this if required.

DRAINAGE

Foul drainage for the development will be connected to the public combined water sewer
network within Exeter Road which South West Water (SWW) state has adequate capacity to
serve all 40 proposed dwellings. Due to the lower ground levels located onsite, a gravity foul
connection is not possible. Connection will be made via an adoptable onsite pumping station
that will pump all foul flows within a rising main length of approximately 335m to reach the
intended connection point at the junction of Exeter Road and Pool Park. The pumping station
will be sited within a fenced compound that will include an allowance for tanker access for
maintenance purposes; access will be gained from Palstone Lane. The onsite foul water
network that discharges to the pumping station will be adopted and therefore maintained by
SWW.

A ground investigation report has determined that infiltration techniques will work at the site
and so all proposed surface water runoff is to discharge into the ground, there will be no piped
surface water discharge from the site. The majority of runoff from roof areas will be piped to
the green space above the old railway embankment which will then discharge into the ground
via 2 soakaways constructed from plastic crates. A small area of the site by Palstone Lane will
discharge into a separate crated soakaway due to lower site levels. All surface water runoff
from private parking and driveway areas will discharge directly into the ground beneath via
permeable paving. These infiltration features have been designed to storm events up to and
including the 1 in 100 year storm event with 30% climate change to ensure the infiltration
features are in working order for the duration of the development’s design life. All maintenance
is to be carried out by a private maintenance company. The proposal to discharge all surface
water into soakaways ensures that a betterment in flood risk to downstream properties is made.

The adoptable site access and onsite highway that runs through the site will be served by a
dedicated network comprised of road gullies, manhole and pipe lengths, which will be
maintained by Devon County Council (DCC) once adopted. All surface water runoff from the
adoptable highway will be piped towards the green area between the highway and old railway
embankment that will then discharge into the ground via a single soakaway constructed from
plastic crates. The highway adoptable soakaway will be maintained by DCC and sufficient
access for maintenance purposes has been provided. This proposal will also ensure a
betterment in flood risk downstream will be made.



PLANNING OBLIGATIONS

In addition to the requirement in respect of affordable housing the applicant has agreed to
meet other community aspirations associated with the development.

Within the site a designated public open space is to be laid out along the line of the former
railway embankment. This space will provide a landscaped buffer on the western boundary of
the site and a pedestrian link through the site from Exeter Road to Palstone Lane — a popular
local walk. The future maintenance of this area will be vested in the applicant unless
otherwise agreed.

The public consultation exercise identified a community desire that this development should
provide a financial contribution to the improvement of existing outdoor recreation facilities in
the parish. There was also an expressed desire to seek a contribution towards equipped play
space elsewhere in the parish. A financial contribution totalling £91,652 is to be requested via
the legal agreement. This figure is arrived at using the adopted formula applied by South
Hams District Council. The money would be transferred to the District Council to pursue these
objectives.

Discussion has also taken place regarding traffic calming measures and the desire to see
improved access across the main road which divides development in this locality from the
centre of the village. The initial request for designated crossing points has been considered by
the Highway Officer however, it has been determined that there is no overriding road safety
requirement to insist on this level of provision as a direct relation to the proposed

development. The suggested improvements include revisions to the carriageway width,
pedestrian footpath and cycle path provision to introduce passive traffic calming measures.
These works are intended to be carried out by the applicant with the permission of the
Highway Authority.

A request for a contribution of £15219 towards transporting the projected number of secondary
school children is also included in the obligations.

SUSTAINABILITY

This application is supported by a Sustainability Appraisal. The report shows how the
proposed development could be designed using the principles of the Energy Hierarchy, and
other energy efficiency principles, in order to deliver significant carbon dioxide reductions.

A series of technologies will be applied ranging from ‘fabric first’ improvement to plot
orientation to energy generation. ‘Fabric first’ improvements is based on the principle of
reducing CO2 emissions through the implementation of building techniques such as high
levels of insulation, high performance doors and natural ventilation. This is a long-term
approach and aims to last the building’s lifetime. In addition, each dwelling plot will be able to
maximise passive solar gain. Where possible, plots have been provided with south facing rear
gardens, with the design also avoiding overshadowing of properties.

To ensure that a higher Code for Sustainable Homes Standard (Code level 4) is secured, it is
also proposed to introduce renewable energy sources on site. A number of alternatives were
considered but only the use of photovoltaic solar panels was deemed appropriate. This is due
to the location of the site and the proposed orientation of the dwellings. It also maximised
energy generation when considering the cost and size of the development proposal and



reduces CO2 emissions.

Therefore, the overall strategy through the combination of a ‘fabric first’ approach and
sustainable design will ensure the proposed development achieves a significant 25% reduction
in CO2 against the developments baseline case and complies with Building Regulations and
will be in line with the Code for Sustainable Homes.

SITE INSPECTION

Members were invited to inspect the application site in late September in the company of the
applicant and representatives from the Parish Council. This was essentially a fact finding visit
to assess the various elements of the proposal and to see the topography of the existing site
and its surroundings.

The Members present were escorted onto the site and given a detailed presentation by the
Case Officer covering all aspects of the development proposal. The panel took the opportunity
to view the site internally while looking in detail at the current and proposed access
arrangements. The proposed layout was discussed in some depth and respective housing
positions and styles given careful consideration. Of particular interest to Members was the
relationship with existing development on both the eastern and western boundaries of the site.
Proposed highway improvements were also viewed on the aspect with Exeter Road. In view of
concerns expressed by neighbouring residents Members also took the opportunity to review
the access arrangements into the second part of the allocated site, where vehicle access
through the existing Fairfield estate will be proposed.

SUMMARY

This is the first of the substantial applications which are expected for the development of the
land allocated in the Local Plan. This is the culmination of a lengthy process of consultation
with the local community through the compilation of the Local Plan and moving through to the
development brief which underpins the application that is now before the Authority. At all
stages the community have been invited to present their comments and, as a result, the
development proposals have been guided by the community aspiration to not only meet a
sizeable proportion of the demand for affordable housing in this location but also to add value
to the community through the commitments towards play space provision, highway
improvements on the entrance to the village and necessary education infrastructure. It should
be noted that the principle behind the allocation of the site for housing is to provide affordable
housing. The realisation that this will only be achieved in the current climate through allowing
open market housing as a catalyst is fundamental to this approach.

While it is naturally disappointing that the development cannot produce the desired 50% of
affordable units, this has to be offset against the range of other benefits which are being
presented. The community has indicated that these are equally important. Viability issues are
naturally a very dynamic issue. Assessment can only be based on a snapshot in time at
current prices. In this respect the Authority has recognised the need for independent
verification of the figures presented. Officers are comfortable that the revisions sought are a
realistic assessment of the viability and that they produce the best possible number of units at
this time. It is anticipated that this development will start on site soon after permission is
granted if that is the case.

The design quality is high and will seek to lift this side of the settlement which has previously
suffered from some relatively poor quality housing. The mix of styles, sizes and tenure will



heip intagrate this development into the overall character of the village and wiil provide an
attractive entrance to the village.

in this respect the proposed highway improvements will also hopefully be effective in calming
traffic movements and creating the appropriate village entrance point.

CONCLUSION

This application forms only part of the expected deveiopment opportunity on this approach to
the village. The challenge has been to ensure this is a high quality development well
integrated into the existing development pattem and form of the village. Feedback from the
numerous community engagemert events has driven this design process and given a platform
for optimism that this will meet the desires of the community as a whole. There will inevitably
be concern from those that live in close proximity about the effects of what, in total, will be a
substantial development. However, careful management of the construction phases and a
robust legal agreement give the confidence that this can be achisved with the minimum of
disturbance.

A copy of the South Brent Development Brief for this site is appended. A colour
version can be viewed on our web site at:

http://www.dartmoor.gov.uk/planning/pl-forwardplanning/masterplans-

and-development-briefs
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