A Development Brief for Lympstone Nursery Site Part 2
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Aesthetic Value

This Brief provides an opportunity to assess the Nursery Site and context to
define the assthetic valuss of this place. Assthetic Value being defined by EH

(Conservation Principles, 2008, para 5, pg 7 ) as;

“the ways in which people draw sensory and intellectual stimulation from a
place”.

Proposed of assthetic values:

The boundary wall to the north of the Site is ciical in
containing views along church road and is typical of the road
edge, with undeveloped land behind, as throughout the.
vilage:

Upon descending St. Mary’s steps the view to the rural
landscape beyond, framed by a single Oak tree, is highly
valued within the Community and provides wide reaching
views;

From within the site, and from the water meadows to the
south, the view north to the grade I listed St Mary’s is highly
significant, enhancing the setting of this buiding and
contributing to the significance of the church and the.
Conservation Area:;

The terraces of properties that flank the site present a wealth
of architectural detail and design, juxtaposing different tastes
and occupations over the centuries. Many details are pleasant
tothe eye but also present visual hiccups - for example where.
large shop windows are inserted into cottages with otherwise.
small openings. Thess are typical of the usual contradictions
of Lympstons and as such should be celebrated; &

Thers are certain idiosyncrasies with the vilage to be
recognised and understood - One such item being the.
presence of the Lympstone signature siiding window with
‘small pegs set nto the cill (see detal section for ilustration).

Communal Value

This Brief and many discussions with local residents affords an opportunity
to assess the Nursery Site and context to define the communal values of
this place. Communal Value being defined by EH (Consenvation Principles,

2008, para 5, pg 7 ) as;

“the meanings of a place for the peaple who relate to i, or for whom it
figures in their collective experience or memory”.

Proposed of communal values:

Golective memory of the agricultural use of the space is strong
and highly valued;

The rural identity of the inland section of the vilage is tied up in
this reference to the rural environment - visible at this location; &
the opportunity that the site presents for communal gathering in
the presence of the church and wider landscape. This is ifferent
in character to other open communal Spaces within the village.

Jubilee Picnic on the West side of the Nurcery site.
Photo by kind permission of Lympstone Parish Council
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Existing Compromises to Heritage Values & Significance

The heitage values of the site were often raised in neighbourhood
consultations and echo the Gonservation Area description, historical
‘descriptions and the Vilage Design Statement

However, it should be noted that the site is not completely idylic. The
evolution of the nursery, at a time when planning permission was not
required, has lead to the following aspects which compromise a number of
the identified heritage values:

«  the ad-hoc amangement of structures which bear No resembiance
1o the history of the site;

« made up ground levels beneath the glass houses which have raised
the structures to have a greater visual impact than a single Storey
structure would otherwise have;

« buiding materials and design ‘alien’ to the satting:

«  views from the south east of the site are partilly obscured (see
image below)

«  the layout of the nursery is a pattem of development not found
eisewher in the vilage; &

«  the southern aspect of the fianking teraces of homes have been
comprised by later alterations and do not hod the same level of
visual and historical significance as the roadside north elevations
(see image right).

These ars ilustrated further in the following photographic illustrations,

The Firs Church  Oak Tree Tunnels and Glasshouses

Compromising the View Example 1
View from south east comer of the site

View showing the extent that the views north are
obscured by the existing Nursery structures.

"The south elevalion of the Terrace to the east of the sitq
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School Hill

Compromising the View Example 2 Compromising the View Example 3
View from south east of site into eastern section of the site View from north west of site to the Mill

Image shows made up ground (dashed white) in order to level the area beneath Descending School Hill and looking south the tunnels obscure
some glass houses. This raises these structures beyond the level of a single the rural view and visual connection with the Mill beyond.

storey dwelling height.

ings - it should be possible to remove the neg
aspects of the existing site’s built form and characteristics,
creating a development which enhances the Conservation
Area and complements the surrounding buildings, their
setting and significance.

This would need to be addressed in line with the wider
reaching design and planning policy guidance, discussed in
subsequent sections of the Brief.
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The aim of this section of the Brief is to provide design guidance within the
context of the previous assessment, and following policy guidance, to
promote a well crafted, site and location specific, modest G21st
development which captures the ssence of Lympstone.

This development must avoid the pitfalls of many of the existing C20th
developments which undermine historic quality and fai to capture the spirit
ofthe Vilage.

PRINCIPLES OF DEVELOPMENT
Allocation and Location of Use within the Site

The development of proposals in terms of the density & Scale of
development should address the Objectives within the Lympstone
Neighbourhood Plan (Objéctive H3 - Density & Scale)

Due to the constraints on the development of this land, and the desire to
allocate half of the Site s a Village Green, any minimum requirement for the
number of dwelings per hectars will not be appropriate to enforce. Using the
land efficiently and within its constraints, will be the key consideration.

On the easter side of the site, the area identified for development, balance
will need to be achieved between making efficient use of the land and
protecting the character of the Gonservation Area and the setting of the
nearly heritage assets.

Housing Density and Mix

Gonsideration for the mix of dwellings on the site shouid be guided by the
Objectives within the Lympstone Neighbourhood Plan (Qbjective H2 - Need)
The Policy Guidance section also Sets out any requirement for affordable
‘housing but the developer should review this guidance o assess if this need
'has been satisfied with other developments.

In addition to the above, public and statutory consultations have reinforced
the particular need in the Vilag for:

«  Single level housing for those downsizing within the village;
« Two and Thres bedroom famiy homes; &
o Affordable family homes.
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7.4

DESIGN GUIDANCE

The Village Green

Emerging poiicy 26 of the Vilages of East Devon Development Plan
Document (see Policy Guidancs for mors information) states th folowing

It is @ community aspiration, identiied through Lympstone’s emerging
Neighbourhood Plan that development of site W119 [The nursery] wil create
a vilage Green opposite the Church”.

Consideration must also be given to the Vilage's needs in terms of the
provision of a Vilage Green. During consutations no desire for additional
facilties on the green were voiced but very careful consideration as to how
any further development of this area is managed should be built into the
development proposals as Subsequent inhabitants may hold a diferent view.

Connectivity and accessibiity of this new Vilage Green needs to be
considered in the design proposals along with parking (see later)
Additionally, the impact of creating a publicly accessible piecs of land along
the boundary with private properties to the westem side of the site, also
neads to be assessed and Security isSues reviewsd.

It i strongly advised that a landscape plan is proposed for this area - 566
later in the report under landscape and ecology.

Church Parking Provision

In addtion to the desire to provide a Village Green the development of the
‘whole site also presents the opportunity to formaiise an existing informal use
for church parking

The site is currently opened by the owners to enable parking for the church -
for larger senvices and events. The church is the largest venus in the Vilage
and can hold 350 peaple.

An existing lay-by to the south of the church provides some parking for 4-5.
cars but this is often used by locals and also obscures the pedestrian route.

Whie it would be desirable to retain the lay-by, St Marys PCG have
‘confirmed that they wouid welcome the provision of 50 car parking Spaces.
within the Nursery site, to more permanently support the church
Gonsideration of the allocation of this parking and tne impact on the
surounding assets is reviewed under figue 6 - access and parking
considerations.
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Highways lssues

‘Consuttation with vilage inhabitants expressed concern over the safety of
Church Road. In particular the following:

this obstructions caused by parked cars;
the speed at which cars travel up and down Church Street past the
Nursery Site; &

o pedestrian footpath along Church Road to the north of the site

In addition, the close proximity of the 5chool (up school Hil to the west of the
‘Churh) resuits in increased pedestrian and vehicular movement at the start
‘and end of the school day.

Gomplementary School Parking

In addressing the lack of parking at the school. Both consuttees and
Highways questioned if there was an opportunity to enable the church
parking ( para 7.4) to also be used by parents as the time when each wouid
be required are complementary. The PCC would support this.

‘Concerns about this approach wers raised as follows:

« Chidren running down School Hil to the car park - not looking at
Church Street - a walking bus may be required o address this; &

e car park then becoming more accessibie and used as a public
‘car park - how would this be controlled and is this desirable?

Gommunity Gonnectivity and Safety - a New Pedestrian Route

Given para 7.5 above consideration should also be given to providing a new,
off road, pedestrian route through the Site which will remove pedestrians
from the walking in the road.

This would significantly improve safety but would also reqire the penetration
of the existing northern boundary wall in order to form a new opening. This
would need to be approved with the Gonservation Officer and may be
opposed as it would also require the formation of a 2m x 2m splay for
padestrians befors fronting the cariageway.

A new penetration to the boundary wall may also provide improved
‘connectivity to the Church and access to parking.
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Image showing roadside parking, 10
pedestrian footpath, existing entrance and
damage 1o the historc road edge due o
vehiciar movements.

Highways Gonsultation

Devon Gounty Gounci acknowledge thess concerns and previous requests
for double yellow fines on Church Road and a reduced Speed lmit in the
area. Pursuing this s likely to be beyond the 5cope of the development of the
site, but any opportunity to improve the existing conditions in order to
mitigate against thess issues, should be investigated within the development.

Within the context of the brist Highways have provided the following
(informai) comments:

+ no objection to the principle of development of the Site as the traffic
movements generated by the operating nursery would be in excess of
those proposed by the development - including allowances made for
the church parking;

+ no objection to the use of the existing entrance and retention of the
exiting site splays;

+ concem over any proposal to relocate the existing vehicular entrance
due to the curve on the road. The existing position is fel to be optimum;

'+ o objection to the formation of a new pedestrian access OpPOSts the
church - subject to appropriate spiays being formed (n.b consenvation
officer may 0ppose this proposal)

+ could cycle parking may aiso be encouraged within the Church Parking
area?

Access, Parking & Pedestrian Considerations
Figure 7 on the following page sets out the consuttation fesdback regarding
highways and parking, within the context of the sie.
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‘ Accass, Parking & Pedestrian Considerations.
*

J Existing Roadside Parking
The two areas shown are reguiarly used for parking. The area adjacent 1o the
hurch is used by the Churoh but also by other carc. These Gause bot a visudl
and physical obsiructon for other road uoerd - abacurng the pavement by the.
Church and pushing pedestrians nto the road

“This s of great concern to many residents and consideration as 1o whether the.
development could alleviate this problem shoud be given.

Existing Nursery Parking

The area shown within the nuroery St s Sxisting designated parking. SinGs the.
nursery has closed this has also been used (along with some grass areas) by the
Ghurch for large events,

Considered Church Parking 1
“The area shown has been considersd for Church Parking. This would be directly
‘acoessible from the church but would also signficantly obscure the view from the
church which is not desirable and is thersfore unikely 1o be supportsd by the
‘Conservation Officer.

— | Gonsidered Ghurch Parking 2

—_— / Trio area may ao be considered for Church Parking. This would be acoessible

— fom the new footpath befind the wall but would retain the important view

between the church and mil.In both options, du 1o occasional uge ‘grass-Grete”

W Existing and Proposed Vehicular Access to Site or comething simiar could be used a6 a surface. Subject to area caloulatons and

The north boundary of the ite i cumentl broken to for the entrance to the Sie with an turing requirements - the decignated area shown may need to extend
‘acoeptable visiity 5play. Dus 10 the Gonstrants of the St f is understood that Highways souttards

‘would support the relocation of that current access. To be discussed with Highways.
School Parking (in church Parking Areas 1 or 2]

Exsting Pedestrian Access Points i houk 50 be noted tha a the strt and end o he sehoolcay 15 area 3o

"W e tuo exstng pececiran acosss points shown prvids acoecs t the church and se. gets heaviy cogged up by parents. T s outsid the scope o 13 proect it
<houid be scknowiedged i any proposas 10 Mprove the rafic and paking n
rearea

Propose Pedsstrian Access Points

WV e’ actonal proposea Pecearan sccecs
ot wou reaurs @ new penscion 1o
e vl o o proteced ot
Songace the o2, benna e wal, fo
pedestrians as part of the development.

New Pedestrian Route.
Line showing a possible pedestrian route through the site. Reconciing this route:
with the entrance to the site and parking proision must be given o consider the.
‘safety and viabiity of this proposal
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Figures 4 and 5 ilustrated key viewing corridors and physical aspects of the
site, figure 6 then Set out the access and parking considerations. AS a result,
all then highight the constraints on the  residential evelopment. By
impication this also then confims areas which may be receptive to
‘development and how this could enhance the site and surrounding context.

This is further explored diagrammaticaly in figure 8 below.

Figs
Opportunities and Constraints

Existing pedestrian acoess 1o church

Possibilty of pedestrian acosss to the new
Vilags Green

o -
-
‘Western Boundary formed by properties under

private ownership - consider landscapingto .
promote security at the boundaries.

Possible pedsstrian route through Vilage Gresn —-—--——
providing new connectiviy to Wotton Brook.

Existing vehicular acoess 10 the site

Siting Gonstraints.

Any new buid on the saster side of the nursery site shouid be located in the
areas of least visual and physical intrusion to the site ines and adjacent
buidings. This has to be balanced against the visual intrusion of the
‘occupiers of existing awelings to the east of the Site. Any Proposals which
have the potential to have an oppressive impact on these properties would
be resisted, not only by the accupiers but by EDDC.

Therfore the siting of the new development must be reviewed with a
detailed assessment of the heights of any new buidings and take advantage
of the falln the land to the south.

The next two pages ilustrate three layout options discussed with the
Principal Planning Officer EDDC, Principal Gonsarvation Officer EDDG and
Engish Heritage - along with their fesdback. These are for consultation
purposes only and shouid be explored further taking into consideration the
feedback obtained and a detailed assessment of the parking provision.

Please also nots that a modern, detached cul-de-5ac style development was
not included as this would not be supported by EDDC or Engiish Heritage.

Existing pedestrian acoess to the site

_ Close proimity of existig terace with Listed

N Buidings contained within
ey —
"Modting a courtard of agrcutural barns

‘Area identified on Figure 4 and 5 as having the.
least impact on the site and surounding buidings,
views and materis.

‘Avea of landscaps potential to soften development
‘and respond to the need for planting sutable for
the area - currently grassland only. This may ako
promots wildife and ecological interests.
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Layout Options

Layouts Options 1 & 2
Reflecting the Linear nature of the Sattiement

‘Shown Ieft are two orientations of possiole linear developments - east-west
‘and north-south. Both have similar advantages and disadvantages:

ADVANTAGES

« Alinear development set in the position of the non-protected section of wal
(2) would refiect the linear nature of the existing Settiement;

« Parking and access coud be as shown on Access and Parking Considera-
tions Plan; &

« Both allow for Church parking on already developed land;

« Both reflect the linsar nature of the existing settiement, but option 2 goes
against that grain being orientated northy south; &

 Both would enable two storey 2-3 bedroom houses, simiar in form and scale
10 those existing on the road eage.

DISADVANTAGES

«The orientation of the welings in option 2 would mean that ancillary areas
‘would be visible from the south - impacting the critical views. This could be
addressed with a high wall, but the sioping land makes this more difficutt to
achieve;

« Development against the road (2), although refiecting the linear development
of the vilage, wouid obscurs the views from the road, 50 reducing the posi-
tive impact of the apen 5pace within the Vilage at this point;

« Physically developing along the road edge (2) would require road closures
‘which may have a financial impact on the project as this is @ main route
through the Vilage;

« Development to the north side of the site (ooth) is in the area of the highest
ground level and s new properties wouid have a strong impact on the
streetscape; &

« In option 2 the access may need to be moved west to allow for the teracs;

« option 2 also obscures any potential pedestrian route.

CONSULTEE COMMENTS

Option 2 was the preferred option which was thought to be the
least harmful to the context and setting. The Principal Planning
Officer did raise concerns over the impact on the adjacent
properties which would need to be assessed through the
development of a concept design.
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Layout Option 3
Reflecting the Agricuitural Heritage of the Site

ADVANTAGES

« the layout wouid provide an introverted ‘courtyard’ development refiect-
ing the earlier barn complex on the adjacent Sits (red dashed line) but
keeping all ancillary spaces concsaled within the complex and away from
e Sensitive views.

« Locating the development further South in the site takes advantage of
the sloping land and lowers the developments height to presenve the
views of adjacent properties and signficantly lessen any impact;

« Creating a ‘lower’ level development that would suit single storey build-
ings and 50 could fuf the need for accessiole properties in the area;

« The development couid b akin to an *Amshouse’ Style of terraced sin-
gl storey dwelings forming a courtyard;

« Parking and accsss would be as shown on Access and Parking plan;

« The layout allows for Ghurch parking on already developed land (west of
entrance)

DISADVANTAGES

« Possible overiooking to and from Dairy Gottage; &
« Presents a different pattern of development which would nesd strong
substantiation.

CONSULTEE COMMENTS

Although acknowledged as a different form of development this
option was recognised by the Principal Planning Officer as re-
‘sponding to the agricultural nature of the land - and previous use
- as opposed to replicating the existing grain of development at
the road edge - which pact on the views.

This may provide an interesting design opportunity for a low im-
pact development but will require detailed substantiation and
further detailed consultation would be required.
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Design
‘Whichever layout is pursued the development of designs for this area should
address the requirements of the Vilage Design Statement and also the

Objectives within the emerging Lympstone Neighbourhood Pian (Objective
H4 - Design)

In principle there are two ways of addressing any new buid developments on
this site;

1. Sensitive Reproduction
It may seem attractive to replicate a terace of cottages and to faithfully copy
details of the surounding buildings. Great care needs to be taken in this
‘approach, avoiding pastiche, but referring to the Specific characters of these
buildings. It has to be considered that their specific, and valued, character
has been obtained by the passage of time, and the actions of a succession
of previous owners adapting the buidings dus 10 a changs in taste or simply
responding to the need of their families and businesses.

2. Contemporary Response
The site also presents the opportunity to create a development which draws
on the existing character whie being G21st in nature. This must be
‘completsly sympatheti to the existing buidings but may use traditional local
techniques and / or materials in a contemporary way.

As time progresses, these oo could be subject to change and svolution.

Both of these approaches may be suitable to layout options 1-3 on the
previous pages, but a contemporary response may be more
‘appropriate for layout 3.

Lympstone Materials.

The principle traditional and predominantly locally sourced materials in the
‘area ars ilustrated hers and as follows;

New Red Sandstone and Red Brecoia
Water Rounded Cobbles of Quartzite;

Cob;

Thateh;

Slate (natural and tunerised)

‘Small Dutch Brick (chimneys):

Locally Made Brick; &

Gement and ime renders with different finishes.
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Form and Gomposition

As mentioned, the form and composition of the new development must draw
on the existing historic aspects of the settlement of Lympstona.

Evident in the images below, all taken along Church Road in close proximity
1o the site, key characteristic aspects are as follows:

juxtaposition of different styles in single teraces;
single properties with different phases of development, various materials
and aesthetics between them;

+  traces of previous uses with inconsistent design detailing (the bay
windows to 5ome properties on Church Lane which were used as Shops,
bakers, grocers);

+  chimneys, gven more prominence often by the change in roofing
‘material from thatch to slate which leaves monumental chimneys;

+ dormers not common in the area but evident in two properties near to
the site;

‘prominent gables to ends of terraces;
‘prominent walls enclosing ground / concsaling extensions.
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“the nursery site and adjacent field are the
lungs of this Village”

Neighbours comments given during face to face consultation highlighting a key CONSTRAINT in the development of a part of this site

the Nursery buildings “are alien features within the historic village
and their removal would be seen as an improvement to the setting
of the listed buildings and character and appearance of the
conservation area. ”

‘Stephen Guy, the Principal Conservation Officer at East Devon District Council in a written response to consultation, highlighting an
'OPPORTUNITY provided by the potential development of part of this site.
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ASSESSMENT OF HERITAGE VALUE

HERITAGE VALUES & SIGNIFICANCE

The Need and Value of Assessment

Itis evident from the site and context analysis within the previous section that
the proposed Lympstone Nursery Site occupies a location within the vilage
that would be sensitive to change. Changs is Possiole to such sites but it
neads to be managed in Such a way as to avoid any negative impact on the
significance of the heritage values of the site itself and the surrounding
buidings and landscape.

To achieve this, a thorough understanding of the heritage values and
significance of the site must be obtained.

During early consuitation with EDDC, the Principal Gonservation Officer and
Engiish Heritage (EH) when preparing this brief, all highighted that this
Process of heritage assessment i critcal in reviewing the appropriateness of
any design proposals in reiation to the development of this site

Context of Assessment

The assessment of the whole Site in terms of its heritage significance is
explored further here within the context of EH's Consenation Principles:
Poiicies and Guidance (2008) and The Satting of Heritage Assets (2012).
e following are specifically explored:

Evidential Valus;
Historical Value;
Assthetic Valus; &
Communal Value.

With specific regard to the communal value of the space neighbourhood
‘consuttations and responses were highly informative.

Assessment of Significance.
The Nursery Site

In assessing the significance of this site full investigation of research
material, it observation and consultation has been completed. This,
combined with the following understanding of the values of the site and
context indicats that its sighificance relate, in the main, 1o three principal
issues which shouid be key considerations in any development proposals:

+ The Historical and Communal Values associated
with the sites historic use and function;

+ The contribution of the site itself to the setting of
the surrounding Heritage Assets; &

- The contribution of the site itself to the
Conservation Area.

Any design proposals must address, not be detrimental to, and
enhance the above.

The following pages identify the heritage values that contribute to the
identification of significance, and illustrate whera these are compromised by
the existing buildings on the nursery site.
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Evidential Value 55

This Brief provides an opportunity to assess the Nursery site and context to
define the evidential valuss of this place. Evidential Valus being defined by
EH (Conservation Principles, 2008, para 5, pg 7) as;

“the potential of a place to yield evidence about past human activity”.
Proposed evidential values:

«  theland is witness to the legacy of the historical agricultural use of
this land in this area, a5 0pposed to the insular and compact
development closer to the estuary;

« the physical manifestation of the social history of the Vilage
through evidence derived in the existing historic material and
architecture of the Village that surrounds the site; &

« an archasological dig completed on the wester side of the site
provided extensive finds which have information the
understanding of the sattiement as a whole - all from a limited
excavation.

Historical Value

This Brief provides an opportunity to assess the Nursery Site and context
to define the historical values of this place. Historical Valus being defined
by EH (Conservation Principles, 2008, para 5, pg 7) as;

“the ways in which past peaple, events and aspects of Ife can be
‘connected through a place to the present it tends to be ilustrative or
associative’;

Proposed historical values:

« The open ground used o serve as pasture for catti, then
taken into barns to the east of the site for miking. AS the bams
are now lost, the open pasturs is the only remaining ilustration
of that previous uss;

e site physically meets the water meadows to the south
‘which run west along Wotton Brook and link to the lower
(fishing) side of the vilage. The st is a key part of that
slongated rural slice of land that is identified within the
Gonsarvation Area and connects these two distinct parts of the
Vilage;

« The wester half of the pasture remains untouched and used
for sheep and horses which is Sympathetic to the Previous use;

«  Theinhabitants of the vilage historically had a close association
‘with the rural landscape. This is the only location within the
Vilage that retains an immediate connection to the rural satting
atthe road edge; &

« The nursery site is also the backarop for the relationship
etween The Firs and the Mil - a reiationship of local historical
interest. The Firs was built as a retirement property of the Mil
owner and is said to be located perpendicular to the road 5o
that the Mill was stillin view during his retirement - not at the
road edge as the surrounding proparties.
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