A Development Brief for Lympstone Nursery Site Part 3
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16.0 PLANNING POLICY & CONTEXT
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This section of the Brief reviews the planning policy context of the site and
takes into account both adopted and emerging planning policy. A summary of
the planning poiicy postion indicates the acceptabiity of the site for
residential development

National Planning Policy Framework (NPPF)

The NPPF (paragraph 14) Sets a presumption in favour of sustainable
development.. For decisions on planning appiications this means:

+ Approving development proposals that accord with the development plan
without elay;

+ Or, where the Development Plan s absent, silent, or relevant policies are
out of date, granting permission unless the adverse impacts of the
development would outweigh the benefits, or specific poicies in the
Framework imply development shouid be restricted.

Local Planning Authorities should therefore approach decisions on planning
applications in a positive way, looking for solutions rather than problems so
that they can approve appiications for sustainable development where
possible

Paragraph 49 specificaly states that planning applications for housing shouid
be considerad in the context of the presumption in favour of Sustainable
development.  Relevant poicies for the supply of housing shoud not be
considered up-to-date if the local planning authority cannot demonstrate a
five-year supply of deliverable housing sites.

POLICY GUIDANCE

In relation to heritage assets paragraph 129 states:

“Local planning authorities should identity and assess the particular
significance of any heritage asset that may be affected by a proposal
(includling by development affecting the setting of a heritage asset)
taking account of the available evidence and any necessary expertise..”

Paragraph 134 confirms that

“Where a development proposal willlead 10 less than substantial harm
to the significance of a designated heritage asset, this harm should be
weighed against the public benefits of the proposal, including securing
its optimum viable use”
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Adopted East Devon Local Plan 2006

The Local Plan was adopted in 2006 and covered the pian period to
2011

The Local Plan is thersfore beyond its intended operative period,
athough many of the poicies are ‘saved' and remain part of the
Development Plan for the site.

The sits is within the Lympstone Gonservation Area, which is shown
on the Context Plan marked by a bius line. The site is also outside but
adjacent to the Lympstone sattiement boundary, Shown as a black
line on the Gontext Plan. The site is also within a Green Wedge,
identified on the Context Plan by green diagonal fines.

A small part of the site is within a flood zone, shown by blue shading
on the Opportunities and Constraints Plan on the following page. it
should be noted that the extant of the flood zone reflects both the
‘emerging Local Plan and online Environment Agency flood maps. The
older Local Plan showed a greater proportion of the site to be at risk
from fiooding.

Policy S5 seeks to protect the countryside and prevent residential
development outside the settiement boundary. The policy does not
therefore support residential development of the subject site.

In adaition, saved policy 56 seeks to pravent development in Green
Wedges.

Policy EN11 is appicable to land within Conservation Areas, and
seeks to ensure that development preserves or enhances the
Conservation Area.

Policy H4 requires 40% affordable housing on sites of 5 or more
dwelings.

Policy S5 (Countryside Protection)

The countryside is defined as all those parts of the plan area outside the Builtup Area
Boundaries for towns and villages shown on the Proposals Map. The ‘countryside’ also
spocifically_oxcludos aroas that may not currontly bo dovolopod but havo boon oxplicily
allocated for a specific use in plan policy. Development in the countryside will only be
pormittod whoro in accordance with a spocific Local Plan policy that explictly pormits such
dovelopment and whero it would not harm the distinctive landscape, amenity and environmental
qualities within which it s located, including:

1. Land form and patterns of settiemer

2. Important natural and manmade features, which contribute 1o the local landscape
character, including topography, traditional field boundaries, areas of importance for
nature conservation and rural buildings; and

3. The adverse disruption of a view from a public piace which forms part of the distinctive.
‘charactor of the area or othorwiso causos significant visual intrusions.

Policy S6 (Development in Green Wedges)

Within Green Wedgss, as defined on the Proposal Map, development will not be permitted if it
would add to existing sporadic or isolated development or damage the individual identity of a
settiement or could lead to or encourage settiement coalescence.

Policy EN11 (Preservation and Enhancement of Conservation Areas)

Proposals for development (including altorations, extensions and changes of use) or the display.
of advertisements within a Conservation Area as shown on the proposals maps, or outside the.
area, but which would affect its setting or views in or out of the area, will only be permitted
‘where it would preserve or enhance the appearance and character of the area.
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New East Devon Local Plan (2006-2026)

The emerging Local Plan has now been submitted for examination but is not
yet adopted. The emerging poiicies therefore carry limited weight in planning
policy terms.

The emerging document identiies areas for development and housing
‘growth. Strategy 27 Sets out the growth in small towns and larger vilages and
proposes 40 new homes at Lympstone.

Villages of East Devon Development Plan Document

The Vilages of East Devon DPD was put befors Members in December 2013,
prior to public consultation before submission of the document for
Examination. The DPD is therefore a material consideration which carries itte
weight at this stage.

Emerging policy 26 proposes the allocation of the Site (referred to as Ste
reference W119) for 6 new dwelings. The Opportunities and Constraints Plan
shows the extent of the proposed allocation. The emerging policy aiso
‘confirms that a Development Brief will be required dus o the location in a
Consenvation Area and close to Listed Buildings. It also proposss the
‘amendment of the site boundary to include the eastern half of the Nursery
Site.
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MATERIAL CONSIDERATIONS

5 Year Housing Land Supply
A report to East Devon Pianning Committes of 12th November 2013
confirmed that the Council does not have a 5 year housing land supply.

The supply was calculated to stand at 5.1 years, but therefor falls short
of the 6 year supply required in East Devon (5 years plus 20% buffer in
accordance with the NPPF)

In accordance with paragraph 47 of NPPF, adopted housing poiicies
(including saved policy S5 and the settisment boundaries) are out of date
and any planning application must be determined in accordance with
paragraph 14 of NPPF and the general presumption in favour of
sustainable development.

Lympstone Neighbourhood Plan

Lympstone Parish Goundil prepared a final version of its Neighbourhood
Plan in October 2013 to present to East Devon District Council. Policy
DMP1 seeks to identiy sites for 40 new homes at Lympstone, indluding 6
dwelings on the nursery site.
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SUMMARY

Planning Summary

e adopted Local Pian does not support residential development at the site
dus to its location outside the settiement boundary.

However, the saved Local Plan policies are time-expired and the Council
cannot demonstrate a 5 Year Housing Land Supply.  In this respect, the
NPPF states that a ‘presumption in favour of development’ must prevail and
‘planning appications should be approved uniess the adverse ffects of doing
50 wouid outweigh the bensfits.

The emerging Villages DPD and Lympstone Neighbourhood Plan both sesk
to allocate the site for housing and to redefine the settiement boundary in this
area. This is a material consideration to which some weight can be attached
(athough neither document carries the weight of adopted policy)
Nevertneless they do indicate that housing development at Lympstone is
acceptable and the Site is sustainable. This is important, gven that any
‘planning appication would currently be assessed against paragraph 14 of the
NPPF and the presumption in favour of sustainable development

In summary, the current adopted planning policy context does not Support
residential development at the site. Howaver, the lack of a 5 year housing
‘supply means that any planning appiication should be etermined against the
‘presumption in favour of sustainable development. OF significance importance
s the fact that emerging documents seek to allocate the Site for housing
development and that the development of the Nurseries site is supported by
the local community, given its identiication in the Neighbourhood Plan. This
is a material consideration to which significant weight shouid be attached.

‘Summary of Development Potential

Thers is an opportunity to remove the diiapidated nursery buidings that have
an adverse impact on the Conservation Area and provide a sensitive
development that provides housing and a vilage green together with
landscape and biodiversity improvements.

For these above reasons, the site has excellent potential for resiential
development and is moving through the various Stages of the emerging
Development Plan toward becoming an allocated housing site that will
contributs towards mesting Lympstone's housing needs.
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s106
Gommunity Infrastructure Levy
Affordable Housing

East Devon District Council does not have planning obigations
‘Supplementary Pianning Document (SPD) and necessary financial
contributions will need 10 be agreed with the Gouncil. However they
are likely to require 40% on Site affordable housing as the ste's
indicative capacity is greater than the 5 dwelling threshold identified in
the Local Plan

Contrioutions toward education, leisure, open space, highways
improvements and other community facilties coud also be required.
However these would be off Set against the gift of part of the site as
public open space. The long term use of this part of the Site as open
space would be secured by the granting of planning permission and
associated planning conditions that wouid reqir the land to remain
in this use in-perpetuty.

The Gouncil intends to adopt a Community Infrastructurs (CIL) charge
from May 2014 which would replace all $106 contrioutions (except
affordable housing). In Lympstone, the levy relevant is likely to be set
ate125persqm

Validation Requirements

Afuture planning application will need to be supported by the follow-
ing:

«  Full plans, drawings, slevations including street scene and ‘as
built” images of the dwelings

Heritage Statement

Planning Statement

‘Statement of Community Engagement

Fiood Risk Assessment

Transport Statement

Ecology Survey and biodiversity management pian
‘Sustainabilty/Energy Statement

Site Waste Managament Plan

e pianning appication fee payabie to East Devon at the time of
writing is £385 per dweling.
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Detail

Thers is a stark contrast i quality of the historic buidings in Lympstone and
the modem housing estates. In order to achieve a quality development at
Lympstone great care shouid be made in assessing and analysing the
different details of the surrounding buidings.

Gonsider the following:

chimneys;
‘saves, verge boards, Sofits and rainwater goods;
‘windows & Doors;

‘wallffioor junction and pinths / colour changes
boundary wals / raiings

surface treatments
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9.0

SUSTAINABILITY

Objective H of the Draft Neighbourhood Plan states that “New
development must contriouts to the community objective of a
greener and more sustainable existence”. It requires new buid to
achieve energy efficiency standards squivalent to Level 4 of the.
Gode for Sustainable homes (DCLG 2006).

Intagral to this approach and complementing i, the following should
e considered (this st is not exciusive and measures need to
dovetai in with the constraints of the Gonservation Area - i.6. solar
panels may not bs suitable, but ground source may)

- the longevity of any proposed material used in the
development;

-+ the possble use of recaimed / low embodied energy
materials;

- alternative construction techniques, such as timber frame and
natural insuiations;

- site orientation and design to maximise energy efficiency;

- airtightness;

- avoiding overheating;

-+ the use and implementation of renewables and energy
sources;

- rainwater harvesting; &

- the provision of recycling faciities

HEALTH & WELLBEING

New build also provides the opportunity to enhance the heaith and well-
bsing of the accupants. In refation to responding to the housing need for
single level accessible dwelings, mobily issues, and lifetime home

standards should be encouraged.
The following shouid also be considered:
- internal air quality;

- interal ight levels; &
- provision of privacy.
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LANDSCAPE & ECOLOGY

Ecology sunveys wil be require for the site which will identiy
appropriate mitigation and enhancement measures.

The following should also be considered:

« methods of maintaining and enhancing ecological networks
through the site;

«  the potential to incorporats features to enhance or create
new habitats and landscape features; &

«  the use of using native wilfiower Seed mixes and native
planting.

The habitats through this Site - between the norther boundary and
Brook to the south are distinct in their difference and potential
Exploration of ways to celebrate the difference of particular habitats
should be investigated as a means of contributing to the
enhancement of the Conservation Area. Perhaps reference 1o the
past can assist. In 1791 antiquarian Richard Polwhele is recorded in
Smith (2012, pg 35) as describing the landscape as:

“Directly 0pposite the church are some fine meacows, through which
we have a pleasant rural walk to the hamiet of Sowdon. Passing
under several litle rustic arches we pursue a pah that winos
delightfully through the fields, by the side of wilows, Or amidst clumps
of overshadowing elms.”

ARCHAEOLOGY

In 2003 an archasological dig on the western side of the site by
Charlotte Coles and Barry Russall was completed. The dig gave rise
o over 800 finds, which ranged from the Mesoitnic period
(10,000-6,0008C), the Neolithic Period (6,000-2,6008C) to Saxon/
&arly norman pottery (G11th-12th) and various finds evident of the
‘occupation of a house on that ite from the G17th and G18th. This is
discussed in greater detail in the book ‘The Lympstone Story’, pages
56

In relation to the potential development of this Ste, as a result of this
‘work the site may be identfied as a site of archasological interest as
digs in the Vilage have been few and the finds indicated an earlier
settiement than previously thought. The developer may be required to
submit a desk based assessment with an applcation and an
archasological watching brief may be required.
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WATER SUPPLY & SURFACE WATER

The quantity and location of water passible to yield for
supply to the Site must be confimed by the owner and
developer with the utilty companies.

Great attention must be given the the provision of the.
surface water drainage infrastructure, early in the design
stage, in order to ensure that thers is not a detrimental
impact on the local watercourse.

Surface water and foul drainage must be separated in
order to minimise the risk Of the System flooding after
heavy rainfall, and consequent foul water fiooding.

Any presence of ground poliution to be confimed by the
site owner and a proposal for its satisfactory resolution i
to be provided, taking into account the Environment
Agencies appropriate Poicy.

See Policy Guidance in relation to Flood Risk Assessments
and the sites Flood Zone.

FOUL DRAINAGE

Great attention must be given the the provision of the foul
drainage infrastructure, early in the design stage, in order
10 ensure that there is not a detrimental impact on the local
‘watercourse.

The site is crossed by a foul sewer which must be
identified by the owner and developer. Future access 1o
this infrastructurs for maintenance purposes Must take into
account any proposals to connect into it / buiid in its
vicinity.

UTILITY SERVICES
The owner / developer is advised to contact the utiity

providers at an early stage to enable the demonstration
that the necessary infrastructure can be provided.
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SUMMARY OF SITE SPECIFIC OPPORTUNITIES & CONSTRAINTS

As a summary of this Section the table below Sets out the Site opportunities and

‘constraints.

These are also ilustrated in the Opportunities and Constraints Plan (BRS-5008_02-1) in the

Policy guidance section.

OPPORTUNITIES

Unsightly and dilapidated buidings
associated with the former nursery use,
thereby enhancing the character and
appearance of the Conservation Area
Providing a safe footpath link within the site
running parallel to Ghurch Road.

Repair and enhancement of the stone walls.
at the front of the site to Church Road

Provide family housing to help meet
the identified local housing need

Greate a vilage green on existing paddock

Large tree to form a focal point of the vilage.
green

Enhance biodiversity through a
biodiversity management plan

CONSTRAINTS

The sits is within a Gonservation Area and any
development must preserve or enhancs the
character and appearance of the Consevation
Ara.

Grade Il Listed church located to the north of
the site, and other Grade Il isted dwalings on
Ghurch Road ¢1056 1o the site (as shown on
the Constraints Plan): Development must not
‘adversely impact the setting of the Listed
Buidings.

Thers is a need to provide pedestrian and
‘vehicuiar ac0ess to the site

Need o protect the amenity of existing
houses on Church Road adjacent to the site
(including Listed Properties)

The Environment Agency's online flood map
shows that part of the site close to the
souther boundary is within a fiood zone. This
may restrict any dwelings in this area. The
planning appication will need to be supported
by a Flood Risk Assessment.

Large 0ak tres on the paddock to be
retained




