PLANNING COMMITTEE AGENDA - 4th January 2023

Applications of a non-delegated nature

Item No.

01.

02.

03.

AGENDA

Description

22/01813/HOUSE - Erection of first floor side extension, the enclosure of the rear space,
and alterations at 13 Livingshayes Road, Silverton, Exeter.

RECOMMENDATION

Grant permission subject to conditions.

21/02115/FULL - Conversion of former doctors surgery to 4 childrens home dwellings (C2)
with associated landscaping and parking at Newcombes Surgery, Clifford Gardens,
Crediton.

RECOMMENDATION

Grant permission subject to conditions.

22/01375/MFUL - Erection of 24 dwellings including affordable housing, with associated
access, landscaping and infrastructure at Land at NGR 277371 93228, East of Church
Lane, Cheriton Bishop.

RECOMMENDATION

Grant permission subject to conditions.



Plans List No - 1
Application No. 22/01813/HOUSE
Grid Ref: 296071 : 103070

Applicant: Mr Mitchell Frost, Mid Devon District Council

Location: 13 Livingshayes Road
Silverton
Exeter
EX5 4IW
Proposal: Erection of first floor side extension, the enclosure of the rear space, and alterations

Date Valid:  26th September 2022
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APPLICATION NO: 22/01813/HOUSE
Site Visit: Yes Date of Site Visit: 08/22/2022

Decision Delayed Reason: EOT agreed to allow for the application to be considered
at committee

REASON FOR REFERALL TO COMMITTEE

This application is required to be considered by the Planning Committee, in line with the
Council’'s adopted Scheme of Delegation, as Mid Devon District Council is the applicant.

RECOMMENDATION
Grant permission subject to conditions
PROPOSED DEVELOPMENT

Erection of first floor side extension, the enclosure of the rear space, and alterations. The first floor
side extension will provide an additional bedroom with accessible wet room. The enclosure of the
rear space an internal alterations are also proposed. The works form part of a disability adaption
project, which will also allow for a more spacious internal floor plan layout and living arrangement
for the family overall. The enclosed rear space will provide a more secure use of this space.

The proposed development relates to a residential property at 13 Livingshayes Road, Silverton.
The site is located to the eastern edge of Silverton, within the defined settlement boundary of
Silverton. The property itself is not listed and does not sit within the Conservation Area. The site
sits within flood zone 1, which represents the lowest probability of flooding. The property itself is
semi-detached with a generous residential curtilage, and is surrounded by other residential
properties.

The existing single storey element measures approximately 3.3m x 5.1m, and extends 4m high to
the ridge. The first floor extension will match the footprint of the existing single storey element to
the side of the main dwelling, which contains the existing lobby and utility area. The eaves and
ridge of the first floor extension will sit at approximately 4.35m and 6.2m from ground level
respectively, sitting below the ridge of the main dwelling and helping the extension to appear
subservient. The roofing tiles will be double roman tiles to match the existing roof, with white
UPVC rainwater goods. The first floor extension will be clad in a fibre cement cladding with a
neutral tone to each elevation.

APPLICANT’S SUPPORTING INFORMATION

- Application form

- Site location plan, block plan and existing floor plans
- Existing elevations

- Proposed floor plans

- Proposed elevations

- Wildlife survey

- Bat emergence survey

- Design and access statement
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RELEVANT PLANNING HISTORY

14/01054/DET - CLOSED date 11th July 2014
Proposed erection of trellis on existing 6 foot fence

DEVELOPMENT PLAN POLICIES

Mid Devon Local Plan 2013 — 2033

Policy S1 - Sustainable development priorities

Policy S9 - Environment

Policy S13 - Village

Policy DM1 - High quality design

Policy DM5 - Parking

Policy DM11 - Residential extensions and ancillary development

National Planning Policy Framework
National Planning Practice Guidance
CONSULTATIONS

Silverton Parish Council

Support.

Highway Authority

The County Highway Authority have no comments to make on this application

Environment Agency

Householder development and alterations within Flood Zone 1 - No EA consultation required.
REPRESENTATIONS

This planning application has been advertised by means of a site notice, neighbour notification
letters and by advertising in a local newspaper in accordance with the legal requirements for
publicity on planning applications, and the Council’s Adopted Statement of Community
Involvement October 2016.

No letters of representation have been received at the time of writing this report.
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MATERIAL CONSIDERATIONS AND OBSERVATIONS
The main issues in the determination of this application are:

Policy, procedure and principle of development
Design and neighbourhood amenity

Ecology

Parking

Flooding

Conclusion

ouprwWNE

1. Policy, Procedure and Principle of development

1.1 S.38[6] of the Planning and Compulsory Purchase Act 2004 requires that applications for
planning permission must be determined in accordance with the Development Plan, unless
material considerations indicate otherwise. The National Planning Policy Framework [the
Framework], is noted as one such material consideration. The National Planning Policy
Framework outlines three dependant objectives of sustainable development; economic, social
and environmental.

1.2 In 2020 the Council adopted the Mid Devon Local Plan 2013-2033 and this takes priority in
decision making. The site is in the Silverton settlement boundary so policy S13 (villages)
applies which permits appropriately scaled residential development such as extensions,
outbuildings and annexes. More specifically, DM11 sets out the requirements of residential
development which are assessed in full in Section 2 of this report.

2. Design and neighbourhood amenity

2.1 DM11 of the Mid Devon Local Plan deals with residential extensions and other ancillary
development, more specifically it supports this development subject to the following criteria:

a) Respect the character, scale, setting and design of existing dwelling;
b) Will not result in an over-development of the dwelling curtilage; and

¢) Will not have a significantly adverse impact on the living conditions of occupants of
neighbouring properties

A summary assessment against these criteria is set out below:

2.2 The first floor extension is located above the existing single storey element of the building and
will match its footprint of 3m x 5.1m. The eaves and ridge of the first floor extension will sit at
approximately 4.35m and 6.2m from ground level respectively. The extension will have a gable
ended roof to match the main dwelling, however the ridge will sit below that of the main roof to
help the extension appear subservient.

2.3 A window is proposed to both the front and rear elevation, with the side elevation being blank
at first floor level. The roofing tiles will be double roman tiles to match the existing roof, with white
UPVC rainwater goods. The first floor extension will be clad in a fibre cement cladding with a
neutral tone to each elevation. Taking into account how minimal the area to be clad is, the
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proposed use of fibre cement cladding is considered to be acceptable. This will be subject to an
appropriate final colour and finish, which will be dealt with via condition.

2.4 The enclosed area to the rear will have a timber hit and miss hand rail/fence, with a concrete
paved area indicated within the plans. It is noted that this element would be achievable using
domestic Permitted Development rights. A new door will be formed from an existing window
opening to the rear, with steps down to ground level. The adjoining neighbour features a similar
extension to the opposite side of these semi-detached properties, and this has also been taken
into account. Given the materials, modest scale above the existing single storey side element of
the dwelling, the building is considered to respect the character, scale, setting and design of the
existing dwelling.

2.5 The property benefits from a reasonable garden area and the proposed extension will not
impact upon this, building above the footprint of the existing single storey element to the side of
the main dwelling. There is ample space remaining for the enjoyment of current and future
occupiers and as such there are no concerns relating to over-development of property curtilage.

2.6 In terms of overshadowing and overbearing impacts, the distance to the adjoining neighbours
has been considered. The adjoining neighbour at number 12 Livingshayes Road sits
approximately 10m from the outer wall of the side extension, with the properties to the rear located
over 30m from the site of the extension. The extension will also sit within the footprint of the
existing single storey side element, and will sit below the ridge height of the main dwelling. No
objection comments have been received from neighbouring properties or from consultees. Overall,
there are not considered to be any significant adverse impacts on the amenity of residents of
nearby properties.

3. Ecology

3.1 Policy S9 requires that development will sustain the distinctive quality, character and diversity
of Mid Devon’s environmental assets and minimise the impact of development on climate change.

3.2 A ‘Wildlife Survey’ was produced by Western Ecology in April 2021, which recommended
further emergence surveys due to the presence of gaps within the existing roof coverings of the
house and the utility.

3.3 Further bat emergence surveys were carried out in August and September 2022 during which
no bats emerged from the building. Following these further surveys, the report concluded that it is
extremely unlikely that bats are roosting in association with this structure and that works can
proceed with negligible risk to bats.

3.4 No mitigation or enhancement was suggested by the ecologist, however the report does
outline precautionary working methods.

4. Parking

4.1 Policy DM5 of the Local Plan required two parking space per residential development. This
proposal is for the extension of the residential dwelling and other ancillary works, and therefore the
requirement for parking is not increased. The existing parking area is not detracted from and
therefore the scheme is in accordance with DM5.
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5. Flooding

5.1 The site sits within flood zone 1 and is therefore not within a flood risk area. The first floor
extension will match the proportions of the existing single storey utility and will therefore not results
in an increase in floor area. There are therefore no concerns regarding any potential increased
surface water run-off or impact on flooding.

6. Conclusion

6.1 Overall, the proposal is for the erection of first floor side extension, the enclosure of the rear
space, and alterations. This is permissible under policies S13 and DML1 of the Local Plan and the
principle of development has been established. The appearance and design of the building has
been considered against policy DM11, and is considered appropriate given its setting and scale. It
is not considered that the proposal will have a significant adverse impact on the residential
amenity of residents of neighbouring properties. Consideration has also been given to the other
material considerations such as ecology and flood risk. Taking all of the above into account, the
scheme is considered acceptable.

CONDITIONS

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

2. The development hereby permitted shall be carried out in accordance with the approved
plans listed in the schedule on the decision notice.

3. The development hereby permitted shall be carried out in accordance with the
recommendations detailed in the ‘Bat Emergence Surveys’ report produced by Western
Ecology (dated August/September 2022) covering avoidance of harm to protected species
and nesting birds unless otherwise approved in writing by the Local Planning Authority.

4. Details of the proposed colour and external finish for the fibre cement cladding (including
the provision of samples where appropriate) shall be submitted to and approved in writing
by the Local Planning Authority prior to any works starting in relation to this element of the
proposal. Once approved, such details shall be fully implemented and thereafter shall not
be altered without the prior written consent of the Local Planning Authority.

REASONS FOR CONDITIONS

1. In accordance with provisions of Section 51 of the Planning and Compulsory Purchase Act
2004.

2. For the avoidance of doubt in the interests of proper planning.

3. For the conservation and protection of legally protected species, in accordance with
policies S1, S9 and DM1 of the Mid Devon Local Plan 2013-2033, the provisions of the
National Planning Policy Framework, and to ensure compliance with The Wildlife and
Countryside Act 1981 (as amended).
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4. In the interests of visual amenity, in accordance with the provisions of the National
Planning Policy Framework and policies S1, S9, and DM1 of the Mid Devon Local Plan
2013-2033.

INFORMATIVES

The Human Rights Act 1998 came into force on 2nd October 2000. It requires all public authorities
to act in a way which is compatible with the European Convention on Human Rights. This report
has been prepared in light of the Council's obligations under the Act with regard to decisions to be
informed by the principles of fair balance and non-discrimination.

In accordance with paragraph 38 of the National Planning Policy Framework the Council has
worked in a positive and pro-active way with the Applicant to enable the grant of planning
permission.

REASON FOR APPROVAL OF PERMISSION/GRANT OF CONSENT

The application scheme for the erection of first floor side extension, the enclosure of the rear
space, and alterations at 13 Livingshayes Road, Silverton, Exeter, EX5 4JW is considered
acceptable in policy terms. The overall scale and design of the extension is considered acceptable
and the proposal will not result in an over-development of property curtilage. The proposed
materials are deemed to be acceptable. It is considered that there will not be any significant
adverse impacts on the amenity of residents of nearby properties. As such, the scheme complies
with policies S1, S9, S13, DM1, DM5 and DM11 of the Mid Devon Local Plan (2013- 2033) and
guidance in the National Planning Policy Framework.
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Application No. 21/02115/FULL

Grid Ref:

Applicant:

Location:

Proposal:

Date Valid:

Plans List No. 2

283524 : 100505
Mr Jeff Jenner

Newcombes Surgery
Clifford Gardens
Crediton

Devon

Conversion of former doctor’s surgery to 4 children’s home dwellings (C2) with
associated landscaping and parking

22nd October 2021

\IEIUHI'“.IL:”Q-II

Kenwan

™

-
NG 2
@ Crown copyright and database rights 2012, Ordnance Survey Licence Mum ber 100022292, Scale 1125
. N . T -

@I

Three Ccrnk

Rozemead

AGENDA

=1l e 1 1 B 1

D}G
W

L b £3 o Es




APPLICATION NO: 21/02115/FULL

MEMBER CALL-IN

This application has been called in by Clir Wyer to consider the impact to the amenities of
neighbouring occupiers.

A second application for the same site was submitted concurrently and was also called in for
consideration by committee (21/02113/FULL) being for the conversion of the former doctor’s
surgery to 4 dwellings where Members of the Planning Committee later resolved to approve.
Planning Permission was later issued on the 14" October 2022.

RECOMMENDATION
Grant planning permission subject to conditions
PROPOSED DEVELOPMENT

This application is for the conversion of former doctor’s surgery to 4 children’s home dwellings
(C2) with associated landscaping and parking.

This site is the former Newcombes Health Centre, located within Crediton. The building is a two
storey building with a car park to the side. The surrounding area is predominantly residential
including a retirement living complex at Clifford Gardens. The application seeks permission to
convert the surgery to 4 children’s home dwellings (use class C2). The proposal includes physical
alterations to the single storey element at the rear to raise the roof height to provide
accommodation within the roof space. The material palette comprises a natural slate roof,
brickwork and stained timber windows. The building would be subdivided to provide 4, 2 storey
units of which one would be 3 bedroom and the rest 4 bedrooms. Each unit would have separate
external access at the front of the building and a private garden area at the rear. The existing car
park to the side would be mainly retained with 14 parking spaces proposed as well as an area for
cycle storage and recycling/ refuse storage.

The supporting statement from the intended operator sets out that there would be no more than 6
children across the 4 homes at any one time, the intended occupiers are between 8- 18 years of
age. It is intended that the separate units would be managed together as a multi-building children’s
home.

The applicant has confirmed that the proposed children’s home would be operated by Central and
Southern Homes and they have commented as follows to the request for further information:

‘Responding to the planners question, the children will be from Devon as we want to ensure we
are supporting Devon children to stay within county or return to county to promote family relations
where appropriate.

In regards to the homes mixing, this is unlikely to happen however if they created a good

friendship and it was seen to be beneficial for the children then this would be promoted by the
teams, however would be supported.
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The staffing for the homes would have a registered manager and a deputy manager who will
oversee the running of the home, the support workers will be on a shift pattern however will be
completing sleep ins to create this family environment, our teams are not massive we would be
able to operate with 6 support workers so the neighbours and children would hold good
relationships with these staff.

The home will operate very close to a normal family home as possible, our children will engage in
education and evening activities in the community and use the homes like any other people to
build relationships and have a safe environment to return too.’

With regard to other children’s homes operated by the applicant, the applicant has responded as
follows:

‘Central and Southern Homes have operated five homes across Devon and Cornwall since 2020,
two in Exeter and three in Bodmin, all of which have Ofsted ‘Good’ rating. The consented
bungalow on the Newcombes site is in the process of Ofsted registration and C&SH hope to
welcome residents in the second quarter of next year. It is hoped that the proposed C2 use in the
main surgery will provide 'step down’ accommodation for children who will have first spent some
time living in the adjacent bungalow (progressing to homes with fewer bedrooms).’

To the east of the site there is a bungalow building which formerly served the health centre as a
pharmacy/ office building. This is connected to the main surgery building by a covered walkway
which is proposed to be demolished. The ‘bungalow’ benefits from planning permission for change
of use to a residential children’s home (C2 use) and a separate permission for change of use to a
dwelling.

APPLICANT’S SUPPORTING INFORMATION

Application form

Design and access statement

Bat and nesting bird survey report

Existing and proposed floor plans

Supporting statement- Central and Southern Homes
Latest SW Market Position

RELEVANT PLANNING HISTORY

88/01263/FULL - PERMIT date 10th February 1989 Erection of Doctors surgery and car park
92/00832/FULL - PERMIT date 18th June 1992 Conversion of roof space to ancillary office
accommodation, including the installation of roof lights

00/01458/FULL - PERMIT date 10th October 2000 Installation of five rooflights

06/00145/FULL - PERMIT date 21st March 2006 Erection of a single storey extension to doctors'
surgery

06/01515/FULL - PERMIT date 16th August 2006 Erection of single storey extension (Revised
Scheme)

15/01885/FULL - PERMIT date 8th February 2016 Conversion of existing building (D1 Use) to
form new Pharmacy (Al Use) and Nurse Consulting Rooms (D1 Use), and erection of covered
walkway

21/02113/FULL - Permit date 14" October 2022 Conversion of former doctor’s surgery to 4 new
dwellings with associated landscaping and parking
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DEVELOPMENT PLAN POLICIES

Mid Devon Local Plan 2013 — 2033

S1 - Sustainable development priorities
S2 - Amount and distribution of development
S3 - Meeting housing needs

S5 - Public open space

S8 - Infrastructure

S12 - Crediton

DM1 - High quality design

DM3 - Transport and air quality

DMS5 - Parking

DM19 - Protection of employment land
DM23 - Community facilities

National Planning Policy Framework
National Planning Practice Guidance
Crediton Neighbourhood Plan 2018-2033

Policy D1 - Development Principles
Policy D5 - Design

CONSULTATIONS
CREDITON TOWN COUNCIL - 14" December 2021

It was resolved to recommend refusal on the grounds of the inadequacy of detail in the planning
application regarding the proposed management of the facility following change of use

15.12.2021
Please could the following comments be added to the above planning application.

- Inadequate detail in the planning application, such as lack of private outdoor space for each
dwelling, covered bin storage, secure cycle storage and limited amenity space for drying clothes
-Very limited outdoor space for the number of occupants

- Lack of proposed planting to contribute to biodiversity net gain

- Lack of information on boundary treatment and lack of proposals for boundary planting to
contribute to biodiversity net gain

- Lack of proposals for facilities for alternative energy generation and use, such as solar panels
and other considerations towards climate change.

HIGHWAY AUTHORITY- 15™ November 2021
The site is accessed off an unclassified County Route which is restricted to 30 MPH

I would like to respond to this application in conjunction with the other Planning Application
submitted 21/02113/FULL.

These application show the same building to be converted with two different proposals.
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I would like this to be clarified to ensure the correct amount of parking is being proposed to ensure
no parking will be on road parking.

9" December- The County Highway Authority has no objection to this application now the above
has been clarified

Recommendation:

THE HEAD OF PLANNING, TRANSPORTATION AND ENVIRONMENT, ON BEHALF OF
DEVON COUNTY COUNCIL, AS LOCAL HIGHWAY AUTHORITY, HAS NO OBJECTION TO
THE PROPOSED DEVELOPMENT

Prior to commencement of any part of the site the Planning Authority shall have received and
approved a Construction Management Plan (CMP) including:

(a) the timetable of the works;

(b) daily hours of construction;

(c) any road closure;

(d) hours during which delivery and construction traffic will travel to and from the site, with such
vehicular movements being restricted to between 8:00am and 6pm Mondays to Fridays inc.;
9.00am to 1.00pm Saturdays, and no such vehicular movements taking place on Sundays and
Bank/Public Holidays unless agreed by the planning Authority in advance;

(e) the number and sizes of vehicles visiting the site in connection with the development and the
frequency of their visits;

(f) the compound/location where all building materials, finished or unfinished products, parts,
crates, packing materials and waste will be stored during the demolition and construction phases;
(g) areas on-site where delivery vehicles and construction traffic will load or unload building
materials, finished or unfinished products, parts, crates, packing materials and waste with
confirmation that no construction traffic or delivery vehicles will park on the County highway for
loading or unloading purposes, unless prior written agreement has been given by the Local
Planning Authority;

(h) hours during which no construction traffic will be present at the site;

(i) the means of enclosure of the site during construction works; and

(j) details of proposals to promote car sharing amongst construction staff in order to limit
construction staff vehicles parking off-site

(k) details of wheel washing facilities and obligations

() The proposed route of all construction traffic exceeding 7.5 tonnes.

(m) Details of the amount and location of construction worker parking.

(n) Photographic evidence of the condition of adjacent public highway prior to commencement of
any work;

NATURAL ENGLAND- 18" November 2021
No comments.

PUBLIC HEALTH- 19" November 2021

Contaminated Land - No concerns - 16.11.21

Air Quality - No concerns - 16.11.21

Environmental Permitting - Not applicable - 16.11.21

Drainage - No concerns - 16.11.21

Noise & other nuisances - No concerns anticipated - 6.11.21

Housing Standards - Depending on what organisation runs the homes, whether the CQC enforce
standards of safety and care, or the numbers of people living at the addresses, the properties may
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require House in Multiple Occupation Licences. Please contact the Private Sector Housing team
for more advice health@middevon.gov.uk or 01884 244602 -03.11.21

Licensing

Food Hygiene - Not applicable - 0311.21

Health and Safety - Advisory note: Prior to any demolition, a work plan and risk assessment of all
potentially hazardous materials should be completed. This activity is enforced by The Health &
Safety Executive.

Asbestos:

Prior to demolition commencing, a work plan and risk assessment shall be submitted for approval
to the Local Planning Authority. This plan and assessment should identify and risk-asses any
potential hazardous material in above or below ground structures that will be removed or disturbed
during demolition and measures to deal with these safely. All potentially hazardous materials
should be assessed - 03.11.21

DEVON AND CORNWALL POLICE Designing Out Crime Officer- 14" January 2022

Thank you for the opportunity to comment on this proposed change of use application.

There will invariably be concerns and questions relating to how potential crime and anti-social
behaviour linked to the scheme will be addressed and how demand on the police will be
minimised, particularly in relation to missing person reports, which can place a significant demand
on resources.

In my opinion, whilst the design of such a scheme can, to some extent, influence some of these
issues, the effective management of the premises will have the greatest impact on reducing
potential crime, anti-social behaviour and demand associated with the proposal.

I have no objections in principle to the design of the scheme, however, as there appears no
mention within either the Design and Access or Supporting statements of security or crime
prevention measures, policies and practices per se, it is not known if these key matters have been
considered for the scheme or where/how it is intended they be implemented.

I have summarised below my initial observations, recommendations and suggestions:

e Rear and side boundaries must be a minimum of 1.8m high, be solid and robust to prevent
being breached. Close boarded fencing or walls would be deemed appropriate. If more
surveillance is required or 1.8m would feel too closed in for smaller gardens then a 1.5m
solid structure with a 300mm trellis topping would be acceptable. It is accepted that on
some occasion’s gradients of land or other permanent solid structures can have an impact
on the need, choice and height of boundary treatments but these should be assessed on
their own merits to ensure the boundary treatment is appropriate to any potential risk of
trespass

¢ All potential external climbing aids must be removed from the scheme.
¢ In the interests of safety and security, residents should not be using the garden or the

external spaces unsupervised. Adequate supervision levels must also always be in place to
help reduce the risk of missing episodes.

¢ In the interests of reducing perceived incidents of ASB and nuisance behaviour, particularly
those related to noise, would it be feasible/reasonable to condition a quiet time for outdoor
activities, for example 22:00hrs.
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o Whilst | appreciate that the installation of CCTV may well be limited due to Ofsted
guidance, it's benefits in assisting police in enquiries must also be considered. To minimise
the intrusion on the privacy of residents at the home, | recommend that entrances/exits of
the site have some form of CCTV coverage which will aid police enquires, particularly
during missing episodes. To that end | respectfully request should the application progress,
that the following condition is considered.

Condition: CCTV installed to cover the main entrances and exits of the site.
Reason: To aid police with enquiries particularly in relation to incidents of missing person
reports.

e With regards to the size of the gardens, Ofsted will be better placed to offer an opinion as
to whether those indicated would be deemed adequate for legitimate use.

¢ In reviewing this planning application, | have liaised with our local Neighbourhood Team
and our local Missing Persons Unit, so they have knowledge of the scheme, have
contributed to responses and raised no issue in relation to the design of the building, but
would appreciate the benefits of CCTV as discussed above.

The designing out crime principles and practices identified and implemented in the design of this
scheme cannot be viewed and used in isolation and there must clearly be policies and procedures
put in place prior to service commencement, outlining how the home will be run and how potential
incidents linked to the home will be mitigated. For example, ‘Safeguarding of Children’, ‘Behaviour
Management’, ‘Safeguarding Children from Criminal Exploitation (County Lines)’, ‘Missing from
Home’ and ‘Admissions’. | respectfully suggest, the implementation of and adherence to such
management plans and policies along with the ongoing regulation of the home, is for relevant
agencies to ensure and monitor.

Further to my previous comments, | neglected to mention doors and windows, which | recommend
being to a minimum standard of PAS 24:2016.

DCC EDUCATION - 4™ February 2022
Confirmed that no contribution would be requested to education infrastructure.

Commissioning Officer of Children’s Services at Devon County Council (D.C.C.) — 19" October
2022

Thank you for contacting the Children’s Commissioning Team regarding Central and Southern and
the proposed development of 4 children’s home dwellings in the Crediton area.

In principle, the development of children’s homes within Devon is consistent with our wider
sufficiency objective to place children/ young people in our care within the county boundary, as set
out in Sufficiency Strategy 2022-24 - Devon Children and Families Partnership (dcfp.org.uk). DCC
has a high proportion of children placed out of county, some in unregulated provision, and our aim
is for this to be addressed through the increase in children’s homes located within the Devon
geographical footprint.

Whilst we are not able to comment on the merits of each specific planning application, increasing
capacity and sufficiency of our care homes is a top priority for DCC. If approved, DCC will provide
ongoing challenge and support to the provider to promote a high quality service offer at the home.

Within Children’s Services, we do not have a record of any meetings with the applicant to discuss

the proposals. It is possible that meetings could have been held with a previous member of staff
that we are not aware of.
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I hope the above will support you in progressing the decision as to whether to approve the
proposed development at Newcombe’s Surgery.

REPRESENTATIONS

At the time of writing this report 16 representations have been received (15 objections, 1 general
comment), the key points are summarised below;

1. The provision of a children’s home in this settled environment is a recipe for anti-social
behaviour

2. The siting in proximity to vulnerable elderly people is not appropriate

There is often unruly children in the area because of the vicinity of the children’s play area

There are already issues with existing tenants in the area, anti-social behaviour, drug use

and gatherings of youths in the local park. Adding a children’s home will result in further

detriment to the local community.

Can local schools provide the support needed?

Concerns regarding the lack of information and intentions of the applicants

Concern regarding lack of consultation with Crediton Town Council

Concern regarding impacts of noisy children, in addition to existing intolerable noise from

existing properties

Loss of privacy

0. The redundant surgery building lends itself to conversion for elderly resident or a children’s

hospice.

11. Concerns regarding limited parking in the area

12. The applicant’s statement refers to other sites they have that are now working
harmoniously with the local community, however their website only refers to two
developments both of which were only recently converted and unclear if they are in use.

13. The properties have 15 bedrooms in total but the application states it is for a maximum of 6
children across the four homes at any one time.

14. Concerns regarding previous schemes proposed by the developer (for which no planning
application has been received)

15. Concerns regarding the experience of the applicant in running such establishments and the
gualifications of staff

16. Request that committee make a site visit

17. The new children’s home would of a greater service to the community and is therefore
preferable opposite my home than the proposals under 21/02113/FULL.

©No O > w
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A petition has also been received calling for an investigation as to why Crediton Town Council
were not consulted regarding the previous applications at this site. Officers have responded
separately to this issue and it is not considered to be relevant to determination of this application.
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MATERIAL CONSIDERATIONS AND OBSERVATIONS

The main issues in the determination of this application are:

oghkwNE

Policy and principle of development

Design, amenity, impact to the character and appearance of the area
Impact to the amenities of neighbouring occupiers

Highway and parking

Ecology

Other matters- education, PSED

1. Policy and principle of development

1.1 Policy S1 sets a number of strategic priorities to support the creation of sustainable

communities. In relation to residential development this sets a development focus at
Tiverton, Cullompton and Crediton with a limited level of development in identified villages.
Policy S3 states that the diverse housing needs of Mid Devon will be met through the
provision of a minimum of 7860 dwellings over the plan period. Policy S12 states that
Crediton will continue to develop its role as a small and vibrant market town with a strategy
to improve access to housing, expand employment opportunities and improve the quantity
and quality of existing retail provision.

1.2 Policy DM19 relates to protection of employment land and seeks to ensure that sites that

are currently being used to provide jobs are protected. Policy DM23 seeks to guard against
the loss of community facilities including those for health or wellbeing. The building is the
former Newcombes Surgery building (operating as New Valley practise) which has now
relocated to the new Crediton medical hub/ Redland Primary Care at Joseph Locke Way.
The new purpose built medical hub at that site is intended to be a strategic and integrated
Primary Care Facility facilitating the co-location of the Chiddenbrook and New Valley GP
surgeries within a purpose built building. On this basis, as the relocation of the community
facility and associated employment has been secured, the change of use of the existing
site is considered to be acceptable. The proposed use as a children’s home would still
provide employment opportunities.

1.3 In respect of the intended use the supporting statement from the intended operator

AGENDA

(Central and Southern Homes) states;

“Central and Southern Homes have worked in consultation with Devon local authority and
identified Crediton as an excellent location for the proposed Children’s homes. There is a
significant shortfall of suitable homes nationally but across Devon specifically. This has
been further exacerbated by the Covid pandemic which has led to an increase in cases of
domestic abuse and the need for children's homes rising further. Crediton lends itself very
well to support this shortage due to its location and amenities. Crediton also has good
transport links which will support recruitment and other parties for example families and
professionals being able to visit and access the home.

There is a specific need for smaller homes for children who require a higher level of
support than in larger homes due to the previous trauma and adversity that they have
experienced and the ongoing challenges that this creates for them. Therefore this
development has been designed to support this need. In line with recent OFSTED
guidance, across the four homes there will be no more than six children at any one time.
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The children will be aged between the ages of 8-18 and thoughtful planning and
consideration will go into matching the children with one another.”

1.4 The site is located within a residential area of Crediton. It is considered that the site
location offers good access to facilities within the town and public transport services. The
proposal would deliver 4 children’s home units which would help to meet housing needs for
some particularly vulnerable members of society. The site is considered to provide a
sustainable location for the provision of this specific residential use with good proximity to
services within the town and on this basis is considered to accord with the aims of policies
S1, S3 and S12.

2. Design, amenity, impact to the character and appearance of the area

2.1 Policy DM1 requires designs of new development must be of high quality, based upon and
demonstrating the following principles:

a) Clear understanding of the characteristics of the site, its wider context and the
surrounding area,;

b) Efficient and effective use of the site, having regard to criterion (a);

¢) Positive contribution to local character including any heritage or biodiversity assets and
the setting of heritage assets;

d) Creation of safe and accessible places that also encourage and enable sustainable
modes of travel such as walking and cycling;

e) Visually attractive places that are well integrated with surrounding buildings, streets and
landscapes, and do not have an unacceptably adverse effect on the privacy and amenity of
the proposed or neighbouring properties and uses, taking account of:

i) Architecture

i) Siting, layout, scale and massing

i) Orientation and fenestration

iv) Materials, landscaping and green infrastructure

f) Appropriate drainage including sustainable drainage systems (SUDS), including
arrangements for future maintenance, and connection of foul drainage to a mains sewer
where available;

g) Adequate levels of daylight, sunlight and privacy to private amenity spaces and principal
windows;

h) Suitably sized rooms and overall floorspace which allows for adequate storage and
movement within the building together as set out in the Nationally Described Space
Standard with external spaces for recycling, refuse and cycle storage; and

i) On sites of 10 houses of more the provision of 20% of dwellings built to Level 2 of
Building Regulations Part M ‘access to and use of dwellings’.

2.2 The existing building has an unusual appearance with a central octagonal tower feature at
the front, the larger footprint area adjoining this comprising a variety of roof forms at a
lower level. The alterations to the building are considered to be in keeping with the
character and appearance of the building, the new raised ridge line would match the
adjacent roof line to which it would run parallel and would still remain subservient to the
tower feature. The physical alterations proposed are not considered to be harmful to the
character, appearance or general amenity of the area.

2.3 Each dwelling has a floor space ranging between 116-134 sgm which is in excess of the
requirements of the Nationally Described Space Standard. The unit at the eastern side of
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the building would benefit from a larger garden area given the additional space given over
between the side of the building and the car park. However the other units would have a
limited garden area. Whilst the private gardens are limited in size, it is proposed that a level
terrace area would be formed that would provide useable space for the occupiers.
Furthermore it is noted that occupiers would have good access to public open space
facilities in the local area. It is understood that there are no minimum standards for garden
areas for care home facilities such as this, however the nature of the setting and amenities
is taken into account in the process of placing children at the facility to ensure it is
appropriate to meet their needs.

2.4 Concerns have been raised regarding the number of bedrooms proposed within the units

given the suggested maximum limit of 6 children across the site. The applicant has
confirmed that two staff would be required per dwelling who would be working 24/48 hr
shifts and therefore the bedrooms are also provided for staff sleeping arrangements. Four
children’s homes are being proposed, one being a 3 bed property and the other three
homes being 4 bed which allows for up to 15 bedrooms. It is stated that there is to be a
registered manager, deputy manager and six support staff working shift patterns which
would make 8 staff in total associated with the development. That would equal up to 14
people (staff and children) on site which would allow one bedroom left free.

2.5 It is proposed that a communal recycling/refuse facility is provided within the car park. It is

considered that the refuse and recycling facilities could potentially be accommodated
within the curtilage of the properties at either end of the dwelling which is the preferred
approach set out within the Council’s SPD Refuse storage for new residential properties. At
this stage it is considered that further information is required in respect of the proposed
refuse arrangements, a condition is proposed for this purpose.

2.6 In respect of the matters raised by the Police Designing Out Crime Officer, the applicant

3.

has confirmed that boundary treatments are proposed to be 1.8m high close board fencing,
children will be supervised at all times whilst outside and CCTYV is to be installed covering
approaches and access points. In terms of the requirements for windows to meet PAS
24:2016 standards (enhanced security), the existing windows are proposed to be retained
however the applicant has confirmed that they are content for any replacement windows
and new external doors to meet the PAS standard.

Impact to the amenities of neighbouring occupiers

3.1 Policy DM1 requires that development is of a high quality and does not have an

unacceptably adverse effect on the privacy and amenity of the proposed or neighbouring
properties and uses.

3.2 In terms of the physical alterations to the building, having regard to the design, scale and

siting of the development it is considered unlikely that it would result in any significant
adverse impacts in terms of being overbearing or resulting in a loss of light. The site is
located at a lower level than the residential properties to the north, therefore it is not
considered that the proposed roof lights within the new roof pitch, would result in an
unacceptable overlooking impact or loss of privacy to neighbouring properties.

3.3 In terms of the nature of the proposed use, the key concerns that have been raised relate
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to noise, fear of anti-social behaviour, perpetuation of existing behavioural issues and

conflict with neighbouring residential uses. These issues are essentially related to the
behaviour of future occupiers and management of the facility. Whilst it is accepted that the
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development could result in some disturbance to neighbouring occupiers, the success of
the facility to effectively integrate with the existing community is largely dependent on the
management and regulation of the homes. This is subject to control by other regulatory
regimes and is not considered to be a matter for planning to seek to control. To provide
some context, the GOV.UK guidance on children’s homes confirms that children’s homes
must be registered with OFSTED before they can operate and a regularly inspected
thereafter. This registration process includes matters such as behaviour management
policies, location assessments, complaints procedure and safeguarding policies.

3.4 The site is located within a predominantly residential area and it is considered that the
nature of this use is appropriate in this context. Particular concerns have been raised
regarding the potential impact to elderly residents in the surrounding area. However the
development is considered to be located sufficient distance from neighbouring properties
such that it should achieve an appropriate relationship. The supporting statement
submitted by Central and Southern Homes states that their sites in other parts of Devon
have achieved positive working relationships with the local communities, where relevant
this has included meetings with residents and councillors and it is confirmed that the
managers mobile phone number would be available for local residents to make direct
contact should they have any concerns. It is noted that Public Health have not raised any
concerns in terms of noise impacts.

3.5 Concerns have been raised regarding existing anti-social and undesirable behaviours of
other residents/ community members in the area. It is noted that the Police have not raised
any concerns regarding crime levels in the area. Furthermore it is considered that matters
relating to existing behavioural problems are not a matter for the planning process and in
this case there is limited evidence to suggest that this would adversely impact the
occupiers of the proposed development.

3.6 The Police Crime Prevention Officer has suggested a condition to require installation of
CCTV. The applicants have confirmed that CCTV is to be installed covering approaches
and access points, this would help to address a key concern of the police being the
potential to address instances of missing persons. Further details are required by
condition.

3.7 Concerns regarding the experience of the applicant’s in this sector and qualifications of
staff are not considered to be material to determination of the application. Having regard to
the nature of the facility it is considered that this would be a matter for the relevant
authorities in ensuring appropriate levels of care are upheld.

3.8 Subject to appropriate management, it is considered that the proposed development is not
likely to result in any significant adverse impacts to the amenities of neighbouring
occupiers and from a planning perspective the proposed land use is considered to be
compatible with the surrounding development. The development is therefore in accordance
with Policy DM1 of the Mid Devon Local Plan 2013-2033.

4. Highway and parking

4.1 Policy DM3 requires that development must ensure safe access to the transport network.
The proposal would utilise the existing access to the health centre with no alterations
proposed. The access has good visibility and it is considered suitable to serve the
proposed use having regard to the likely number of traffic movements associated with the
proposed use. It is noted that the Highway Authority have raised no objections to the
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scheme.

4.2 Policy DM5 requires that development must provide an appropriate level of parking, taking
into account the accessibility of the site, including the availability of public transport; and
the type, mix and use of development. The minimum standard set by DM5 is 1 space per
bedroom which in this case would equate to a requirement for 15 spaces. The
development would retain 14 spaces. Having regard to the likely staff numbers, the age of
occupiers being unlikely to be car owners and the site location with good accessibility to
public transport, it is considered that this level of parking is acceptable for the proposed
development.

4.3 An area is proposed within the car park for cycle storage. This is supported in principle
and it is considered that an appropriate cycle store can be accommodated without undue
impact to the character, appearance and amenities of the area however given the lack of
detail further details are required by condition to ensure it is of an appropriate design, scale
and appearance.

5. Ecology

5.1 Policy S1 requires development to minimise impacts on biodiversity and provide a net gain
in biodiversity.

5.2 The application is supported by a bat and nesting bird survey report which considers the
potential impacts to protected species arising from the alterations to the existing roof. The
survey work found no evidence of bats or nesting birds. The building is well maintained
with no obvious potential roosting features. The ecologist’s findings are that it is unlikely
that the proposed development works will impact upon bats or their roosts. On this basis it
is considered unlikely that an offence would be committed in respect of protected species
and no further survey work is recommended. General precautionary recommendations are
set out in the report and should be followed during the construction works, this is secured
by condition 6.

5.3 In terms of biodiversity enhancements, through the landscaping scheme it is proposed that
part of the existing car park would be replaced by a garden area which would be enclosed
by approximately 28m of new hedgerow planting. Further details of the hedgerow planting
mix can be secured by condition.

6. Other issues

6.1 The representations suggested that the proposals do not provide details for sustainability/
climate change measures. Whilst it is acknowledged that the application scheme as
proposed does not detail any energy efficiency measures the sustainability credentials of
the scheme include the reuse of an existing building in a sustainable location with good
access to services and facilities which is likely to reduce reliance on private car travel. On
this basis and having regard to the assessment set out in this report, it is considered that
the proposal accords with the development plan and is therefore supported.

6.2 Education: DCC as the education authority have confirmed that they would not be
requesting a contribution towards education infrastructure from this application.

6.3 The representations received have made comment that this facility would be of greater
benefit to the community than the concurrent application for 4 dwellings. Concerns have
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also been raised regarding a scheme for development of the site which was promoted by
the applicants but not bought forward to submission of an application. The Council are
required to determine this application on its merits, any different proposals would be
considered in the same way through a separate application if relevant.

6.4 Section 149 of the Equality Act 2010 places a statutory duty on public authorities in the

exercise of their functions to have due regard to the need to eliminate discrimination and
advance equality of opportunity between persons who share a relevant protected
characteristic and persons who do not share it and foster good relations between different
people when carrying out their activities. This is called the Public Sector Equality Duty or
"PSED". It has been clearly indicated, during the course of this application, that there is
concern about the impact of a concentration of young people living on the site on the
elderly neighbours. The LPA have considered this in the determination of this application
and consider that the proposal is unlikely to result in any significant adverse impacts to the
amenities of neighbouring occupiers in accordance with policy DM1 and therefore would
allow the young residents to live alongside elderly residents without unacceptable impacts
on amenity

CONDITIONS
1. The development hereby permitted shall be begun before the expiration of three years from
the date of this permission.
2. The development hereby permitted shall be carried out in accordance with the approved
plans listed in the schedule on the decision notice.
3. Prior to commencement of any part of the site the Planning Authority shall have received
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and approved a Construction Management Plan (CMP) including:

(a) the timetable of the works;

(b) daily hours of construction;

(c) any road closure;

(d) hours during which delivery and construction traffic will travel to and from the site, with
such vehicular movements being restricted to between 8:00am and 6pm Mondays to
Fridays inc.; 9.00am to 1.00pm Saturdays, and no such vehicular movements taking
place on Sundays and Bank/Public Holidays unless agreed by the planning Authority in
advance;

(e) the number and sizes of vehicles visiting the site in connection with the development
and the frequency of their visits;

(f) the compound/location where all building materials, finished or unfinished products,
parts, crates, packing materials and waste will be stored during the demolition and
construction phases;

(g) areas on-site where delivery vehicles and construction traffic will load or unload
building materials, finished or unfinished products, parts, crates, packing materials and
waste with confirmation that no construction traffic or delivery vehicles will park on the
County highway for loading or unloading purposes, unless prior written agreement has
been given by the Local Planning Authority;

(h) hours during which no construction traffic will be present at the site;

(i) the means of enclosure of the site during construction works; and

() details of proposals to promote car sharing amongst construction staff in order to limit
construction staff vehicles parking off-site
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(k) details of wheel washing facilities and obligations

() The proposed route of all construction traffic exceeding 7.5 tonnes.

(m) Details of the amount and location of construction worker parking.

(n) Photographic evidence of the condition of adjacent public highway prior to
commencement of any work;

The development shall be carried out in accordance with the approved CMP unless
otherwise agreed in writing by the Local Planning Authority.

Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development)(England) Order (2015)(as amended) or the Town and Country Planning
(Use Classes) Order 1987 (or any order revoking and re-enacting those Orders with or
without modification) the four units hereby approved shall only be used as a children’s
home or as separate residential dwellings and for no other purposes within use Class C2 or
C3 of the schedule to that Order.

The occupation of the C2 units hereby approved shall be limited to no more than 6
children, for which care is being provided, in total across the site. The permission shall also
allow for the occupation by staff providing care for those persons.

Unless otherwise agreed in writing by the Local Planning Authority, the development shall
be carried out in accordance with the recommendations as set out in the Lee Ecology
Daytime Bat & Nesting Bird Survey Report (dated October 2021).

Prior to first occupation of the building for the C2 use hereby approved there shall be
submitted to, and approved in writing by, the Local Planning Authority, a landscaping scheme
for the site. The landscaping scheme shall include details of the proposed hedgerow planting
and details of the proposed boundary treatments (including a plan indicating the height,
positions, design and materials and a timescale for its implementation). All planting, seeding,
turfing or earth reprofiling comprised in the approved details of landscaping shall be carried
out within 9 months of the substantial completion of the development, (or phase thereof),
and any trees or plants which, within a period of five years from the completion of the
development die, are removed or become seriously damaged or diseased, shall be replaced
in the next planting season with others of similar size and species. Once provided, the
landscaping scheme shall be so retained. The proposed boundary treatments shall be
provided in accordance with the approved details and shall be so retained.

Prior to first occupation of the building for the C2 use hereby approved there shall be
submitted to, and approved in writing by, the Local Planning Authority, details of the
proposed cycle store as shown on drawing number NV SK23 B. The cycle store shall be
provided in accordance with the approved details and made available for use for staff,
residents and visitors prior to first occupation of the building for the approved C2 use and
retained as such thereafter.

Prior to first occupation of the building for the C2 use hereby approved there shall be
submitted to, and approved in writing by, the Local Planning Authority, details of the
proposed refuse and recycling arrangements to serve the care home. The approved
arrangements shall be provided prior to first occupation of the building for the approved C2
use and retained as such thereafter.

Prior to installation on site, details of the proposed CCTV system shall be submitted to, and

approved in writing by the Local Planning Authority. The CCTV system shall be installed in
accordance with the approved details prior to first occupation for the approved use and
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11.

retained as such thereafter unless otherwise agreed in writing by the Local Planning
Authority.

Prior to their installation on site, details of any new external door or windows to be shall be
submitted to, and approved in writing by the Local Planning Authority. Unless otherwise
agreed in writing by the Local Planning Authority, any new or replacement external door or
windows installed to the building shall meet PAS 24:2016 standards and be retained as such
thereafter.

REASONS FOR CONDITIONS

1.

10.

11.

RD1 in accordance with provisions of Section 51 of the Planning and Compulsory
Purchase Act 2004

RD7A for the avoidance of doubt in the interests of proper planning.
In the interests of highway safety and the amenities of neighbouring occupiers.

In accordance with the applicant’s submission and to safeguard the character, appearance
and general amenities of the area in accordance with policy DM1 of the Mid Devon Local
Plan 2013- 2033.

In accordance with the applicant’s submission and to ensure the impact of any increased
occupation levels can be considered by the LPA having regard to potential highways and
amenity impacts.

To ensure the protection of endangered species, under the European Habitats Directive
and the Conservation of Natural Habitats and of Wild Fauna and Flora [Council Directive
92/43/DDC] which is implemented in the UK by the Conservation [Natural Habitats &
Conservation] Regulations 1994 [Statutory Instrument No 2716] amended in 2007 and in
accordance with policy DM1 of the Local Plan 2013- 2033.

In the interests of the character, appearance and biodiversity of the site in accordance with
policies S1 and DML1 of the Mid Devon Local Plan 2013- 2033.

In the interests of the character and appearance of the site and to ensure appropriate
provision is made for cycle storage for future occupiers in accordance with policies S1,
DM1 and DM5 of the Mid Devon Local Plan 2013- 2033.

To ensure appropriate facilities are providing for occupiers in accordance with policy DM1
of the Mid Devon Local Plan 2013- 2033.

In accordance with the applicants submission, as insufficient information has been
provided to ensure this aspect of the development is appropriate to the character and
amenity of the area and in the interests of safety, security and designing out crime.

In accordance with the applicants submission, as insufficient information has been
provided to ensure this aspect of the development is appropriate to the character and
amenity of the area and in the interests of safety, security and designing out crime.

INFORMATIVE NOTE (FOR DECISION NOTICE)

AGENDA
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1. Prior to any demolition, a work plan and risk assessment of all potentially hazardous
materials should be completed. This activity is enforced by The Health & Safety Executive.

REASON FOR APPROVAL

The application for conversion of former doctor’s surgery to 4 children’s home dwellings (C2) with
associated landscaping and parking is considered to be supportable in policy terms. The site is
located in a sustainable location with good access to services and facilities within the town. The
development would help to meet housing needs for some particularly vulnerable members of
society. The site is considered to provide a sustainable location for the provision of this specific
residential use with good proximity to services within the town and on this basis is considered to
accord with the aims of policies S1, S3 and S12. Itis considered that the proposal would provide
a suitable level of amenity for future occupiers. Having regard to the siting of the development and
relationship with neighbouring properties it is considered that the proposal is not likely to result in
any significant adverse impacts to the amenities of neighbouring occupiers, however it is
recognised that the success of the scheme is dependent on its day to day management which is
overseen by separate regulatory regimes. It is not considered that the proposal is likely to result in
any unacceptable impacts in terms of transport, drainage or ecology. Overall it is considered that
the proposal is supportable in accordance with policies S1, S3, S9, S12, DM1, DM5 of the Mid
Devon Local Plan 2013- 2033 and government advice in the National Planning Policy Framework.

The Human Rights Act 1998 came into force on 2nd October 2000. It requires all public authorities
to act in a way which is compatible with the European Convention on Human Rights. This report
has been prepared in light of the Council's obligations under the Act with regard to decisions to be
informed by the principles of fair balance and non-discrimination.
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Plans List No. 3
Application No. 22/01375/MFUL
Grid Ref: 277498 : 93268
Applicant: ~ Bunnybuild Ltd
Location: Land at NGR 277371 93228
East of Church Lane

Cheriton Bishop
Devon

Proposal:  Erection of 24 dwellings including affordable housing, with associated
access, landscaping and infrastructure

Date Valid:  11th July 2022
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APPLICATION NO: 22/01375/MFUL
Site Visit: Yes
Decision Delayed Reason: To be considered by Committee

Reason for Referral to Committee
Registered on the Majors List and discussed at Planning Committee where it was resolved
to have a site visit and for the application to be considered by the Planning Committee.

RECOMMENDATION
Grant permission subject to conditions
PROPOSED DEVELOPMENT

Erection of 24 dwellings including affordable housing, with associated access, landscaping
and infrastructure.

The site is located to the eastern side of Church Lane Cheriton Bishop. It forms part of an
allocated site for Housing CB1 for 20 Houses with 30% affordable. It comprises an open
field to the east of Church Lane, north of Hescane Park, and opposite the Play area. The
site associated with the dwellings lies within the settlement Limits of Cheriton Bishop with
the sewage treatment works and lagoon set out side within the agricultural field to the east
away from the settlement and the prevailing winds. The submitted ground investigation
report stated that the land is not suitable for soakaways on site and as such a basin would
be required to cater for this. Thus necessitating the need to set this outside the site.

The proposal comprises of 24 dwellings with associated landscaping, road layout, parking
and turning, landscaping and access to the site.

A range of dwellings are proposed from 1bedroom Flats to 4 bedroom homes.

Two 1 Bed Flats Affordable,

Two 2 bedroom houses Affordable,

Two 2 Bed Bungalows

Two 3 Bed bungalows

Five 3 bedroom properties three being Affordable
Ten 4 bedroom dwellings.

One Self Build Unit

A total of sixty parking spaces are proposed, and officers are advised that each property
will be provided with an electric vehicle (EV) charging point. As this is not indicated on the
plans, officers have recommended a planning condition.

The new access is to the middle and east of the site, into Church Lane. Part of the policy

for this site requires changes to be made to these accesses and this is detailed within the
report.
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The dwellings incorporate a simple range of materials, comprising a mix of brick, render,
fibre cement cladding and a slate roofs.

APPLICANT’S SUPPORTING INFORMATION

Construction Environmental Management Plan
Design and Access statement

Planning Statement

Statement of Community involvement

Waste Audit Statement

Ecological Impact Assessment

Construction Traffic Management Plan

Flood Risk Assessment

Ground Investigation Reports

Road safety Audit

Travel Plan

Transport Assessment

Arboricultural Impact assessment and constraints reports
Tree Protection plan

Plant Schedule

Compound location plan

Landscape and Ecological Maintenance and plan

Plans for Highways, drainage, swept path, visibility, Carriage widening, House types,
Refuse Storage, Site Layout, Street Scene.

RELEVANT PLANNING HISTORY

89/02766/0OUT - REFUSE date 25th October 19900utline for residential development (4
acres); installation of private sewage treatment works and construction of new vehicular
access; & provision of village recreation field (3.37 acres approx.)

91/01764/0OUT - REFUSE date 30th January 19920utline for residential development and
provision of playing field

82/01060/0UT - REFUSE date 10th December 19820utline for residential development
and the provision of private treatment plant to serve the development (7 acres)
22/01375/MFUL - PCO date Erection of 24 dwellings including affordable housing, with
associated access, landscaping and infrastructure

OTHER HISTORY

21/02076/PREAPP - CLOSED date 13th December 2021
PROTECT : Proposed construction of 24 dwellings
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DEVELOPMENT PLAN POLICIES
Mid Devon Local Plan 2013 — 2033

Policy S1 - Sustainable development priorities

Policy S2 - Amount and distribution of development
Policy S3 - Meeting housing needs

Policy S4 - Ensuring housing delivery

Policy S5 - Public open space

Policy S8 — Infrastructure

Policy S9 — Environment

Policy S13 — Villages

Policy DM1 - High quality design

Policy DM2 - Renewable and low carbon energy
Policy DM3 - Transport and air quality

Policy DM4 — Pollution

Policy DM5 — Parking

Policy DM25 — Development Affecting Heritage Assets
Policy DM26 - Green infrastructure in major development
Policy CB1 — Land Off Church Lane, Cheriton Bishop

CONSULTATIONS
NHS

22/01375/MFUL | Land at NGR 277371 93228 East of Church Lane Cheriton Bishop
Devon | Erection of 24 dwellings including affordable housing, with associated access,
landscaping and infrastructure

The application has been reviewed from a primary care perspective and the response has
been informed by the Devon Health Contributions Approach: GP Provision
(https://www.devon.gov.uk/planning/planning-policies/other-county-policy-and-guidance)
which was jointly prepared with NHS England.

The GP surgeries within the catchment area that this application would affect, currently
have sufficient infrastructure capacity to absorb the population increase that this potential
development would generate.

However, please be advised that this response from NHS Devon is a snapshot of capacity
assessment at the date of this letter and should there be any change to this position as a
result of any current planning applications that may or may not affect the capacity at
Cheriton Bishop Surgery being approved prior to a final decision on this particular
development, then the NHS position could change.

Therefore, whilst at this time there would be no need for a Section 106 contribution
towards NHS Primary Care from this development, we would advise that the estimated
sum of £580 per dwelling towards NHS Primary Care is factored in to any viability
assessments.

Accordingly, the NHS reserve the right to review and respond again when any future
planning applications are received by the Council. The NHS cannot guarantee that the
response will be the same once all the factors surrounding any future application are
considered.
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Cheriton Bishop Parish council

14.09.2022

Further to Cheriton Bishop Parish Council's support comment it is recommended that the
size of the self-build plot be increased because this is a rare opportunity in the village and
it is the only way an individual can build their own full market value home under MDDC's
current Local Plan.

14.09.2022
Cheriton Bishop Parish Council supports this application with the following
recommendations:

1) that the size of the self build plot be increased; and 2) that the design of the
retainment pond be reviewed to improve the ingress and egress safety ration.

Highways Authority
Observations:
The site is accessed off an Unclassified County Route which is restricted to 20 MPH

The number of personal injury collisions which have been reported to the Police in this
area between 01/01/2017 and 31/12/2021 is none in the area of the proposed access.

This area is within the Mid Devon Local Plan CB1,and the highway requirements
within this Policy is met in this application.

The Applicant has proposed in the Transport Assessment 6.2.2 that the Unclassified
County road will be widened to 4.8 metres wide on Drawing number C21125-TP001 Rev F
and the footway travelling North and South will be an internal footway. In the South the
footway will connect to the existing footway. Half way there will be an access to the
existing children's play area, and then continue to the access road. There is no footway
connection to the Northern area of the village, although there is no existing footway
through this area of the village this is all shown on Drawing C21125-TP002 which the
County Highway find acceptable.

The access proposal for the visibility splays are acceptable for the speeds in this area,
therefore they are providing a safe and suitable access for all users.

The parking spaces to be provided meets with the Mid Devon Local Plan DM5.

The number of trips this proposal could create would not cause a severe effect on the
County Network, as shown in the Transport Assessment.

The Construction Management Plan that has been submitted part of this application would

require further information as per the condition | will recommend as part of this
consultation.
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Recommendation:

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

Prior to commencement of any part of the site the Planning Authority shall have received
and approved a Construction Management Plan (CMP) including:

(a) the timetable of the works;

(b) daily hours of construction;

(c) any road closure;

(d) hours during which delivery and construction traffic will travel to and from the site, with
such vehicular movements being restricted to between 8:00am and 6pm Mondays to
Fridays inc.; 9.00am to 1.00pm Saturdays, and no such vehicular movements taking place
on Sundays and Bank/Public Holidays unless agreed by the planning Authority in
advance;

(e) the number and sizes of vehicles visiting the site in connection with the development
and the frequency of their visits;

(f) the compound/location where all building materials, finished or unfinished products,
parts, crates, packing materials and waste will be stored during the demolition and
construction phases;

(g) areas on-site where delivery vehicles and construction traffic will load or unload
building materials, finished or unfinished products, parts, crates, packing materials and
waste with confirmation that no construction traffic or delivery vehicles will park on the
County highway for loading or unloading purposes, unless prior written agreement has
been given by the Local Planning Authority;

(h) hours during which no construction traffic will be present at the site;

(i) the means of enclosure of the site during construction works; and

(j) details of proposals to promote car sharing amongst construction staff in order to limit
construction staff vehicles parking off-site

(k) details of wheel washing facilities and obligations

() The proposed route of all construction traffic exceeding 7.5 tonnes.

(m) Details of the amount and location of construction worker parking.

(n) Photographic evidence of the condition of adjacent public highway prior to
commencement of any work;

Off-Site Highway Works No development shall take place on site until the off-site highway
works as shown on drawing no. C21125-TP001 Rev F have been constructed and made
available for use.

REASON: To minimise the impact of the development on the highway network in
accordance with Mid Devon Local Plan CB1
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In accordance with details that shall previously have been submitted to, and approved by,
the Local Planning Authority, provision shall be made within the site for the disposal of
surface water so that none drains on to any County Highway

REASON: In the interest of public safety and to prevent damage to the highway
Housing support Manager

29.07.2022
| can confirm that at the moment this parish is not showing a housing demand as of July
2022.

DCC Education

04.08.2022

Regarding the above planning application, Devon County Council has identified that the
proposed increase of 22 family type dwellings will generate an additional 5.5 primary
pupils and 3.3 secondary pupils which would have a direct impact on Cheriton Bishop
Primary School and Queen Elizabeth's School, Crediton. In order to make the
development acceptable in planning terms, an education contribution to mitigate its impact
will be requested. This is set out below:

However Cheriton bishop primary school is not forecast to have capacity for the pupils
likely to be generated by the proposed development. Therefore, Devon County Council
will seek a contribution directly towards additional secondary education infrastructure at
Cheriton Bishop primary school . The contribution sought towards Primary is £94,033
(based on the DfE extension rate of £17,097 per pupil). This would relate directly to
providing Primary education facilities for those living in the Development

We have forecasted that Queen Elizabeth's School has currently got capacity for the
number of pupils likely to be generated by the proposed development. Therefore, Devon
County Council will not seek a contribution towards secondary education infrastructure.

We will however require a contribution towards secondary transport costs due to the
development being further than 2.25 miles from Queen Elizabeth's School, Crediton.

The cost will be worked out as follows.
£3.51 day x 3.3 pupils x 190 academic days x 5 years = £11,003

All contributions will be subject to indexation using BCIS, it should be noted that education
infrastructure contributions are based on June 2020 prices and any indexation applied to
contributions requested should be applied from this date.

The amount requested is based on established educational formulae (which related to the
number of primary and secondary age children that are likely to be living in this type of
accommodation). It is considered that this is an appropriate methodology to ensure that
the contribution is fairly and reasonably related in scale to the development proposed
which complies with CIL Regulation 122.
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In addition to the contribution figures quoted above, the County Council would wish to
recover legal costs incurred as a result of the preparation and completion of the
Agreement.

Historic Environment

29.07.2022
Comments from Stephen Reed, Senior Historic Environment Officer

The Historic Environment Team has no comments to make on this planning application.
Conservation Officer

DATE: 8/12/22

SUMMARY

Desktop Assessment appears to suggest that the location of the eastern border to the
main development will not have any detrimental impact on the setting of the Grade II*
listed Old Rectory.

However, the projecting spur along the northern border is considered unjustified and not to
take opportunity for improvement and to better reveal the significance heritage assets and
their settings. As such, it is considered that this has potential to contribute an element of
less than substantial harm.

It is advised that positioning the pumping station within the main development or along the
southern boundary of the new housing estate, so as to respect the historic setting and
outward views from the curtilage of the Grade II* listed building, as well as preserve and
enhance the open unspoilt rural aspects from the Conservation Area boundary.

SIGNIFICANCE/SETTING/CONTEXT

Cheriton Bishop is characterised by its dual centres linked by a narrow semi-rural lane,
Church Lane. The church and historic core is located to the north, while to the south, the
historic buildings follow the line of the main road interspersed with C20 builds.

The northern village core is designated as a Conservation Area, with a strip of land
between that acts as a buffer, which presently separates the C20 development to the
south.

The nearest Listed Building is the Grade Il * Old Rectory located within the northern
village group.

COMMENTS

The site is outside the Conservation Area but will infill an area between the northern and
southern sections of the village and hence, result in encroaching C20 development
towards the historic settlement, which is characterised by its open rural views over open
countryside.

The proposed eastern perimeter of the main development remains aligned with existing
northern development, which limits the intrusion into the open countryside.
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However, the addition of the projecting strip of land beyond the main body of the
development ,to accommodate the pumping station, set along the northern field boundary
is not favoured.

This boundary forms the southern edge of the buffer zone between the site and the
southern curtilage perimeter of the Grade Ili* Old Rectory.

The setting of a heritage asset is, all of that from which the heritage asset can be
experienced both from public and private land, and setting is considered by the NPPF
(Glossary) to be a component of the heritage asset’s significance.

It should also be noted that the special character can also be affected by noise, smells
etc. It is not clear if the pumping station will produce any operational sound but if so, this is
a further reason for relocation away from the historic setting.

It would be recommended that this pumping station is relocated to the southern boundary
of the development where it will be located with C20 or at least accommodated within the
main northern body of the development (not projecting).

As to the Conservation Area, Church Lane provides the approach into the designated
area. At present, the lane reverts to its original narrow unspoilt character as it travels north
out of the existing C20 development, contributing positively to the Conservation Area.

Therefore, any Highways works should be respectful of this semi-rural character and avoid
an overly suburban and engineered character at the splayed mouth of the development by
the incorporation of local materials and native planting

ADDITIONAL GUIDANCE/POLICY CONSIDERATION
Conservation Principles

HE GPA 2: Managing Significance in Decision Taking
HE GPA 3: Setting of Heritage Assets

POLICY CONSIDERATION:

In determining the proposals due consideration has been given to Section 16 of the NPPF,
Section(s) 66/72 of the 1990 Act and the Local Plan.

SUGGESTED CONDITIONS

*Precise scheme for the junction with Church Lane to include hard and soft landscaping
and boundary treatments.

Further response received 12/12/22

CONSERVATION & DESIGN OFFICER Further COMMENTS
Support Subject to Conditions  x

Unable to Support

Other

No Harm X
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Less than Substantial Harm/offset by public benefit
Less than Substantial Harm/ not outweighed by public benefit
Substantial Harm

SUMMARY

As stated before, treatment of the lane-side junction should be sympathetic to the rural
character of the approach into the historic core.

In addition, thickening of the northern boundary in particular with native hedge and tree
planting to increase height and density would be recommended

Also any associated equipment above ground for the subterranean pumping station
should be painted dark green or black to integrate into the landscape setting.

COMMENTS

Further photographs from the site have now been supplied following the initial feedback
on the scheme. These views are not accessible via the desktop assessment resources
and show the northern boundary of the site in relationship to the listed building to the north
as well as showing the position of the church tower to the NW.

In addition, it has been clarified that the pumping station will be located underground with
only its associated equipment above, and the surrounding wire fence and posts, which
although will have presence, this will be less than originally anticipated from the plan
drawings.

Therefore, based on these, it is considered that the main concerns have been overcome
and with the main development lining the line and set back from the more open area of the
field potentially visible from the listed building to the north and set on slightly higher
ground, the impact on the heritage asset will be avoided.

Additional planting along the northern boundary will assist in diluting any views of the post
and wire fence, along with suitable paint finish for the above ground components and
fencing.

ADDITIONAL GUIDANCE/POLICY CONSIDERATION
Conservation Principles

HE GPA 2: Managing Significance in Decision Taking
HE GPA 3: Setting of Heritage Assets

POLICY CONSIDERATION:
In determining the proposals due consideration has been given to Section 16 of the NPPF,
Section(s) 66/72 of the 1990 Act and the Local Plan.

SUGGESTED CONDITIONS
* Precise scheme for the junction with Church Lane to include hard and soft landscaping
and boundary treatments.

« Above ground equipment for the pumping station finished in dark green or black
» Planting scheme for the northern boundary of the site (native hedging and trees)
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Devon and Cornwall Police
Re 24 dwellings at Land at East of Church Lane Cheriton Bishop - 22nd July 2022

Thank you for this application, | have no objections in principle from a designing out crime
and anti-social behaviour perspective to the proposal. The reference to principles and
practices of Secure By Design within the Design & Access Statement and how these have
been implemented across the site where practicable is welcomed.

As the security element of the building regulations, namely Approved Document Q (ADQ),
sits outside the decision making process for the planning authority the following is to
inform the applicant:-

All doors at the entrance to a building, including garage doors where there is a connecting
door to the dwelling, and all ground floor, basement and other easily accessible windows,
including roof lights, must be shown to have been manufactured to a design that has been
tested to an acceptable security standard i.e. PAS 24 2016 or equivalent.

To assist with this requirement and to ensure compliance with ADQ it is recommended
that all doors and windows are sourced from a Secured by Design (SBD) member
company. SBD requires that doors and windows are not only tested to meet PAS 24 2016
standard by the product manufacturer, but independent third-party certification from a
UKAS accredited independent third-party certification authority is also in place, thus
reducing much time and effort in establishing the provenance of non SBD approved
products.

Secured by Design (SBD) is a crime prevention initiative managed by Police Crime
Prevention Initiatives Ltd (PCPI) on behalf of the UK police services which aims to
improve the security of buildings and their immediate surroundings in order to provide
safer places and sustainable communities.

The proposed plot boundary and separation treatments, including use of existing hedges
noted. Any hedge must be of sufficient height and depth to provide both a consistent and
effective defensive boundary as soon as residents move in and must be of a type which
does not undergo radical seasonal change which would affect its security function. If
additional planting will be required to achieve this then temporary fencing may be required
until such planting has matured.

Whilst gates to the rear gardens provide a barrier to the private space of the dwelling, their
effectiveness can be enhanced by moving the gates forward (as close to the front
elevation building line as is possible) to remove accessibility to sides of dwellings where
surveillance opportunities are limited.

| would also advise that for all plots that private front gardens are suitably defined. Open
frontage, particularly but not exclusively, on corner plots, can for many reasons frequently
lead to community conflict, for example, desire lines for pedestrians and cyclists are
created, dog fouling, ball games and anti-social behaviour.
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The open/void space to the rear/side to the rear of plots 10-18 inclusively is not supported
as it leaves both the proposed and existing dwellings vulnerable. Research confirms that
inappropriate access can create hiding places and give anonymity to offenders enabling
them to familiarise themselves with an area, search for vulnerable targets, offend and
escape. Crime is always easier to commit where there is little or no chance of an offender
being challenged or recognised. Levels of anti-social behaviour will also be
correspondingly high in designs that reduce residential influence. Therefore, | request it is
removed from the scheme, by for example, incorporating into rear gardens of those plots.
Whilst the proposed parking provision would appear acceptable and offer good
surveillance opportunities, from a designing out crime and disorder perspective, it is vital
that the parking provision for the proposed development is both enough when balanced
against the schedule of accommodation, as even a one-bedroom dwelling could attract 2
vehicles. Failure to do so can lead to inconsiderate parking resulting in the potential for
community conflict.

Please do not hesitate to contact me if any clarification is sought or | can assist further.

Natural England

04.08.2022

NO OBJECTION

Based on the plans submitted, Natural England considers that the proposed development
will not have significant adverse impacts on statutorily protected nature conservation sites.

Public Health

25.07.2022
We have considered the application and, in particular, the reports relating to potentially
contaminated land and construction management.

The applicant has had an intrusive geotechnical investigation carried out, Advance
Consultants dated August 2021, and this has concluded that there are unlikely to be any
contaminants of concern on the site, which has only been in agricultural use. We agree
with this conclusion but recommend that the "unexpected contamination™ condition is
included on any approval.

A CEMP has been submitted and we do not anticipate any concerns in relation to the
management of the build. The controls comply with the Considerate Constructors scheme.
We recommend that the CEMP is referred to in any approval in order to ensure that it is
complied with.

Lead local Flood Authority

11.08.2022

Recommendation:

Although we have no in-principle objection to the above planning application at this stage,
the applicant must submit additional information, as outlined below, in order to
demonstrate that all aspects of the proposed surface water drainage management system
have been considered.
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Observations:

The applicant has proposed to manage surface water within a detention basin before
discharging to an Ordinary Watercourse via a sewer requisition.

The applicant should submit a topographic survey along the adjacent land to the north.
The applicant should then demonstrate how exceedance flows shall be managed along
this boundary without causing a flood risk to external properties.

A SuDS Management Train should be assessed for this site. Although the topography
may be causing a constraint, SuDS features are versatile and may be able to fit within the
site. Could the detention basin be moved to the very northern corner of the site? This may
give space for a swale (possibly with check dams) to be constructed along the northern
boundary of the site. This swale could convey water to the basin.

The construction of the basin will produce soil which will need to be managed. If there is
excess cut at this site, then perhaps the levels along the eastern boundary of the site
could be adjusted to design a suitable swale. An ordinary watercourse runs through this
site, so if any temporary or permanent works need to take place within this watercourse to
facilitate the proposed development (such as an access culvert or bridge), Land Drainage
Consent must be obtained from Devon County Council's Flood and Coastal Risk
Management Team prior to any works commencing. Details of this procedure can be
found at:

https://new.devon.gov.uk/floodriskmanagement/land-drainage-consent/.

30.09.2022

Recommendation:

Our objection is withdrawn and we have no in-principle objections to the above planning
application at this stage, assuming that the following pre-commencement planning
conditions are imposed on any approved permission:

No development hereby permitted shall commence until the following information has
been submitted to and approved in writing by the Local Planning Authority:

(a) A detailed drainage design based upon the approved Flood Risk Assessment and
Drainage Strategy.

(b) Detailed proposals for the management of surface water and silt runoff from the site
during construction of the development hereby permitted.

(c) Proposals for the adoption and maintenance of the permanent surface water drainage
system.

(d) A plan indicating how exceedance flows will be safely managed at the site.

No building hereby permitted shall be occupied until the works have been approved and
implemented in accordance with the details under (a) - (d) above.

Reason: The above conditions are required to ensure the proposed surface water
drainage system will operate effectively and will not cause an increase in flood risk either
on the site, adjacent land or downstream in line with SuDS for Devon Guidance (2017)
and national policies, including NPPF and PPG. The conditions should be pre-
commencement since it is essential that the proposed surface water drainage system is
shown to be feasible before works begin to avoid redesign / unnecessary delays during
construction when site layout is fixed. Observations:

Following my previous consultation response (FRM/MD/01375/2022; dated 11th August
2022), the applicant has provided additional information in relation to the surface water
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drainage aspects of the above planning application, in an e-mail dated 23rd August 2022,
for which I am grateful.

The applicant has confirmed that exceedance flows will not go beyond the hedge row
along the northern boundary of the site.

Tree Officer
Site Visit? No.

Relevant Tree Preservation Order/Conservation Area: n/a

Information Provided/Reviewed: Arboricultural Constraints Report, Arboricultural Impact
Assessment Plan, Tree Protection Plan, Landscape General Arrangement, Landscape
General Arrangement 01, Typical Soft Landscape Details 01, and Plant Schedule

The tree constrains survey identifies the relevant trees on site and off site. T13 and T14
are A category boundary oaks trees that are significant components in the local
landscape. Informing their retentions should be prioritised. The constraints survey also
identifies significant groups of trees that are offsite that are two groups of ash trees, G9
and G10. Both are noted with ash die back and in poor condition. As a result little weight is
given to them in relation to the proposal. The tree constrains survey identifies and show
the root protection area and amenity separation distance within the constraints plan. The
root protection area have not been adjusted informing there has not been restriction to
root development on site.

Arboricultural Impact Assessment Plan informs low value bramble hedge H3 and H7 are
identified for removed to allow access and maintenance to the stream/ditch. The impact of
their removal is viewed as not significant. Arboricultural Impact Assessment Plan notes
that the ash trees within G9 and G10 are unlikely to remain beyond the short-term. As it is
believed the trees are off-site it is assumed they will be retained until they either fail or the
tree owner removes them. It would be prudent for the applicant to make previsions with
the tree owner to have the trees removed. The proposal as it stands would impact the
trees, increasing the target value and make remedial works to remove the trees more
challenging once the dwellings are constructed.

The Storm water attention pond appears to be extremely close to the root protection area
of T13 and T14. Consideration should be given to hand dig only in the location adjoining
the root protection area for an initial depth of 200cm under the supervision o of the
appointed arboriculturalist. Roots identified should be suitable pruned in line with
BS3998:2010.

Tree Protection Plan has been provided and show adequate protection fencing to
trees/hedging being retained. In reviewing the plans its felt there will be low likelihood of
conflict between retained trees and the current proposal. Except in relation to T13 and
T14. A greater detailed method statement should be provided for the Storm water
attention pond to unsure T13 and T14 are not adversely impacted.

The Landscape General Arrangement indicates there is approximately 62 trees to be
planted as part of the proposal of a range of specie ranging from light to heavy standard.
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The planting proposal as it stands is viewed as adequate and should benefit the proposal
in the long term. The application has provided the planting pit design for the different stock
type. The design meet current standards and is viewed as adequate.

The Landscape Proposal appears not to have provided a suitable aftercare program to
ensure successful tree and shrub establishment. It is unclear site water visits will be
carried, when tree stakes will be inspected, adjusted and removed along with formative
pruning.

The proposed tree planting will need to be afforded suitable aftercare to ensure successful
establishment. Following tree planting that should be carried out in accordance with best
practice. For a period of three years all young trees should be watered regularly with a
minimum of 14 visits per season during the spring and summer. Stake and ties should be
reviewed at every second visit and adjusted appropriately and combined weeding carried
out. After three years where a tree have been staked and tied these should be removed.

Any trees that are found to be dead, dying, severely damaged or diseased within five
years of the completion of the building works OR five years of the carrying out of the
landscaping scheme (whichever is later), shall be replaced in the next planting season by
specimens of similar size and species in the first suitable planting season.

Prior to the a expiry of 5 years where dead, dying, severely damaged or diseased trees
are to be replaced a review of the tree stock should be carried out by the council with a
view to a Tree Preservation Order being placed to ensure long-term protection.
Reason: To comply with the duties indicated in Section 197 of the Town and Country
Planning Act 1990 to safeguard and enhance the amenity of the area, to maximise the
quality and usability of open spaces within the development, and to enhance its setting
within the immediate locality.

The following British Standards should be referred to:

a. BS: 3882:2015 Specification for topsoll

b. BS: 3998:2010 Tree work - Recommendations

c. BS: 3936-1:1992 Nursery Stock - Part 1: Specification for trees and shrubs

d. BS: 4428:1989 Code of practice for general landscaping operations (excluding hard
surfaces)

e. BS: 4043:1989 Recommendations for Transplanting root-balled trees

f. BS: 5837 (2012) Trees in relation to demolition, design and construction -
Recommendations

g. BS: 7370-4:1993 Grounds maintenance part 4. Recommendations for maintenance of
soft landscape (other than amenity turf).

h. BS: 8545:2014 Trees: from nursery to independence in the landscape -
Recommendations

i. BS: 8601:2013 Specification for subsoil and requirements for use
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REPRESENTATIONS
There have been 6 General Comments, 1 support comment and 9 objection comments

General Comments
e Remove permitted development rights to side of houses to retain parking provision.
e Have a condition to retain all parking facilities.
e Re locate access to southern end
Introduce sleeping policemen to Church lane to ensure speed is reduced.
Maintenance of the brook to southern end
Provide buffer trees to southern area
Concern over badger disturbance
Will church lane become one way
No meeting with residents was made
Will the sewers cope with the additional use
Will the price of the properties be affordable?

Support Comment
e More affordable homes are to be welcomed

Objection Comments
e Access point to the site is in a dangerous location
In winter the lane is very slippery
CB1 is for 20 Houses why are there 24 now.
Village school is over capacity as is the doctors surgery
Who will maintain the hedge to the road
New public foot path should continue to the northern edge of the site.
Bedroom numbers should relate to parking allocation along with larger spaces for
caravans and motorhomes.
e Building on land outside the allocation will set a precedent.

MATERIAL CONSIDERATIONS AND OBSERVATIONS
The main issues in the determination of this application are:

Principle of development

Scale, appearance, layout and landscaping
Flooding and drainage

Residential amenity

Highways, parking and access

Ecology and biodiversity

Planning obligations

Other matters

N>R~ WNE
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1. Principle of Development

1.1 The site is located within the defined settlement limit of Cheriton bishop with the
exception of the suds scheme associated with the proposal. The principle of development
has already been established by the allocation of the site Under Policy CB1 for 20
dwellings.

2. Scale, Appearance, Layout and Landscaping

2.1 Policy DM1 of the Mid Devon Local Plan 2013-2033 requires designs of new
development to be of high quality, demonstrating a clear understanding of the
characteristics of the site, its wider context and the surrounding area. Development
should make a positive contribution to local character, creating visually attractive places
that are well integrated with surrounding buildings, streets and landscapes.

2.2 The development proposes a residential development laid out in an ostensibly H
shaped road system, with the sole access of the site being taken from the west, via
Church Lane. The proposal comprises 24 dwellinghouses and flats of one, two, three and
four bedrooms, being a mix of detached and semi-detached, bungalows and 2 flats. The
site is not specifically constrained by the topography of the site, which has a gentle
gradient but ostensibly level. Two properties are showing the need for steps with the rest
having access off the pavement with no step requirements. All pavements are adequate
for wheelchair access and accessibility.

2.3 The resulting layout is considered to be acceptable, with well-spaced properties being
provided with good-sized gardens and much of the parking between properties, thereby
reducing the dominance of car parking within the street scenes. The scale and density of
development is consistent with the adjoining modern residential development of Hescane
Park and Glebelands.

2.4 A detailed landscaping scheme has been provided, providing mixed tree planting
within the site, along with new Devon bank to the western edge of the site in conjunction
with the retention of the road side hedge boundary, accompanied by new native species
hedge planting. Due to the size of the site, no on-site formal or informal public green
space is proposed, although a small buffer area is proposed to the south between the site
and Hescane Park, all other landscaping requirements associated with Policy CB1 are
complied with including all buffer areas. Off-site provision is accounted for in the planning
obligation section 106 which will accompany this application.

2.5 Surface water from the site is proposed to be disposed of via the suds detention basin
at a controlled rate, into the adjacent field. Therefore, a landscaped attenuation basin is
proposed in the area outside the development area for the dwellings.

2.6 The design of the proposed houses, are of a typical modern residential design and
appearance, with a palate of material proposed, including a mix of brick, render and fibre
cement cladding, with grey concrete tile roofs. The form and massing of the proposed
dwellings, as well as the proposed materials are considered to be acceptable and
adequately respect and relate to the prevailing character of development in the immediate
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vicinity. In order to ensure that the final finishes are appropriate, a schedule of materials
has been submitted it is considered appropriate to impose a condition to ensure these
materials are utilised.

2.7 Policy DM1 advises that development should provide suitable external spaces for
recycling and refuse. Details of storage provision has been indicated on the submitted
plans. However no specifics with regard to any screening etc have been provided these
can be conditioned.

2.8 In terms of size, the properties comply with the minimum floor space requirements
specified in the Technically Described National Space Standards, referenced in policy
DM1 of the Local Plan.

2.9 The site is located outside of the village conservation area. There will however be
some views from the conservation area, as well as views to the conservation area and
other heritage assets, such as the grade II* listed Old Rectory. As such consideration will
have to be given to the impact that the development will have on the significance of these
heritage assets. Paragraph 192 of the NPPF advises that “in determining applications,
local planning authorities should take account of:

a) the desirability of sustaining and enhancing the significance of heritage assets and
putting them to viable uses consistent with their conservation;

b) the positive contribution that conservation of heritage assets can make to sustainable
communities including their economic vitality; and

c) the desirability of new development making a positive contribution to local character
and distinctiveness.”

2.10 The above requirements in respect to heritage assets are echoed in policy S9 of the
Mid Devon Local Plan, which includes the requirement that “development will sustain the
distinctive quality, character and diversity of Mid Devon’s environmental assets
through...the preservation and enhancement of Mid Devon’s cultural and historic
environment, and the protection of sites, buildings, areas and features of recognised
national and local importance, such as listed buildings, conservation areas, scheduled
monuments and local heritage assets.” Policy DM25 also states that “heritage assets and
their setting which are irreplaceable resources accordingly the Council will:

a) Apply a presumption in favour of preservation in situ in respect of the most important
heritage assets

b) Require development proposals likely to affect heritage assets and their settings,
including new buildings, alterations, extensions, changes of use and demolitions, to
consider their significance, character, setting and local distinctiveness, and opportunities
to enhance them.

c) Only approve proposals that would be likely to substantially harm heritage assets and
their settings if substantial public benefit outweighs that harm or the requirements of the
NPPF are met.

d) Where a development proposal would lead to less than substantial harm, that harm will
be weighed against any public benefit, including securing optimum viable use; and
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e) Require developers to make a proportionate but sympathetic assessment of the impact
on setting and thereby the significance of heritage asset(s)”

2.11 In coming to this decision the council must also be mindful of the duty as set out in
section 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990.
Section 66 relates to having special regard to the desirability of preserving the listed
building, its setting and features of special architectural or historic interest which it
possesses, and have given it considerable importance and weight in the planning balance.
Section 72 requires the decision to pay special attention to the desirability of preserving or
enhancing the character or appearance of a conservation area, and have given it
importance and weight in the planning balance.

2.12 In assessing the impact of the development, against the aforementioned local and
national policy requirements, the proposal is considered to be acceptable,. The Council’s
Conservation Officer has also been asked to assess the proposal, raising concerns over
the siting of the pumping station and its potential to impact on the setting of the grade 11*
listed building. However the pumping station will be located underground with only small
items such as access points, cabinets above ground and associated vents. As such, the
conservation officer is content that the proposed will not cause undue harm to the setting
of the listed building provided any above ground units are a dark colour and the hedging is
re-enforced. Suitable conditions are in place to ensure this is undertaken. The proposed
development is therefore not considered to cause any harm to the setting and significance
of local heritage assets in this regard.

2.13 On the basis of the above it is considered that the proposed application is acceptable
in respect to scale, layout, appearance and landscaping.

3. Flooding and Drainage

3.1 The site is located within EA designated Flood Risk Zone 1, which is at the lowest risk
of flooding from seas and rivers. The site topography, does not give rise to potential for
surface water runoff to impact upon neighbouring properties to the south. It is important to
ensure that surface water is appropriately dealt with on site to avoid the risk of flooding of
the proposed properties, and neighbouring properties. The development of this site will
clearly lead to the creation of additional impermeable surfaces, however it also provides
an opportunity to manage surface water runoff within the site, which would otherwise be
uncontrolled, with potential to impact on neighbouring properties.

3.2 Foul drainage would be disposed of via the proposed pumping station, and surface
water drainage would be disposed of by on-site infiltration, and by way of the basin which
is the preferred method of disposal for surface water. In support of this application, the
applicant has submitted a geotechnical report detailing the ground testing carried out, with
the results of the testing concluding that the soil of site had low and variable permeability
making it unsuitable for infiltration drainage. The Lead Local Flood Authority (LLFA -
Devon County Council Flood and Coastal Management Team) have confirmed that the
testing carried out is sufficient to prove that infiltration is not feasible on site. However the
proposed basin and sewage pumping station and associated drainage has been
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considered by the LLFA to which they have no further objections subject to a suitable
condition which will be included as part of any decision notice.

4. Residential amenity

4.1 Policy DM1 e) states that new development should be create “visually attractive places
that are well integrated with surrounding buildings, streets and landscapes, and do not
have an unacceptably adverse effect on the privacy and amenity of the proposed or
neighbouring properties and uses...”

4.2 In this case, there have been some objections to the proposal with concerns raised
about the impact that the properties will have on neighbouring residents’ amenity due to
unacceptable overlooking and potential overbearing impact.

4.3 In respect to the proximity of the proposed dwellings to neighbouring properties,
especially the bungalows in Meadows Edge, it is noted that these are sited approximately
25 metres away, which is an acceptable distance to be considered to not cause
unacceptable harm through overlooking. The proposed arrangements are also consistent
with the relationships between other existing properties in the vicinity, In addition the
proposal will provide additional planting in the southern area to assist with softening any
impact on the resident at Meadow Edge. To the north the existing trees will be retained to
provide a buffer as per the requirements of Policy CB1. In addition some additional
planting is to be provided to the Northern Boundary with crab apple trees and shrubs.

4.6 Overall, it is considered that the proposed development is appropriately scaled and
sited to avoid unacceptable harm to residential amenity, in accordance with Local Plan
policy DML1.

5. Highways, parking and access

5.1 Policy DM1 of the Local Plan states that new development should be safe and
accessible and policy DM3 of the Local Plan requires development to ensure safe access
to the transport network. Policy DM5 states that sufficient vehicle parking and bicycle
storage must be provided.

5.2 The access point into the site has been considered by the Highways Authority. The
new roads within the site has been designed to an adoptable standard with a 5 metre wide
carriageway, 2 metre wide footpath. A turning head is provided, which is designed to allow
a large refuse vehicle to turn within the site. Similarly a swept analysis for such a larger
vehicle has been provided to confirm that the site is accessible for such a vehicle. The
Highway Authority have considered the application and raised no objections.

5.3 Policy DM5 stipulates that the development must provide an appropriate level of
parking, taking into account the accessibility of the site, including the availability of public
transport and the type, mix and use of development. In respect of parking provision, Policy
DMS5 requires an average of 1.7 spaces per dwelling. The proposed development accords
with the requirements for parking provision with 2 spaces available for each property. In

AGENDA
45



addition some of the properties have access to a private garage, although it is noted that
the guidelines established in the Provision of Parking in New Development SPD, June
2013, discount garaging form making up part of the parking provision of a development.
Despite this, the parking levels accord and exceed the Local Plan requirements.

5.4 Otherwise, all properties comply with Building Regulations M4 Part 1, with pedestrian
access form parking areas and drives level with gradients of less than 1:20, and all
dwellings having a level threshold.

5.5 Local Plan policy DM1 also requires that 20% of the dwellings are built to comply with
Building Regulations M4 Part 2. It is noted that all the dwellings have access to a suitable
drives, and pavement, with 5 units fully compliant with this policy in terms of wider doors

and easy access floor plans. The units are shown on plan SL.01 rev A as being plots 10,
11,17, 21 and 22.

5.6 The proposal appears not to provide the requirement of 1 electric vehicle charging
point per 10 dwellings, However it has been confirmed that the intention is to provide an
electric vehicle charging point to each property in line with Building control regulations,
therefore it is considered that the proposed subject to a suitable condition will be in
compliance and exceed Policy DM5.

5.7 The applicant has submitted a Construction and Environmental Management Plan
(CEMP), the details of which are considered to be acceptable. These have also been
considered by the Council’s Public Health Team, and the County Highway Authority, who
have raised no objections, a specific condition will be included to ensure compliance with
the CEMP.

5.8 It is noted that there have been objections raised in respect to the impact on highway
safety at the proposed construction site entrance off Church Lane, and in respect to the
narrow nature of Church Lane. As well as highway safety there are concerns about
potential impact on roadside properties and parked cars.

5.9 These objections are noted, however access to the site is constrained due to the
location of the site at the village edge. The only feasible route is from Church lane.
Although it may be acceptable to ensure all traffic is routed via the southern end of Church
Lane off the main road through the village. The proposal includes the widening of the
highway and the provision of a foot path through the site along Church lane. There will be
minimal disruption to the hedge line. Policy CB1 requires consideration to be made for the
Junction of Church lane with the main road to the south of the site in terms of the numbers
of dwellings proposed. Highways have considered this aspect of the Policy and the
submitted transport assessment and are of the view that the junction is adequate for the
needs of the proposed development.

Policy CB1 also requires the widening of the highway to the front of the site this is to
increase the width from a minimum of 4m to an acceptable width along the frontage to
4.8m, this only requires the removal of part of the existing hedge to facilitate the visibility
requirements and a small area of curb side alterations to achieve the required 4.8m width
of road. As part of the submitted documents, the applicant has included a comprehensive
plan to show how this will take place. Should members be minded to approve the
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application, this plan will form part of the approved plans list and a pre-commencement
condition (as requested by the Highways Authority) has been recommended to ensure the
works are carried out before development and appropriate quality of work is undertaken.
Your officer is content with this process as are the Highways Authority.

5.10 Overall, the proposed development is deemed to be acceptable from a highway
safety point of view, according with policies DM3 and DM5 of the Mid Devon Local Plan. It
also complies with the accessibility requirements of policy DM1.

6. Ecology and biodiversity

6.1 The submitted ecological impact assessment did not identify any major ecological
constraints to development within the site. However it did establish a potential for door
mice in part of the hedgerow to be removed a licence will be required, a condition is to be
imposed to conform to the mitigation and bio diversity gains set out in the report.

6.2 The site is currently improved grassland, with field boundaries containing Devon bank,
hedgerows, scrub and fencing. No evidence of protected species was identified within the
site margins, however the site habitats are suitable for supporting amphibians, badgers,
bats, birds, reptiles and invertebrates. As such, a number of recommendations are made
to ensure that a precautionary approach is taken to the removal of vegetation, use of
lighting and construction practices during the building phase, should permission be
granted for the scheme.

6.3 In order to secure biodiversity net-gains, a range of biodiversity enhancements are
proposed with the inclusion inbuilt bat, bird and bee boxes, and proposed native species
hedge banks. A condition will be imposed to ensure that the recommended precautionary
measures, details of mitigation and biodiversity enhancement measures comply with the
recommendations of the report.

6.4 As such, there is no identified harm to local ecology and the scheme appropriately
accords with policies S9 and DM1 of the Local Plan.

7. Planning obligations

7.1 A S106 Agreement is presently being negotiated to include the following elements:

7.2 County Education - A financial contribution of £94,033 towards primary school
infrastructure at Cheriton bishop Primary School, £11,003 for transport to secondary
school due to the development being further than 2.25 miles from Queen Elizabeth School
Crediton.

7.3 Public Open Space - A financial contribution of £57,567 towards off-site public open
space within the vicinity of the site.

7.4 Affordable Housing - 30% affordable housing in accordance with a scheme to be
agreed by the Local Planning Authority and one self-build project.
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7.5 NHS — A financial contribution of £24,587.34 has been requested to provide additional
services to meet patient demand. Officers acknowledge the Consultation responses
received from the NHS requesting £24,587.34. The Trust have undertaken an impact
assessment formula, based on a development of 24 dwellings, resulting in a S106
financial contribution request. The Trust specify that this contribution is to be used directly
to provide additional health care services to meet patient demand as a result of the
development. Officers have been in discussion with the Trust on previous sites and
remain concerned about the details of the calculation and compliance with CIL Regulation
122. No evidence has been made available to confirm that those likely to live in the new
units are not already living within catchment. Officers remain concerned that there would
be double handling in terms of assessing the needs of residents which would have already
been taken into account in planning the associated finances needed by the NHS for
residents within the catchment area.

Paragraph 204 of the NPPF and Regulation 122 of the Community Infrastructure Levy
Regulations 2011 (as amended) set tests in respect of planning obligations. Obligations
should only be sought where they meet the following tests:

- Necessary to make the development acceptable in planning terms;
- Directly related to the development; and
- Fairly and reasonably related in scale and kind to the development.

At the current time, it is considered that the requested NHS contribution would not meet
the Regulation 122 tests and therefore a S106 agreement has not been requested.

7.6 Monitoring fee in the sum of £1957.69 to be used to monitor compliance with the
obligations contained in the deed. (This amount was based on figures prior to the recent
change in monitoring fee changes)

8. Other matters

8.1 Questions have been asked as to whether the current sewage system is sufficient to
support the development. While this concern is noted, the matter of sewage is dealt with
by the onsite pumping station facility and should not impact on the existing village system.

8.2 The County Historic Environment Team have assessed the information submitted in
support of the application and do not anticipate any impact on known heritage assets. As
such, there are no objections on archaeological grounds.

8.3 All properties are to operate air source heat pumps for heating etc.
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9. Conclusion

9.1 The principle of developing this site was agreed under policy CB1 Land off Church
Lane, Cheriton Bishop, Local Plan 2013-2033 for the provision of 20 dwellings and 30%
affordable housing. This application is considered to be acceptable, although it exceeds
the 20 house threshold, by 4 properties this is acceptable as the sewage and surface
water basin are to be located outside the site, away from the properties to ensure there
are no potential adverse impacts on the dwellings proposed. This provides further space
to be utilised and increase viability. There will have no adverse impact on local flood risk,
ecology, archaeology, surrounding character, residential amenity and highway safety.

CONDITIONS

1. CD1 Time Limit— FULL The development hereby permitted shall be begun before the
expiration of three years of the date of this permission

2. CD7 Approved Plans The development hereby permitted shall be carried out in
accordance with the approved plans listed in the schedule on the decision notice.

3. No development hereby permitted shall commence until the following information has
been submitted to and approved in writing by the Local Planning Authority:

(a) A detailed drainage design based upon the approved Flood Risk Assessment and
Drainage Strategy.

(b) Detailed proposals for the management of surface water and silt runoff from the site
during construction of the development hereby permitted.

(c) Proposals for the adoption and maintenance of the permanent surface water drainage
system.

(d) A plan indicating how exceedance flows will be safely managed at the site.

No building hereby permitted shall be occupied until the works have been approved and
implemented in accordance with the details under (a) - (d) above.

4.Prior to commencement of any part of the site the Planning Authority shall have received
and approved a Construction Management Plan (CMP) including:

(a) the timetable of the works;

(b) daily hours of construction;

(c) any road closure;

(d) hours during which delivery and construction traffic will travel to and from the site, with
such vehicular movements being restricted to between 8:00am and 6pm Mondays to
Fridays inc.; 9.00am to 1.00pm Saturdays, and no such vehicular movements taking place
on Sundays and Bank/Public Holidays unless agreed by the planning Authority in
advance; Consideration needs to be taken at school start and finish times with deliveries
where possible to be undertaken outside these times.

(e) the number and sizes of vehicles visiting the site in connection with the development
and the frequency of their visits;

AGENDA
49



(f) the compound/location where all building materials, finished or unfinished products,
parts, crates, packing materials and waste will be stored during the demolition and
construction phases;

(g) areas on-site where delivery vehicles and construction traffic will load or unload
building materials, finished or unfinished products, parts, crates, packing materials and
waste with confirmation that no construction traffic or delivery vehicles will park on the
County highway for loading or unloading purposes, unless prior written agreement has
been given by the Local Planning Authority;

(h) hours during which no construction traffic will be present at the site;

(i) the means of enclosure of the site during construction works; and

(j) details of proposals to promote car sharing amongst construction staff in order to limit
construction staff vehicles parking off-site

(k) details of wheel washing facilities and obligations

() The proposed route of all construction traffic exceeding 7.5 tonnes.

(m) Details of the amount and location of construction worker parking.

(n) Photographic evidence of the condition of adjacent public highway prior to
commencement of any work;

5. No development shall take place on site until the off-site highway works as shown on
drawing no. C21125-TP001 Rev F and C21125-TP003 Rev D have been constructed and
made available for use.

6.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
submitted and to be approved by the Local Planning Authority in writing before their
construction begins, For this purpose, plans and sections indicating, where appropriate
and required, the design, layout, materials and method of construction shall be submitted
to the Local Planning Authority.

7. No part of the construction of dwellings hereby approved shall be commenced until:

A) The access roads have been laid out, kerbed, drained and constructed up to base
course level for the first 20.00 metres back from its junction with the public highway

B) The ironwork has been set to base course level and the visibility splays required by this
permission laid out

C) The footway on the public highway frontage required by this permission has been
constructed up to base course level

D) A site compound and car park have been constructed to the written satisfaction of the
Local Planning Authority.

8. The materials specified in the revised schedule of materials for the units submitted on
the 7! October 2022 along with the Materials layout plan (MI_01 Rev A) shall be fully
implemented and thereafter shall not be altered without the prior written consent of the
Local Planning Authority.

9.Boundary treatments of the development hereby approved (including height, design and
materials), landscaping (plant schedule M564 DR_L_ 9001 Rev 02) including details of
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making good of existing boundaries, and any boundaries within the application site, shall
be undertaken in accordance with the submitted landscape details and plans (Landscape
Plan MEI LOCI, M564_DR_L_1002 Rev 03, and M564 DR_L_2001 Rev 02).Such
approved boundary treatments shall be provided in accordance with these agreed details,
prior to any of the dwellings hereby permitted being first occupied and shall be so retained
thereafter. Any trees or plants which within a period of five years from the implementation
of the scheme (or phase thereof), die, are removed or become seriously damaged or
diseased shall be replaced in the next planting season with others of similar size and
species.

10. Prior to the first occupation of the dwellings hereby approved, details of the boundary
treatments to the north of the proposed pumping station shall be submitted to and
approved in writing by the Local Planning Authority. Once approved, the landscaping shall
be carried out in accordance with the approved details and maintained for the lifetime of
the development. Any trees or plants which within a period of five years from the
implementation of the scheme (or phase thereof), die, are removed or become seriously
damaged or diseased shall be replaced in the next planting season with others of similar
size and species.

11.The development hereby permitted shall be carried out in accordance with the
recommendations detailed in the submitted Ecological impact Assessment (prepared by
ge Consulting - dated June 2022) and the submitted Landscape and Ecological
maintenance and plan, covering avoidance of harm to protected species and nesting
birds, mitigation, compensation and biodiversity enhancement measures, and thereafter
installed on the dwellings and agreed locations hereby permitted prior to them being first
occupied.

12. The development shall not be occupied until refuse bin/recycling storage areas have
been provided in accordance with the details that shall have first been submitted to and
approved in writing by the Local Planning Authority. The associated bin storage areas and
collection points for each dwelling shall be provided prior to initial occupation of each
dwelling and shall thereafter be retained and maintained.

13. Parking for the development hereby approved, will be implemented in accordance with
approved plan SL.01 Rev A prior to first occupation. The approved parking spaces shall
not be used other than for the parking of vehicles in connection with each property of the
development hereby permitted and shall be retained for this purpose for the lifetime of the
development.

14. Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) (England) Order 2015 (or any order revoking and re-enacting that Order
with or without modification), there shall be no extension to the south elevations of the
dwellings located on plots 10-13 (Bungalows), including any alterations to the roof height
or the provision of dormer windows/rooflights to the southern roof slops, hereby permitted
without the prior express grant of planning permission.

AGENDA
51



15. The development shall not be occupied until the number, location and type of electric
vehicle charger point have been provided in accordance with the details that shall have
first been submitted to and approved in writing by the Local Planning Authority. The
associated vehicle charger points shall be provided prior to initial occupation of any
dwelling and shall thereafter be retained and maintained.

16. Any above ground cabinets or items associated with the pumping station will be
coloured dark grey or dark Green, and be so retained.

REASONS FOR CONDITIONS

1. RD1 in accordance with provisions of Section 51 of the Planning and Compulsory
Purchase Act

2. For the avoidance of doubt in the interests of proper planning.

3. The above conditions are required to ensure the proposed surface water drainage
system will operate effectively and will not cause an increase in flood risk either on the
site, adjacent land or downstream in line with SuDS for Devon Guidance (2017) and
national policies, including NPPF and PPG.

4. To minimise the impact of the development on the highway network in accordance with
Mid Devon Local Plan CB1

In accordance with details that shall previously have been submitted to, and approved by,
the Local Planning Authority, provision shall be made within the site for the disposal of
surface water so that none drains on to any County Highway

5. In the interest of public safety and to prevent damage to the highway

6. To ensure that adequate information is available for the proper consideration of the
detailed proposals.

7. To ensure that adequate on site facilities are available for all traffic attracted to the site
during the construction period, in the interest of the safety of all users of the adjoining
public highway and to protect the amenities of the adjoining residents

8. To safeguard the visual amenities of the area in accordance with policies S9, DM1 and
DM25 of the Mid Devon Local Plan 2013-2033 and the aims and objectives of the National
Planning Policy Framework.

9. In the interests of reducing the impact of the scheme upon the privacy and amenities of
the occupiers of adjacent dwellings and to safeguard the visual amenities of the area, in
accordance with policies S9, DM1 and DM25 of the Mid Devon Local Plan 2013-2033 and
the aims and objectives of the National Planning Policy Framework.

10. In the interests of reducing the impact of the scheme upon the Grade Il Listed

Building, in accordance with policies S9, DM1 and DM25 of the Mid Devon Local Plan
2013-2033 and the aims and objectives of the National Planning Policy Framework.
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11. For the conservation and protection of legally protected species and for the
enhancement of biodiversity, in accordance with policies S9 and DM1 of the Mid Devon
Local Plan 2013-2033, the provisions of the National Planning Policy Framework, and to
ensure compliance with The Wildlife and Countryside Act 1981 (as amended).

12. To ensure appropriate bin storage and collection provision in the interests of local
amenity in accordance with policy DM1 of the Mid Devon Local Plan 2013-2033.

13. To ensure that adequate facilities are available for the traffic attracted to the site in
accordance with policy DM5 of the Mid Devon Local Plan 2013-2033.

14. In the interests of reducing the impact of the scheme upon the privacy and amenities
of the occupiers of adjacent dwellings and to safeguard the visual amenities of the area, in
accordance with policies S9, DM1 of the Mid Devon Local Plan 2013-2033 and the aims
and objectives of the National Planning Policy Framework.

15. To ensure that adequate on site facilities are available for all traffic attracted to the
site, in the interest of the safety of all users of the adjoining public highway and to protect
the amenities of the adjoining residents in accordance with Policy DM5

16. To ensure their impact on the area are reduced and in the interest of the setting of the
listed building in accordance with policy DM1 and DM25 of the Mid Devon Local Plan
2013-2033

REASON FOR APPROVAL OF PERMISSION

The proposed development of 24 houses in this sustainable location (Policy CB1) is
considered to be acceptable by reason that it respects the character and appearance of
the area and would not be harmful to the setting of local heritage assets, general visual
amenity, residential amenity, ecology, archaeology or highway safety, without
compromising the provision of services and facilities in the settlement, and provides for
appropriate drainage mitigation. As such the proposal complies with policies S1, S2, S3,
S4, S5, S8, S9, S13, S14, DM1, DM3, DM4, DM5 and DM25 of the Mid Devon Local Plan
2013-2033 and the aims and objectives of the National Planning Policy Framework.

The Human Rights Act 1998 came into force on 2nd October 2000. It requires all public
authorities to act in a way which is compatible with the European Convention on Human
Rights. This report has been prepared in light of the Council's obligations under the Act
with regard to decisions to be informed by the principles of fair balance and non-
discrimination.
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