PLANNING APPLICATION REPORT

Case Officer: Cheryl Stansbury Parish: Newton and Noss Ward: Newton and
Yealmpton

Application No: 3335/21/FUL

Agent/Applicant: Applicant:
Mr Mark Evans - Mark Evans Planning Pillar Land Securities (Collaton Park)
Limited Limited and Newton and Noss Com
Cedar House C/O Pillar Land Securities Ltd
Membland 5 Floor 2, Studio 5-11
Newton Ferrers Millbay Road
Plymouth Plymouth
PL8 1HP PL1 3LF

Site Address: Proposed Development Site At Sx 566 494, Land West of Collaton
Park, Newton Ferrers
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Development: Construction of 125 homes, commercial business units, landscaped
parkland, community boat storage/parking, allotments, improvements to existing

permissive pathway and public footway, enhancement of wvehicular access and
associated infrastructure and landscaping.

Reason item is being put before Committee: At the request of the Head of Development
Management due to the sensitive location of the site and significant public interest both for and
against the proposal.



Furthermore, the Council’'s Housing and Assets Teams have held a meeting with the applicant
to discuss the “A Different Approach” vision and with a view to the Council potentially acquiring
some of the affordable dwellings, should the scheme be approved.

Recommendation: Conditional approval, subject to prior completion of s106 agreement.

S106 Obligations:

- Secure affordable housing (46% 57 units) and occupation in line with Local Lettings Plan
- Principal residency restriction

- Highway officer requirements (including Travel Pack, financial contributions)

- Permissive hoggin path delivery and maintenance

- OSSR contribution of £190,789

- Public access and maintenance of communal areas

- Delivery and maintenance of play areas

- Maintenance of drainage/SuDS

- Tamar EMS mitigation of £55,379.01

- School transport contribution of £54,078

- Mitigation for AONB, to include replacing existing street lighting

- Delivery and maintenance of Biodiversity Net Gain/LEMP/off-site tree planting
- Proposed lighting dimming regime

- Transfer of land to CLT

- Transfer of car park/boat store and allotments to Parish Council

- Delivery of parkland café and public car parking (timescales and maintenance)

Conditions:

2 year time limit

Approved plans

Drainage; surface and foul (pre-commencement)

Construction Management Plan (CMP) (pre-commencement)
Construction Ecological Management Plan (CEMP) (pre-commencement)
Landscape and Ecological Management Plan (LEMP) (pre-commencement)
Accord with ecology report

Bat/bird/bee boxes and vegetation clearance

Hard and soft landscaping plan

10 No additional lighting beyond that considered

11.External materials, finish and colour (including windows and doors)
12.Parking provision

13.EV Charging 7kw point for each property.

14.Comply with Energy Statement

15.Waste Management Plan (pre-commencement)

16.Secure land remediation

17.Unexpected land contamination

18. Employment Skills Plan (prior to commencement)

19. Off-site highway works

20.Estate road/access points

21.Provision of site access

22.Stage 2 safety audit

23.Provision of bus stop

24.Removal of PD

25.Compost bins and water butts to be provided

26.Commercial unit use
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27.Accord with tree reports

28.Implement WSI

29.Lockable gates

30. Sustainable Travel Plan to be agreed for each commercial unit before occupation
31.First occupant resident monitoring

32.Provision of artwork

33.Barrier and CCTV for car park/boat store — details to be submitted

34.Allotment compliance with SPD

35.Details of equipment for play areas

36.Phasing plan

Key issues for consideration:
Is the development acceptable in principle inthe AONB, taking into account the following:

- The previous permission

- Major development inthe AONB
- Housing need

- Transport and highway safety
- Landscape impacts

- Design

- Residential amenity

- Biodiversity

- Trees

- Drainage and flood risk

- Carbon reduction

- Land contamination

- Historic environment

- Infrastructure contributions

Financial Implications (Potential New Homes Bonus for major applications):

As part of the Spending Review 2020, the Chancellor announced that there will be a further
round of New Homes Bonus allocations under the current scheme for 2021/22. This year is the
last year's allocation of New Homes Bonus (which was based on dwellings built out by October
2020). The Government has stated that they will soon be inviting views on how they can reform
the New Homes Bonus scheme from 2022-23, to ensure it is focused where homes are needed
most.

Site Description:

The application site is located within the parish of Newton Ferrers, approximately 1 mile (2.3km)
north-east of the existing settlement where facilities including a post office, public house, village
hall, shops, primary school and so on can be found. It lies adjacent to the B3186 and consists
of the former Collaton Cross RAF Station, a World War 2 barrage balloon facility (the northeast
section) and an area of agricultural land (southwest section). Little remains of the RAF site and
it is now characterised by concrete hardstanding, grassed areas and scrub. A large building
stands on site and it is evident that the surrounding land has been used for dumping of spoil
and other materials over the years. It is unkempt, but with the exception of the building, cannot
be seen from the highway.



The site covers approximately 15.3 hectares, over an irregular shaped area, bisected by an
existing private access road from the B3186, leading to the coastguard station and the small
group of existing dwellings of Livingston Avenue and Richardson Drive (former officer’'s houses
for RAF staff).

To the northwest, the site is bounded by the B3186, with agricultural land continuing beyond.
To the northeast stands a tall line of evergreen/coniferous trees which provide screening for
the residential development behind, known as Collaton Park (formerly married quarters for the
RAF Collaton Cross facility). To the southwest, irregular enclosed fields continue towards
Newton Ferrers. The south-east of the site is generally bounded by hedgerow and/or mature
tree lines, with agricultural land beyond, dropping down a valley slope into a larger tributary
valley of Newton Creek, further to the south-east. A footpath runs inside the site, along the
B3186 highway, although does not appearto be a recognised Public Right of Way on any map.

The site generally appears flat, particularly where the RAF station once sat, although it does
fall north-east to south-west, from 90m to 70m AOD (above Ordnance Datum); the steepest
gradient falls into a dry tributary feeder valley. Atthe head of the valley, the ground appears to
have been landscaped, to steepen the natural slope, with levelled ground at its base, where a
South West Water pumping station is located.

In terms of designations, the site is within the South Devon Area of Outstanding Natural Beauty,
the Newton and Noss Neighbourhood Plan Area, the Plymouth Sound SAC 12km buffer zone;
it is outside of, but close to, the Heritage Coast and Undeveloped Coast. It also lies within a
Site of Special Scientific Interest Risk Zone where the trigger is 25 or more dwellings outside
an urban area requiring consultation with Natural England.

The National Landscape Character Assessment classifies the site as Landscape Character
Area (LCA) 151 South Devon, identifying valued attributes and distinctive characteristics,
including “...predominantly dispersed settlement pattern with high concentration of scattered
farmsteads and hamlets...ancient pattern of settlement is intermixed with a large amount of
nucleated settlements.” Key drivers for change are identified as: “Increased demand for new
housing and development...pressure on sensitive areas and sites on the fringes of urban
areas. Opportunities for enhancement of natural assets...may also result from responsive and
well-informed developments.”

Under the Devon Landscape Assessment, the LCA is the Bigbury Bay Coastal Plateau.
Distinctive settlement characteristics in this area include: “Clustered hamlets and villages at
road crossings on the plateau and within coastal combes associated with fishing and/or
tourism; often centered on a square towered church...farmsteads scattered throughout nestled
in dips...strong local vernacular with common use of slate on roofs as well as wall hanging,
with some cob/ render often thatched.”

The site also falls within Landscape Character Type (LCT) 1B The Open Coastal Plateaux.
Key settlement characteristics are “Very low or low settlement density...settlement pattern,
with isolated farms or large houses and several villages, often distinguished by their uniform
appearance, and a few scaftered small coastal resorts...seftlements contained within dips in
the land and often hidden from view ...roads generally comprise narrow rural lanes’.

Landscape guidance also exists in the South Devon AONB Management Plan 2019 - 2024,
which notes “The area remains under intense pressure from housing development on green
field sites...constraints on available land mean that areas within the AONB boundary and its



setting are under pressure for the conversion of business, tourism and employment land to
residential use.”

The document further goes on to note the “...sparse but clustered settlement pattern,
farmstead layouts and local vernacular building materials make a significant contribution to a
distinctive sense of place...historic villages and settlements with strong vernacular architecture
and use of local materials give a strong sense oftime...historic villages and towns are clustered
at road crossings, bridging points, tidal limits and strategic waterside locations.”

The Proposal:
This is a full planning application for:

- The construction of 125 new dwellings, of which 46% (57 units) are affordable

- The construction of 1810 Sgm of commercial units

- The creation of around 5.3 ha of publicly accessible landscaped parkland, with a
parkland café and WCs, in addition to over 3 ha of other green landscaped areas
throughout the dwellings themselves

- A comprehensive Sustainable Drainage Scheme (SuDS) to include permanent wet
ponds

- A community boat storage/car parking area

- Community allotments and an orchard in the northern corner

- Associated works including improvements to the existing permissive pathway and public
footway (on-site and off-site), enlargement and improvement of the existing vehicular
access and associated infrastructure to improve road safety and reduce traffic speeds

- Significant areas of landscaping throughout the site

- Additional off-site tree planting

- Decontamination/remediation of all land within the red line site boundary

- Purpose built barn owl tower in the parkland area to replace the barn owl nest in the
barn, along with other biodiversity enhancements amounting to a net gain of over 100%
in hedgerows and 12% in habitats

The site is divided as follows:

- The site area (with advanced planting area to the south included) - 15.3 ha

- Parkland - 5.3 ha

- Other open space - 2.8 ha

- Orchard & Allotments - 0.3 ha

- Built area (housing, commercial, roads and parking incl. private gardens) - 6.9 ha

Two additional areas of land between the edge of the proposed built area and the parkland are
to be set aside for future expansion, only if housing needs dictate; these would be subject to
further full planning applications. One of these is the area where a dementia friendly care home
was originally considered in the early pre-app stages but was taken out of the scheme because
Officers did not feel a need could be demonstrated for it.

The development is promoted under the applicant’s “A Different Approach” vision. A detailed
explanatory document is available on the planning file through this link
http://apps.southhams.gov.uk/PlanningSearchMVC/Home/Details/213335, but to summarise:

“The A Different Approach (ADA) visionis to encourage, promote and actively delivera range
of new and innovative housing solutions in our rural communities...whilst also providing


http://apps.southhams.gov.uk/PlanningSearchMVC/Home/Details/213335

affordable workplaces to ensure whenever possible a thriving and dynamic economic future
for rural areas.

ADA is committed to working with local authorities and listening to the needs and voices of the
communitiesin which we work, to drive forward a collaborative and cohesive approach towards
the formulation of local housing policies, the implementation of planning considerations, and
the provision of functional rural workplaces.

We recognise that without an adequate supply of affordable workplaces (as well as housing) it
is difficult for rural workplaces to flourish, and whilst there is clearly a shortage of housing of
various types and tenures, particularly for the working age population, the need for a greater
focus on delivery of affordable housing in rural areas must go hand in hand with a commitment
to also providing workplaces that will stimulate and sustain the local economy.

We at ADA believe that the delivery of this change for our rural communities should start at
grass roots level, and that is why we place our focus on:

« Communityled housing: local people playing a leading and lasting role in solving local housing
problems

* Listening to the local people: using the tools available to us to design and deliver housing
solutions to meet their needs

» Supporting existing groups such as Community Land Trusts (CLTs): Locally led charities
supporting small-scale new development, encouraging local participation projects designed to
meet rural housing needs

» Developing different types of housing models to help meet needs across all income brackets
and generations...

...the design led scheme...comprises 1, 2, 3 and 4 bedroom dwellings including 46%
affordable homes in a variety of models as part of the ‘A different approach’ pilot for rural
housing delivery. This exciting vision of affordable housing and commercial space models
supports Community Land Trusts, affordable self-build alongside more traditional forms of
affordable housing. Shared equity does not feature in the approach, rather affordable rent and
rent to buy models are included which offer better value alternatives for aspirational
homeowners.

More than 17,000sq ft of commercial space is proposed across 12 units, with uses appropriate
to a residential setting, including space for a local shop and café. In response to the community
engagementfeedback, public facilitiesincluding allotments, a community orchard, boat storage
and seasonal car parking is proposed along with much needed transport and highway safety
improvements which will benefit existing as well as new visitors to Collaton.

The proposal includes for the provision of significant areas of publicly accessible open space
of circa 6ha, far in excess of the area required through policy. Open space includes a new
parkland, Local Equipped Area for Play (LEAP) and two Local Areas for Plan (LAP) alongside
a woodland walk / trim trail which traverses the perimeter of the housing development. These
amenities will be available to residents of the proposed development and wider community.”

A key element of ADA is the use of Modern Methods of Construction (MMC), essentially
modular units where the majority of construction occurs off-site, reducing deliveries to site,
construction time on-site as well as reducing waste when compared to traditional construction
methods. Carbon Reduction is also linked to MMC as it results in highly efficient dwellings; the
development offers a more than 70% carbon reduction through a fabric first approach and its
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use of renewable technologies. By utilising battery storage, it is anticipated dwellings can be
“off-grid” for up to 70% of time.

The ADA document concludes with;

“Our legacy should be to leave a positive impact on the people and communities we interact
with, by providing appropriate, high quality homes where they are needed, creating
opportunities for skill-development, helping local business to remain and thrive within their
communities, and supporting independence to enable our future generations to thrive.

For us, legacy is a gift that grons with each new experience, with each previously untested
idea, with bold ideals that you are courageous enough to deploy and with inspiring others to
see hopes and dreams through to fruition.

‘A Different Approach’ represents the outcome of the collective work carried out by the team.
It focuses on delivering the types of homes that communities tell us they need; homes which
meetthe needs of ordinary people, young families, older generations, and those with additional
needs. We hope that together we can tackle the multigenerational issues around loneliness
and independence and build the sorts of communities where nobody gets left behind.”

Community consultation

Significant public consultation has taken place both before application submission and since,
including through a consultation website (collatonpark.com) where a feedback form was
available; consultation with the Parish Council has continued after application submission. 2
presentations for local people took place on 2™ and 6™ of January 2021; virtual consultations
were held with the Parish Council on 28™ January 2021; discussion with Yealm Energy
Community took place on 215t January 2021, and a virtual presentation to existing residents
adjoining the site on 25" March 2021; on site consultations were held on 23/24 April 2021; a
Parish presentation was held on 20" July 2021 and to the River Yealm and District Association
(RYDA) on 9™ August 2021; the village hall was also used for a consultation on the final
proposals on the 15" and 16™ October 2021.

Of the consultation responses received (173 online forms and 182 from the various events)
90% were from people with a local connection, representing all age groups fairly evenly,
although slightly higher inthe 25 to 34 age bracket. The responses analysed found the majority
were in support of new homes (both open market and affordable), of an appropriate mix to
cater for a range of community needs, including downsizing, self-build, plus commercial uses,
parkland and so on. Around 35% of respondents stated they had moved out of Newton Ferrers
to find cheaper accommodation. The applicant has concluded the consultation document with
81/82 % of people supporting the development as proposed; this document is available in full
on the planning file entitled “‘Overview of  community engagement”
http://apps.southhams.gov.uk/PlanningSearchMVC/Home/Details/213335

Concerns have also been recorded through the consultations surrounding highway congestion,
increased traffic into the village, more congestion on the river, a rise in crime for existing
residents, light pollution and a lack of primary school places.

Views were also expressed that the development should provide no second homes, local
people should be given priority, a rebalance of the community is needed to allow younger
people to remain in the village, level access is needed, along with flexibility, community
facilities, a commercial offer, decent sized gardens and large areas of green space.


http://apps.southhams.gov.uk/PlanningSearchMVC/Home/Details/213335

As a result of the consultations and pre-application discussions, the applicant changed the
original intention to submit a hybrid application (full details for 96 dwellings and outline for the
remaining 44) to seek full permission for the entire scheme, to enable a thorough, detailed
analysis to be made by Officers and the community, in light of the sensitive AONB location.
The originally proposed 140 dwellings was also reduced down to 125.

Residential element
46% of the proposed 125 dwellings will be affordable and secured in a planning obligation; this
amounts to 57 units. The overall housing mix provided is as follows:-

10 x 1 bed
53 x 2 bed
39 x 3 bed
23 x 4 bed

Broken down into:

68 Open Market 57 Affordable
- 31x2bed - 8 x 1 bed (single storey)
- 14 x 3 bed - 2 x 1 bed (2 storey)
- 23 x4 bed -4 x 2 bed (1 ¥ storey)
-18x 2 bed
- 25 x 3 bed

All dwellings meet Nationally Designate Space Standards (NDSS), although some do exceed
this considerably. The majority of the open market units have a study in order to support the
increase in home working since the pandemic, and the studies have been designed under
NDSS bedroom size. Some of the affordable units have a study/bedroom or a study area on a
landing.

The tenure of the affordable dwellings under the ADA vision is as follows:

18 x Social Rented homes: owned in a trust by Newton and Noss Community Land Trust (CLT)
and let by a housing association at a Social Rent, around 50-55% of local market rent. The
housing association will allocate the homes in accordance with the local lettings policy agreed
by the CLT and SHDC. Due to the homes being owned in a trust, they will be protected from
the Government’s ‘Right to Buy and Right to Acquire’ and held in perpetuity; the ‘Right to
Acquire’ allows tenants of housing associations, councils, armed services and NHS trusts the
right to buy their home (at a discount) after 3 years as a public sector tenant.

22 x Affordable Rent: allocated by a housing association at an Affordable Rent (80% of local
market rent including service charges) on an assured tenancy to eligible households, under an
agreed local lettings policy. Applicants will have a local connection and be registered with
Devon Home Choice/Help to Buy (or other relevant register). These properties will meet the
definition included in Annexe 2 of the NPPF.

8 x Intermediate Homes: “Horizon”. Shared ownership bungalows, restricted to over 55s.
These allow people to ‘right size/down size’ in later life and remain in the community they have
lived in, close to family and friends, reducing reliance on care services in later life. The
dwellings will have built-in technology, such as Care Alert smart home monitoring, to ensure
the welfare of those living alone with reduced mobility, allowing them to stay in those homes
for longer.



9 x Self/Custom Build: “Vision”. Plots with detailed planning permission, fully serviced with all
required infrastructure and therefore suitable for a self/custom build mortgage on day one.
Plots are sold to eligible households from the Council’s self-build register with a local
connection, at a discount of 20% on market value. The purchaser can undertake the build
themselves or appoint the developer to undertake the build to a 'water tight shell’ ready for the
purchaser to complete the remainder of the internal fit out.

As part of the Different Approach Model, 5 of the larger 4 bed dwellings are proposed as
“Intergenerational”. These are open market homes, designed and built for multiple generations
to live under the same roof; they contain a flexible ground floor room, labelled as
“snug/playroom/intergenerational bedroom”. The applicant has explained there are many
factors driving this provision, including the need to provide support for older family members,
a lack of retirement homes, help with childcare and increasing housing costs. However, the
recent rise in multi-generational homes has been primarily driven by millennials living with
parents, and with increasing house prices and worsening affordability, this is likely to continue.
An ageing population will also have an increasing impact; currently there are around 11.8
million people over 65 in the UK and forecasts suggests this will rise to 18.5 million by 2040.”
(Source: https://www.cbre.co.uk/research-and-reports/our-cities/multi-generational-housing)

All of the proposed affordable dwellings will be let through a local lettings policy which will be
secured through a Section 106 Agreement and agreed with the Council’s Affordable Housing
Officers. It is understood the CLT have already agreed a local lettings policy which prioritises
those with a strong local connection and allows for those in Band E to be eligible also.

All proposed dwellings will have a principal residency restriction, as required by the Newton
and Noss Neighbourhood Plan, also secured in a S106.

Private amenity areas and parking provision have been provided in line with the SPD and
Newton and Noss Neighbourhood Plan.

Commercial Units

The Different Approach Model also includes a non-standard form of commercial offer, “Focus”.
It is described as a new affordable way of enabling business owners to purchase a business
unit on a shared ownership basis.

On day one, as a business owner, a percentage of the unit can be purchased directly into that
person’s pension; the percentage that can be purchased will depend on the amount of savings
currently inthe pension. On the part that is owned, a market rent is paid directly into the owner’s
pension (tax-free) and on the remaining share, rent is paid to the landlord. The purchase
agreement allows staircasing (to increase the share that is owned), as and when there are
adequate funds in the pension or as the company makes profit.

This model is designed to support smaller business who wish to take the next step into purpose
built premises, but are not able or wanting to enter into long, commercial leases. Some units
can be divided into smaller units and each has staff shower facilities to encourage non car
journeys.

The Town and Country Planning (Use Classes) Order 1987 (as amended) puts uses of land
and buildings into various categories known as 'Use Classes'. The application proposes 12
units as follows:



Unit No. Use Class Sgm Parking Spaces
Cla E (c-i,ii+g-i,ii,iii) 67 3
Clb E (c-i,ii+g-i,ii,iii) 84 3
Clc E (c-i,ii+g-i,ii,iii) 73 3
Cld E (c-i,ii+g-i,ii,iii) 60 3
Cle E (c-i,ii+g-i,ii,iii) 143 9
C2a F2(a) 280 10
C2b E (c-i,ii+g-i,ii,iii) 186 5
C2c E (b) 300 18
C3a E (c-i,ii+g-i,ii,iii) 215 5
C3b E (c-i,ii+g-i,ii,iii) 126 3
C3c E (c-i,ii+g-i,ii,iii) 215 5
Cafe E (b) 61 9
Total 1810 74

The uses would have generally been in Class A (1, 2 or 3) or B1 (a, b or ¢) prior to September
2020, when these were revoked and replaced by Use Class E. For Members’ benefit, the
former Use Classes were:

A1l Shops - Included shops, retail warehouses, hairdressers, travel agencies, post offices, pet
shops and sandwich bars

A2 Financial and professional services — Included financial services such as banks and building
societies, professional services (other than health/medical), estate agents

A3 Restaurants and cafés - For the sale of food and drink for consumption on the premises -
restaurants, snack bars and cafes

The B1 business class, uses which could be carried out in a residential area without detriment
to amenity was previously defined as:

B1(a) Offices - Other than a use within Class A2
B1(b) Research and development of products or processes
B1(c) Industrial processes

Use Classes B2 and B8 remain unchanged inthe Order, but are not proposed as part of the
development.

Class E comprises of:

E(a) Display or retail sale of goods, other than hot food

E(b) Sale of food and drink for consumption (mostly) on the premises *

E(c)(i) Financial services *

E(c)(ii) Professional services (other than health or medical services) *

E(c)(iii) Other appropriate services in a commercial, business or service locality

E(d) Indoor sport, recreation or fitness (not involving motorised vehicles or firearms or use as
a swimming pool or skating rink,)

E(e) Provision of medical or health services (except the use of premises attached to the
residence of the consultant or practitioner)

E(f) Créche, day nursery or day centre (not including a residential use)

E(g) Uses which can be carried out in a residential area without detriment to its amenity:
E(g)(i) Offices to carry out any operational or administrative functions *

E(g)(ii) Research and development of products or processes *

E(g)(iii) Industrial processes *
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(Those proposed in this development are marked with an *)

There is no Class E(a) retail proposed. Instead, a 280 Sgm shop is proposed under Use Class
F2(a), which is tightly defined inthe Order as “Local community”; shops selling essential goods,
including food, where the premises do not exceed 280 Sgm and there is no other such facility
within 2000 m

The car parking provision across the site is as follows:

74 commercial spaces

41 seasonal spaces (public car park)
9 allotment spaces

Total - 124 non-residential spaces

Residential:

269 driveway spaces

25 off street spaces

89 garage spaces

11 visitor spaces

Total - 394 residential spaces

The site will be accessed via the existing junction off the B3186. Improvements are proposed
to the visibility splays either side of the access, which is currently below standard to serve a
development of this nature.

The existing bus stop outside of the site will be relocated inside the site, as well as there being
financial contributions towards increasing the frequency of the local bus service; a contribution
of £200,000 secured in a S106 which results in an increase from 5 buses per day to 10, over
a 5 year period.

Sustainable travel vouchers are also provided for the first occupant of each dwelling, to a total
sum of £20,400.

The permissive path that runs parallel to the highway inside the site frontage and emerges onto
the B3816 around 600m south of the site access point, is proposed to be enhanced and
connected to a new footway on the northern side of the B3816, linked with a pedestrian
crossing. This new footway will run along the grass verge that is currently informally used by
pedestrians and will extend for 500m, to link to the existing footway in Newton Ferrers. The
path inside the site will take the form of a 3m wide “hoggin” path, to be shared by pedestrians
and cycles.

Lighting has been included on the highway, the new/improved pathway and inside the site
entrance, at the request of DCC Highways Officers. Discussions with Officers has resulted in
a significant reduction in number and size of light columns and bollards on the pathway,
operated through a dimming regime and part-night lighting strategy, including the main road.
The lighting will switch on at dusk, dim down to 75% output at 20:00, and switch off at 00:30,
coming on again at 05:30 until dawn; the bollards will also switch off at 00:30 until 5:30 am.

The drawings have seen several amendments following Officer feedback and the scheme now
proposes a significant number of dwellings as muted colour render; brick and natural timber
cladding are a feature of the non-rendered dwellings (brick for the lower half and timber at first
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floor/part first floor), with natural stone and zinc cladding introduced on the commercial
buildings. No dwellings stand more than 2 storey, with some being single storey or 1 % storey
with accommodation in the roof.

Open space is provided throughout the site, to serve the development and wider local
community. In total, the 14.6 ha site provides 7 ha of green space (grasslands, trees, open
glades and public parkland), 3.2 ha of accessible public open space which includes usable
footpaths, mown grassed areas and equipped play parks (the space not reserved for structured
planting and scrub dedicated ecology habitat). The documentation submitted indicates the
open space will be available to all residents and visitors, including the local community; the
s106 will secure this, along with management responsibilities.

Surface water drainage is proposed to be dealt with via a comprehensive Sustainable Urban
Drainage System (SuDS) comprising swales and attenuation, with a large permanently wet
basin set within the parkland on the south-western section of the site. Run off from surrounding
built form will also be captured and dealt with as part of the site wide drainage.

It is proposed to connect foul drainage flows to the existing South West Water sewage system.
Representations:
Representations from Internal Consultees A summary is provided below. Full responses

can be viewed on the application file through this link:
http://apps.southhams.gov.uk/PlanningSearchMVC/Home/Details/213335

Tree Specialist: No objection on arboricultural merit subject to the tree reports and documents
being made approved plans if consent follows

Environmental Health:

1. Air Quality. Agree there will be negligible impact on local air quality, particularly given the
move towards electric cars and low emission technology for energy supplies. No condition
regarding air quality is required.

2. CEMP. A comprehensive CEMP has been provided which includes consideration of
working hours, noise, dust, traffic routes and temporary lighting as well as other issues. A
condition should be included on any approval for itto be implemented.

3. Contaminated Land. Reports have comprehensively investigated the whole site,
supplemented by a Remedial Implementation Plan. The proposals are proportionate and
appropriate. A condition should be included on any approval requiring implementation.

4. Japanese Knotweed. The remediation plan also includes an appropriate scheme to
eradicate this; this should be started as soon as possible.

5. Lighting. A comprehensive lighting report has been submitted and concludes there is no
potential to impact on the existing residential area, and negligible effects elsewhere.
Streetlighting has been selected for low impact and is proposed to be turned off during the
night. A condition should be included on any approval

6. Noise. A comprehensive noise report has evaluated compliance with the Noise Policy
Statement for England and recommended mitigation measures for the housing. BS8223 with
regards to windows/glazing will also be met. There may be future impacts from the proposed
commercial area but as the use has not been determined it is not possible to predict these.
Recommend that a condition is included relating to the control of noise from air extraction and
air conditioning units.

JLP Team:
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It is first essential to be clear that the framework for decision making is the adopted local plan,
as required by section 38 of the Planning and Compulsory Purchase Act 2004. For clarity the
adopted development plan policies applicable to this application are those contained within the
Plymouth and South West Devon Joint Local Plan (adopted March 2019) and the Newton and
Noss Neighbourhood Plan (adopted July 2018).

The site is not within a named sustainable settlement; under policy TTV1 of the JLP, itis in tier
4, smaller villages, hamlets and the countryside.

In terms of considering whether a site is capable of delivering sustainable development, for tier
4 locations, policy TTV1 identifies the combined requirements of policies SPT1, SPT2, TTV26
and TTV27 as an initial test of spatial suitability.

When considering the site alone, it could be considered to both accord and conflict with SPT1
and SPT2. However, when considering how it relates to the settlement hierarchy and network
of rural communities it cannot be considered, on balance, to offer reasonable access to a
vibrant mixed-use centre by means other than by the private car. This is not unexpected
considering how the site is characterised within TTV1 as atier 4 location.

The specific wording of policy TTV26 is not directly applicable to a proposal of this size and
scale, despite it being located in the countryside. Part one of TTV26 only applies to proposal
sites considered to be isolated in planning terms, and the site is not so remote from nearby
settlements to be considered isolated.

TTV1 demands that proposals in tier 4 be considered against TTV27; the proposal falls short
of the policy expectation of no more than 40% of housing being open market.

In summary, at the highest level of policy consideration, the proposal meets a number of the
aspirations of SPT1, but fails to meet the spatial expectations of policy SPT2. Large parts of
TTV26 are not engaged, but there is limited conformity with SO10 that prefaces TTV26. The
proposal fails to meet the requirements of TTV27. On balance, the proposal cannot be
considered to be compliant with policy TTV1, and the plan when read as a whole.

Other policies that consider the location of development are to be found within the adopted
Newton and Noss Neighbourhood Plan, and specifically policy N3P-1 — Settlement Boundaries.

There are specific tests for major development within the AONB in both the JLP and the NPPF.
Paragraph 8 of the NPPF is clear that the presumption in favour of sustainable development
does not apply in AONBs. The JLP contains policy DEV25 - Nationally Protected Landscapes.
There are a number of specific requirements, but at the highest level, it establishes the policy
test which must be overcome by development proposals within AONBs.

There is no prescribed test for defining 'exceptional circumstances' or 'public interest' within
the context of these policy requirements, although there is some consistency in the way that
appeal inspectors use certain indicators when considering major applications in the AONB.
Chief amongst these is historic under-delivery of the LPA against identified housing needs.

As such, in housing delivery terms, there is nothing exceptional about the prevailing
circumstances within which the application is considered.
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The Housing Crisis declaration is a material consideration that could have some bearing on
the overall planning balance, although it does not override the primacy of the adopted
development plan and national planning policy.

The amount of internal space within each product does vary quite significantly, with a number
of larger units exceeding the NDSS by huge margins, whereas the more modest sized
accommodation offering a more conservative level of exceedance. This will be reflected in the
sale price of each dwelling, and as such the degree to which the housing mix on offer accords
with the broader aims of policy SPT2.4.

The NP policy N3P-11 considers both local housing need and housing mix within the same
policy, and introduces specific requirements for applicant to justify the number of houses that
have more than 3 bedrooms. The baseline figure for the parish regarding the dwelling stock at
2011 was 35% of homes in the parish were of 4+ beds, and 55% of dwellings were detached,
both of which have a direct impact on the affordability of homes in the local area.

Policy N3P-11 expresses a clear preference towards smaller homes, and requires applicants
to justify the number of homes with more than 3 bedrooms.

Policy N3P-11(d) is clear that proposals of 4 or more dwellings should have at least 75% of
homes that have no more than 3 bedrooms.

Whilst the mixed-use proposal offers an attractive package, it has to be considered alongside
the poor spatial location, both in terms of the adopted spatial strategy and location within a
nationally protected landscape. On balance it is considered that unlikely to meet the policy
tests for major developments within the AONB.

The JLP and NNNP have specific policies that seek to ensure that new homes permitted are
both efficient and environmentally responsible. The energy statement provided explains the
fabric first approach to reducing energy demand, as well as the low carbon technology used
for space and water heating, and onsite renewable energy generation. The JLP requires a
minimum 20% carbon reduction against a building regulations baseline, and the energy
assessment confirms that through a range of interventions the proposal reduces carbon
beyond building regulation by a highly impressive 70%. This represents one of the largest
savings achieved by any development since the adoption of the JLP, and will go a long way to
protecting future occupants from significant rises in operating costs of the dwellings.

Should the proposal be granted planning, it would be helpful if the developer were to survey all
new owners/occupiers to establish where they are moving from, the size of the household and
household earnings, so that key stakeholders can grow understanding of exactly who we are
building housing for, and where occupants of new rural communities are coming from, not least
because of the emphasis placed on meeting ‘local housing needs’ within this proposal.

[Officer Note: The applicant has put forward a detailed response, summarised as follows:

- Readily acknowledge that the previous permission has expired. Given its unsuitability to
meeting the needs of the local community, we welcome that it cannot be delivered. The
difference between the current proposal and that permission can be summarised in terms of
the way that the proposed development will:

1. Meet the need for market and affordable housing in the local area;

2. Focus on local people rather than those seeking to purchase a second/holiday home;

3. Rebalance the market; and,
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4. Respond to the very significant house prices in Newton Noss Mayo which is within the top
10% most expensive LSOASs nationally.

- Acknowledge the 5YHLS but note the expired permission for 70 units is included within the
sites expected to come forward within the next 5 years...indicates an expectation of such. It
has the potential to be delivered within that timeframe.

- Strategic Objective SOL1 is not a JLP policy but sets out the overarching aspiration for the JLP
area, focused on maximising growth in Plymouth. The supporting text makes it clear it does
not preclude development inrural areas when assessed in the planning balance, as guided by
the context of the JLP policies as a whole.

- In line with the NPPF, SPT1 promotes the 3 key dimensions of sustainable development
(economic, socialand environmental), containing 15 criteria against which development should
be assessed. In the context of the economic, social and environmental benefits delivered by
the development, it can be concluded it positively aligns with SPT1.

- SPT2 includes further criteria which are to “guide how development and growth takes place
in the Plan Area.” It is disappointing that the representation selects just one criterion.

- Supporting text cannot be treated as policy. The weight given to the distances set out in Figure
3.2 of the JLP should be measured accordingly. Focusing on the single connectivity point
ignores the range of facilities that are to be provided on the site, and the fact itis within 900 m
of Butts Park playing pitch.

- The distance to Newton Ferrers primary school is the same as that from the centre of Noss
Mayo, but will benefit from dedicated paths along the full distance.

- The whole route between the site and the village is relatively level and at worst, can only be
considered to very gradually slope down towards the village.

- There is no evidence to support that claim the shop and facilities on site will not reduce the
need to travel or will increase journeys for staff of the commercial units.

- Evidence of the need for non-residential uses was submitted and has not been disputed by
the Policy Officer. The draft s106 obligates marketing of the commercial units to local people
in the first instance.

- The RTPI paper referred to is a research paper, not an adopted policy document and should
not be interpreted as such.

- Disappointing that the proposed transport improvements have not been welcomed. These
have been supported by Devon Highways.

- It is suggested that because the Housing Needs Survey is more than 5 years old, it can no
longer apply as evidence, contrasting with the opinion of the Affordable Housing Officer, the
housing crisis and the (undisputed) evidence of housing need that has been submitted.

- There is a very severe need for additional housing inthe Newton Ferrers area, with a waiting
list and no band E homes available.

- As the previous permission has expired, the level of need that was identified at the time of
NNNP preparation was not met. Housing need is not static, and is now considerably more than
70 dwellings.

- It is noted that the NNNP did not allocate the site but that is because it benefited from an
extant planning permission at the time, and was identified as a commitment.

- The Parish Council has been very supportive of the emerging proposals, stating “...strongly
urges SHDC to reflect upon its declared emergency in both housing and climate change and
to approve this exemplary and revolutionary application.”

- Any inference that “itis not the intention of [TTV27] to be used to determine proposals of such
a size and scale” is inconsistent with any reasonable reading of the policy text.

- At no point though the pre-app process or extensive discussions that have taken place has
there been any mention of the site being treated as an exceptions site. We would have
expected this point to have been raised at an earlier stage inthe determination process.

- The previous permission was not granted on the basis of it representing an affordable housing
exceptions scheme.
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- The assessment of TTV27 is flawed and selectively interprets the policy. Criterion 2 must be
read in full: “This includes open market housing, providing it does not represent more than 40
per cent of the homes or 40 per cent of the land take excluding infrastructure and services.”
The total site area is 14.8ha; the built development is 9.08ha (61.4%) of this. The area of land
to be occupied by the open market housing is 2.86ha (19.3%) of the total, well below the 40%
stipulated by the policy requirement.

- It is also a material planning consideration that the development provides 57 affordable
homes; 46% of the total number of dwellings which accords with DEVS8.

- No evidence has been provided to refute any part of the submitted housing need evidence.

- We consider that the declaration of a Housing Emergency represents a wholly exceptional
basis for consideration of the current application.

- The reference to Sherford suggests a failure to appreciate the purpose of the development;
housing need that exists for villages within the AONB can only be addressed within that defined
area.

- The conclusion the proposal is unlikely to meet the policy tests for major development in the
AONB is a planning judgement which relies on the exercise of the planning balance. With
respect, we believe that itis for the Case Officer to undertake.

- This is the only development in the local area that will be subject to the principal residence
restriction, a positive solution that responds to the proliferation of second homes and the very
high cost of housing. As a requirement of the NNNP, we are surprised the effectiveness of this
is being questioned.]

Waste Specialist:

Originally requested further detail of vehicle swept path analysis across whole site for refuse
collection. Satisfied with the additional plans provided in response, and no further comment to
make.

Open Space Sport and Recreation Specialist:
For an application of this size we would normally expect:
- on site open space provision in line with policy 0.59ha/ 5940m2 (1.91ha/1000 people);
- provision of on-site equipped play (Locally Equipped Area for Play);
- on-site allotments, or a contribution towards improvements/extension of local facilities;
- off-site financial contribution towards improvements to local playing pitches/sports
facilities.

The accessible natural greenspace requirement will be met by the proposed parkland.
Note some areas within the development are not overlooked to provide natural surveillance.

S106 needed to secure contribution of £190,789 towards provision and maintenance of new
and improved sports and recreation facilities in the parishes of Newton and Noss and
Yealmpton, securing public access and the on-going management and maintenance of the
open space (including the play areas) in perpetuity, the allotment land to be gifted to the Parish
Council following plots being pegged out with pedestrian access and provided with a water

supply.

Landscape Specialist:
Object — conflict with JLP policies DEV23 and DEV25 and the AONB Management Plan

A number of measures have been incorporated into the scheme, as a result of an iterative
design process and discussions with SHDC Officers, to try to address the adverse landscape
and visual effects of the proposed development.
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The landscape strategy is therefore more developed in terms of mitigation measures intended
to reduce adverse visual effects, and with strong Green Infrastructure proposals throughout
the site offering biodiversity and amenity benefits, and new landscape features.

With established landscape mitigation (which may take 15 years to establish), the built form of
the development could be relatively well screened, and the other mitigation measures adopted
may further reduce the adverse visual effects of the proposals. However, what is unavoidable
is that development of the site will result in a fundamental and permanent change in character
locally, from open countryside to that of a relatively densely developed settlement.

The proposed buildings, roads and associated hard surfaces and domestic paraphernalia,
together with the movements of vehicles, residents and visitors, would markedly change the
character and appearance of a sizeable part the application site, and would intrude into the
attractive rural scene and erode the pleasing countryside of the AONB, which would adversely
affect the special qualities of a landscape that is recognised as being of national importance.

Updated following most recent documents: there have been further revisions to the
development proposals, including the landscape design, that address the majority of issues
that | raised, and which provide further enhancements and mitigation in response to identified
adverse visual effects.

Additional off-site, advanced planting has also been added, which will be subject to a S106
Agreement.

Affordable Housing Team:

Support. There is a target to increase the delivery of affordable homes in our adopted Housing
Strategy 2021 — 2026. SHDC declared a Housing Crisis in September 2021 due to the
difficulties local people are experiencing seeking affordable accommodation.

The Plymouth and South West Devon SPD seeks a tenure split of 65% social rent and 35%
intermediate housing. The application is compliant with this.

The open market homes will be subject to a principal residence covenant, to ensure they are
not sold as second homes.

The 57 affordable units will go towards meeting the need which has been identified via Devon
Home Choice (DHC), the Council's housing register and the parish housing needs survey 2016.
We understand and have been part of the wider consultation process that has taken place in
the community within the last 18 months. A number of households came forward needing
intermediate home ownership due to the high average house prices in the parish. The Social
Rented units will meet needs in bands A to E on DHC who meet the local lettings criteria
developed in partnership with the Council and CLT.

This application addresses several of the motions detailed within the declared Housing Crisis
and will also assist people in right sizing accommodation which they will own to live in on a
permanent basis with or without a mortgage.

The consultation events that have taken place have shown an overwhelming response from
young people who seek to remain in the village where they play an important contribution to
the economy through employment, owning their own businesses or providing services locally;
importantly, having family support close by to assist with child care or caring for relatives.
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Young families do not want to be displaced from the village and ultimately are likely to have to
commute in to Newton and Noss as they are forced to move to other locations where property
is more affordable for them. The impact that this will have on those families is additional fuel
costs, additional childcare costs and potentially changing their employment.

We work closely with Registered Providers to ensure the best use of properties, such as
encouraging downsizing to make larger properties available for larger households. It may also
be an opportunity for some of the families in the current stock to utilise the Step On scheme,
enabling families to access a property through home ownership by utilizing grants of £5000,
freeing up current rented stock for those in need.

Representations from Statutory Consultees

Newton and Noss Parish Council:

Support. NNPC has had a continuing series of consultations and discussions following the
original vote to support the application by Pillar Land Securities and Newton and Noss
Community Land Trust to build at Collaton.

We have listened to the wide range of views expressed and are now convinced that the
environmental points raised in our second submission have in fact been largely addressed by
the applicants. Accordingly, our second submission has been withdrawn. Perhaps the most
compelling views have been expressed by the youngsters of the villages who currently have
no hope of living in local properties or of getting a foot on the local housing ladder.

46% of the housing stock in Noss Mayo is now a second home or primarily for holiday letting
and this has already eaten the heart out of the community. In the Parish as a whole the figure
is around 25% indicating that the local community is under a severe and growing threat. That
equates to over 250 dwellings that, other than employing cleaners and gardeners, contribute
little or nothing to the community or local economy. Local youngsters are completely priced out
of the market by the selling prices that reflect the desirability of the villages as holiday
destinations for letting and second homes. NNPC is focussed on sustaining the community
spirit of the Parish and a key feature of this is the need to provide affordable housing locally to
retain the young of the villages.

SHDC has declared a housing emergency and the PC completely agrees that affordable
housing in our Parish is woefully lacking and we call upon SHDC to support this application in
order to start to address the real housing need.

A previous application for development of the Collaton brownfield site was approved yet this
application was for 70 houses that would have done very little to address the local housing
need. The present application, which is 80% 1-, 2- and 3-bedroom houses is a clear solution
to housing need and with its focus on environmental compliance is also an answer to SHDC'’s
declared climate emergency. The application includes Modern Methods of Construction, air
source heat pumps, solar panels, low level lighting and biodiversity replacement and
improvement, all of which respond to the climate emergency.

This application gets to the very heart of the need to balance the protection of the AONB with

the need to protect sustainable and viable communities within that landscape. A dying
community is not a good prospect for the future health of the AONB.
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NNPC strongly urges SHDC to reflect upon its declared emergency in both housing and climate
change and to approve this exemplary and revolutionary application.

[Officer note: The Parish originally submitted detailed comments that whilst supporting “the
application “in principle” by a very narrow margin”, noted the serious concerns in the community
and listed several issues they felt needed to be addressed, including better carbon reduction
measures, highway safety concerns from increased traffic, capacity of sewage works, light
pollution, water supply, loss of the proposed care home, how the principal residency restriction
will be applied and S106 matters.]

Holbeton Parish Council:

Object. Holbeton Parish Council object to the planning application and raise the following
points:

- Concerned there will be an increase in traffic

- Increase on the infrastructure in Yealmpton

- It sets a precedent of developing green field site in an AONB

- Increase demand on the sewage works

- Sherford was being built to take the pressures of local villages

Yealmpton Parish Council:

Object. This is entirely in response to how this proposal would affect Yealmpton. It is
recognised that the proposal lies in Newton and Noss parish but is on the border with
Yealmpton Parish and to that effect will have potential profound implications for Yealmpton and
its community as outlined below:

Directly: Substantial Increase inlocal highway use and associated noise. It is a fact that access
to the proposal will be predominantly through Yealmpton.

Local infrastructure (Schools, doctors, shops, parking etc) will be severely stressed by
increased use due to proposal.

Indirectly but of major concern: Against AONB policy

Visual impact. A skyline development able to be seen from the National Park and far beyond
Cumulative impact

Tourism impact

Loss of open space

Light pollution

South Devon AONB:
Object for the following reasons:
» The previous permission is no longer extant and planning policies are more robust than when
the previous outline was granted. It is considered that there are no exceptional circumstances
in the public interest that justify this proposal;
* Notwithstanding the above, the previous permission was for a significantly lower number of
units and the current proposal has a much greater impact on the special qualities and natural
beauty of the AONB. These impacts include:
- A prominent location on a high plateau where development and associated lighting will
be widely seen in the landscape;
- A dense urban form of development is proposed which is out of character with the
existing sparse settlement pattern, with isolated farms or large houses.
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- The scale of development amounts to a new village, which are generally located in the
valleys not on top of the high plateau, making this an alien form of development for this
landscape.
* It is therefore considered that the proposal conflicts with NPPF 176 and 177, Newton and
Noss Neighbourhood Plan Policy N3P-1, JLP policy DEV25and the South Devon Management
Plan policies Lan/P1 and Lan/P3-5.

DCC Highways:

The NPPF specifies development should not be refused unless the cumulative impact on the
network is likely to give rise to severe capacity or safety impacts. The Transport Assessment
includes alikely traffic forecast using recognised national statistical trip rate evidence (TRICS).
This does not specifically account for any trip suppression from the Travel Plan measures,
which will be designed to reduce traffic generations, or for self-containment or any trip reduction
impacts from residents choosing to work from home.

The presented figures are not disputed by the Highway Authority. Whilst the application has
increased in size from the previously approved application, the Highway Authority would not
wish to raise concerns in respect of the proposed uplift in traffic.

An independent Stage 1 safety audit and designers response has now been submitted for the
S278 works scheme, which includes a new tarmac footway leading from the western extent of
the site to Newton Ferrers.

Conditions and S106 requirements requested if approved.

DCCLLFA (Drainage and Floodrisk):

The applicant has produced two drainage strategies, one based on infiltration and the second
based on attenuation in line with best practice. Two rounds of infiltration testing has been
undertaken at the site and results indicate mostly favourable results. Groundwater monitoring
has been undertaken at the site over the winter months, in line with our policy on monitoring of
the groundwater.

In summary, the site will provide a betterment overall in terms of reducing runoff rates, provide
treatment of runoff as well as biodiversity and amenity benefits. This is in line with our SuDS
for Devon Guidance (2017) as well as national guidance such as the Ciria SuDS Manual C753
(2015).

DCC Ecology:

Conditions requested for adherence to ecology report, timing of vegetation clearance, CEMP
plus additional badger survey works to be included in an updated CEMP or secured by
separate condition.

Reviewed the additional information and have no ecological concerns, subject to conditions as
requested.

Habitats Regulation Assessment (HRA) completed. Provided mitigation measures are secured,
there will no adverse effect on the integrity of the Plymouth Sounds and Estuaries SAC alone
or in-combination with other proposals or projects.

DCC Education:
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The proposed 115 family-type dwellings will generate an additional 28.75 primary pupil and
17.25 secondary pupils which would have a direct impact on Newton Ferrers Primary school
and vybridge Community College.

DCC has forecast that there is currently capacity at the designated primary and secondary
schools for the pupils likely to be generated by this development and a contribution towards
primary and secondary education would not be required.

We require a contribution towards secondary school transport costs due to the development
being further than 2.25 miles from Ivybridge Community College. The costs required are: -
£3.30 per day x 17.25 pupils x 190 academic days x 5 years = £54,078

DCC Archaeology:

The development lies in an area of archaeological potential with regard to prehistoric activity
in the surrounding landscape as well as the WWII RAF Station Collaton Cross. The
development will destroy structural remains associated with the military use of the site as well
as archaeological and artefactual deposits associated with prehistoric activity. The impact
should be mitigated by a programme of work that should investigate, record and analyse the
heritage of the site.

The programme of archaeological works as described in the Written Scheme of Investigation
(WSI) - Cotswold Archaeology dated: 24th January 2022) is acceptable. Works should be
implemented as described in the WSI.

DCC Waste Planning:
Paragraph 8 of the National Planning Policy for Waste and Policy W4 of the Devon Waste Plan
require major proposals to be accompanied by a Waste Audit Statement. A good attempt has
been made to identify the type of waste will arise from the construction phase as well as waste
that will be generated once the development is occupied. However, the following points need
to be addressed at this stage of the application:

- The amount of construction, demolition and excavation waste (tonnes); and

- Provide detail of the waste disposal method including the name and location of the waste

disposal site.

Devon Wildlife Trust:
Object. Does not provide sufficient evidence to satisfy the requirements relating to biodiversity
in the NPPF and the following:
- Fails to comply with SPD requirement for bird/bat/bee boxes of 1 per dwelling
- Insufficient details of the dark 5m buffer corridors. Features appear to be within
residential curtilages and no fencing is provided
- Doesn’t demonstrate 10% BNG is achieved
- More than the proposed 50% of planting should be native species to provide greater
wildlife benefit

Natural England:
NE advises the LPA uses national and local policies, together with local landscape expertise
and information to determine the proposal.

The statutory purpose of the AONB is to conserve and enhance the area’s natural beauty. You
should assess the application carefully as to whether the proposed development would have
a significant impact on or harm that statutory purpose. Relevant to this is the duty on public
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bodies to ‘have regard’ for that statutory purpose in carrying out their functions (S85 of the
Countryside and Rights of Way Act, 2000).

NE is satisfied with the Green Infrastructure proposals submitted with this application and
welcomes the contents of the Biodiversity Net Gain plan.

[Officer note: response made prior to additional landscaping and tree planting was included]
South West Water:

SWW is able to supply clean potable water from the existing public water main and is able to
provide foul sewerage services from the existing public sewer inthe vicinity of the site.

No development shall take place within 3m of the water main.
The proposed surface water disposal is acceptable.

NHS Local Planning Authority Engagement Team:

Yealm Medical Centre has a patient list size of 6300 patients and a capacity of 7400. Therefore,
from the calculations that the LPAE team uses in conjunction with DCC, there is capacity for
this proposed development.

D&C Police Designing Out Crime Officer:

General comments submitted regarding the standard of windows and doors (to meet Secured
by Design) the need for natural surveillance, lighting, boundary treatments, details of lockable
gates.

Consultees not responded:
Barn Owl Trust; DCC Public Rights of Way; Environment Agency,; Forestry Commission

Representations from Residents

A significant number of comments (321 at the time of writing this report) have been received,
in support and against, the development; several note positives and negatives, but remain
undecided.

A petition naming 314 named has also been received. Whilst not giving addresses or
signatures, it has been supported by emails from many of these confirming their support.

All comments can be seen in full on the file and are summarised as follows:

Letters in support, approximately 138

Many of these have expressed a desire to move onto the site should it be approved, stating
this is the only opportunity they will have of owning their own home and moving back to the
community they grew up in. Many older residents note this will enable their children and
grandchildren to stay in, or return to, the community.

Housing

- Provides affordable housing for young people, children and grandchildren who work in and
around the village

- Provides affordable housing for older people wishing to downsize
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- Opportunity for better care facilities for older people through intergenerational living and
shared ownership bungalows with technology assistance

- Addresses imbalance of number of holiday homes compared with primary residences

- Provides homes for succeeding generations who have grown up in the local area but cannot
afford to stay in the area and who have no wish to move to places like Sherford; that will not
meet the villages’ needs

- The development will help minimise the continued external migration of young people, young
families and those on low incomes

- Support for first time buyer and rent to buy schemes
- Support for Community Land Trust component

- The full development provides a good mixture of CLT social rented housing, self-build housing
and Rent Plus housing along with the open market housing that makes the development
possible

- Good mix of house tenures, types and sizes; including custom/self-build to ensure there is
appropriate housing for all ages and demographics

- The proposal will make affordable small self-build plots available to locally based people
- Help affordability of housing in current economic climate of raising inflation and costs of living

- Support the scheme for primary residence only; this will help to reduce the amount of empty
holiday homes or second homes

- This is a once in a generation opportunity and a unique opportunity to readdress the housing
imbalance

- Support the proposal for 46% affordable housing (57 in total)

- In excess of 30% policy requirement — on a brownfield site in a location that has sufficient
capacity and good access to assist the housing crisis declared by South Hams District Council

- Affordable homes will be given priority to those with a strong local connection

- The proposal includes 18 social rent homes for the joint applicant Newton and Noss
Community Trust

- An innovative, flexible model that opens up opportunities for those who cannot normally buy
or rent in the area

- Proposed development has a far higher proportion of 1, 2 % 3 bedroom homes — making up
82% of the overall mix. Our parish plan has identified the need for two and three bedroom
homes within the parish. The scheme offers a unique opportunity to provide a significant
number of homes of this size

- The inclusion of community land trust provision is vital and very welcome. The proposal
addresses the requirement of a more balanced environment for the community, making it
sustainable and appropriate for the needs of local people, as set out in the Newton and Noss
Neighbourhood Plan

- Provides housing for those who have been born and bred in Newton and Noss and who have
no wish to move to Sherford, children and grandchildren can be close to relatives
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- The open market housing really appeals to my wife and | and the affordable housing seems
to look like a great option for all age ranges

- | grew up in the villages but 've had to move out to be able to afford to buy. | really look
forward to the opportunity to be able to buy a home in the area | call home

Local Community

- The development is being steered by local shareholders who live within the community. It is
not being done by a national house builder

- The project team ran an extensive public consultation, proactively engaged with the
community to design a development that addresses the wide ranging needs of the rural
community

- Will bring many commuters who cannot afford to live inthe village closer to the village school,
their work and their families, back where they grew up

- Will help community become more diverse; this is a once in a lifetime opportunity to rebalance
our community

-1 am ayoung local person who was lucky enough to grow up in these villages, and have sadly
seen over the past 30 years the destruction of a community. This proposal would be a life line
for many young or working class people that have been priced out of the village by an influx of
second home owners, holiday homes and people retiring here

- Seeks to directly address the ageing and imbalanced demographic of the area

- This development will help strengthen the community by enabling the younger residents to
remain

- New housing will support facilities in village such as school, sports clubs, pubs, churches and
important events such as the Regatta

- Newton and Noss Primary School is currently undersubscribed; the development will increase
the intake which will help rebalance and stabilise numbers for the future

- Yealm Medical Centre have capacity for new patients. South Devon and Torbay NHS
Foundation Trust have confirmed Yealmpton Surgery has capacity for the development

- There is an opportunity for Section 106 money to support local facilities

- The development will stimulate village life/ help villages thrive/ add vibrancy to villages
throughout the year

- The development will help Newton and Noss becomes a thriving, vibrant and well-balanced
community enjoyed by all generations

- The overall development provides business units to allow people to work locally and open
spaces for leisure time and a shop and a café to improve the community

- Collaton Park will become a place that our community can use, enjoy and be really proud of

- Having been brought up in the village of Newton Ferrers and having lived here most of my
life, 1 have over time had concerns about the development of Collaton. However, | think the
current proposals for development are beneficial to the local community. The project should
offer a chance for many young adults to relocate to the area. | know of several young adults
that are pinning their hopes on this project, which will enable them to return to the community
they love
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- The existing community is small and isolated, and the development will help to reduce this
- This development seems to be the kind of sensible measured development that aids local life

- The villages should be accessible to all people to enjoy and contribute to the community, not
just the privileged

- If the proposal doesn’t get full support our villages will become like many round the South
West, lifeless and just another tourist destination with busy roads filled with holiday makers

- The development will reinstate a community in Newton Ferrers, the village will be able to
thrive on a larger scale continuously throughout the year as opposed to only seasonally like it
does now due to the majority of houses being owned by second home owners who only visit
occasionally

- Aslong as the developers hold true to their stated commitment | believe Collaton park will be
an asset to our community

- The current sky rocketing prices of homes in Newton and Noss are so far from being
affordable to locals with local employment. The younger community is clearly being forced out
of the village which will have a detrimental effect on the village, without younger locals how will
traditions like the regatta continue? These events will be lost and are what makes this village
so special

Local Economy

- Addresses the historic loss of commercial and marine locations for housing development
- Industrial units would benefit local companies; and increase demand for local infrastructure

- Provides local jobs and units for local businesses; welcome the employment units which will
help support the growth of local businesses

- Will help businesses return to the area; will bring in new business and services to the areas
and support local companies

- The development will be a very pleasant, spacious place to live and work in

- Given the diverse demographic the development will attract they will be able to enjoy village
life, support local schools, pubs, clubs, shops and other businesses

- This development has the potential to benefit both Newton Ferrers and also other local
villages, Noss Mayo, Yealmpton, and Brixton

Highways

- Traffic movements represent only an additional 17 movements at peak hours compared to
previous consented scheme.

- There have been no objections from Devon County Highways

- There is a permissive footpath from Collaton to Newton Green, which isolates pedestrians
from road traffic and this will be improved

- There is already a pathway that provides a link to Newton Ferrers with its playing field, school
and shops.

- Footpath to access/ close proximity to village facilities to avoid reliance on car

- The bus stop will be moved from out on the road into the site entrance and will increase the
uptake of bus service as well as provide more buses
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- There will be an increase in the bus service offered, doubling its current offering to 10 trips
per day

- Improvements to Collaton cycle path provides sustainable transport to and from the villages

- The speed limit on B3186 will be reduced to 40mph from 60mph which will improve safety,
reduce road noise and reduce emissions

- All spoil will be retained on site, limiting or stopping the need for HGVs to travel through
Yealmpton

Sustainable Development and scheme

- This will allow for the redevelopment of a current eyesore and health hazard

- The plans are very attractive and discreet and you can see that care and attention has gone
into not making it look like a generic new build estate

- The current proposal represents only a 20% footprint increase from 2017 consent

- This is a sustainable development with good design, well considered infrastructure and many
facilities

- Will become pleasant area of its own

- Re-use of brownfield, contaminated land; without the development the land will not be
decontaminated. It makes sense to re-purpose it for development instead of green areas within
this AONB

- As an ex- MOD site, and current agricultural site, the current use of the land offers very little
in the way of ecology and biodiversity, while providing habitats for limited wildlife

- The original farmland was never of high quality

- The houses are well designed; attractive; have character; support carbon-neutral approach,
modern methods of construction and highly sustainable

- 46% of the homes will be built in factory, off site to minimise deliveries

- The planned houses have a high environmental standard exceeding current building
regulations

- Minimal landscape impact; the designis in keeping with the local area

- The overall visual impactwould be minimal to surroundings, with it only really being seen from
the few current houses behind the proposed development

- The developers appear to have carefully considered the view from the road and also how the
landscaping around the properties feels comfortable from the visual representations provided.

- The proposal will provide 15 acres of new parkland with extensive new tree planting,
hedgerows, bird boxes, a wildlife tower (for owls) and extensive blue infrastructure

- The green infrastructure suggested, would allow for even more wildlife and greater
biodiversity, including more opportunities for insect life

- The development will provide community parkland, an orchard, and allotments and shared
community workspace available for everybody to use

- Support provision of green space/ green infrastructure
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- Well-designed open spaces and large water features

- Opportunity to increase biodiversity of site

- Provides energy efficient homes — some homes being off-grid 60% of the time
- Water feature/ attenuation pond will ease flooding across the road nearby

- Like that it would be a gas free site; using air-source heat pumps complimented by
photovoltaic panels

- Electric car charging points are provided on every home and within the public parking areas

- | feel the reasons against this development are short sighted and do not consider the position
of majority of the youth who wish to continue to live, contribute and bring up families here.

- The village is becoming a holiday destination more than a local village. The more affordable
homes proposed would enable a local community to continue. The local developers are
invested in the interests of locals which is much more beneficial than being driven by profit
alone

Letters of objection, approximately 168

Housing needs for the area

- Letters of support overlook the development on Parsonage Road that provides 15 Affordable
Homes, Fairways 5 open market homes and the planned development opposite Butts Park

- Overdevelopment, new purpose built village

- With developments in Brixton / Yealmpton and 100 in lvwybridge and this is a development too
far

- This provision of smaller less expensive housing can be served, atthe schemes for first time
buyers in Sherford and Plymstock - no public need as itis already provided at Sherford only 5
miles distance

- 5 Year housing supply met therefore this cannot be a reason to approve. Sherford providing
5500 new homes to address South Hams housing needs. Sherford surely provides the solution
for not over developing our small parish with unjustified excessive developments

- Yealmpton has already provided a large number of new houses at Kitley Place

- The application of 20 houses by the Community Land trust should more than satisfy the local
demand for houses

- Previous application included affordable housing with 70 units granted which meets the local
need

- Subsidised housing is what is required. Is there a registered provider as per para 4.100 of
Joint Local Plan 2014-20347

- There is no evidence of demand from people with strong local connections, or with business
interests in the villages, for anywhere near the numbers of new dwellings proposed

- The size of the development exceeds any requirement for additional housing in the Parish
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- A proposal for an increase of 12.5% is grossly out of proportion and would change the nature
of the area beyond recognition

- The CPRE housing needs assessment does not tally with the developer's housing need
claims

- Very questionable proven need for such a development

Housing Needs Survey referred to in Para 4.3 states “The ‘Peters Field/Glebe Meadow’
development on Parsonage Road provides 15 Affordable Homes. 5 open market properties at
the top of the Fairway have also been approved and the proposed building of 70 new homes
at Collaton (which is outside the Settlement Boundaries) should provide sufficient housing to
meet the identified needs of Newton and Noss over the next 20 years.”

- Petersfield currently has 8 out of 17 homes not occupied by people with a local connection.
The area already has a high percentage of second and holiday homes

- Over 55's housing, will only mean that even more houses will become second homes, or
holiday lets, making the problems worse

Under delivery of Affordable Housing

- Site advertised nationally attracting those that are not local, difficult to know whether they will
actually be affordable to locals

- Not enough of the proposed houses will be affordable to local people, where the need is
greatest.

The NPPF states planning permission should be refused for major development in such
designated areas other than in exceptional circumstances and where it can be demonstrated
it is in the public interest. Whilst the proposal would provide affordable housing, the
circumstances are not exceptional since the nature of that need, most particularly the quantity
of housing, is disproportional to the community requirements and therefore has not been
demonstrated. This proposal is not in the public interest

Impact on landscape

- A coach and horses through framework ignores South Devon AONB inclusion, will spoil the
AONB, detract from the natural landscape

- Will destroy the very isolation which makes the AONB special
- Site is on high ground and very visible from local area and coast

- No image in LVIA of the site’s elevated nature in AONB from footpath to the south west of
Noss Mayo

- Development would be clearly visible on footpath across from Ashcombe Hill by Yealmpton
towards Gnaton Hall

- Position of houses have awkward visual relationship, no boundary planting, proposed closer
to boundary of open countryside meaning a soft landscaping edge will not be accomplished,
urban and dense form of development, alien for of development on a hill and not in a valley

- Only a very small proportion of the site is brownfield with the rest being arable, green field,
wildflower meadows and scrub which is rich in wildlife.
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- Nearby woods Collaton and Gnaton referred to as screening however, Douglas fir in Collaton
will be thinning in 2022/23 therefore development will be more visible

- The proposed development contains insufficient landscape and visual measures to mitigate
harm caused, undermines visual impact identifies as 8th exceptional circumstance

- Development within the AONB should be avoided or at best minimised

- Introducing 18000 sq ft of commercial buildings to a beautiful area is unacceptable and out
of keeping in this rural location.

- Over dominance affecting existing Collaton rural setting

- Misleading viewpoints in LVIA —support by South Devon AONB Unit assessment itunderplays
the impact, is based in incorrect assumptions about the visual containment of the site,
degrading influence of the existing development and the lighting measures on a high site

- There should be no road or pathway lighting. It will be seen for miles once trees to the south
east have been felled. The night sky will be negatively impacted

- 40 mph would require further street lights and would increase further light pollution

- Questionable landscape receptor sensitivity scores undervalued

- The proposal will contribute to land, water, air, light and noise pollution

- Natural England has not commented on the impact to the AONB

- Previous plan was dismissed in the 1990's, due to the fact it was on a Sky Line.

- The scale of the development is too large and at odds with the character of this landscape

- Will turn a quiet cul de sac into an overcrowded suburb and the loss ofimportant green spaces
such as the ANOB. It is a housing estate in the middle of nhowhere

- The proposal is a breach of AONB requirements

- Conflicts with NPPF 176 and 177, Newton and Noss Neighbourhood Plan Policy N3P-1, N3P-
4-16, N3P-5-a, N3P-9, N3P-11, Joint Local Plan DEV10, DEV25, DEV29 policies and the
AONB Management Plan policies Lan/P1, Lan/P4 and Lan/P3-5

- The Neighbourhood Plan agreed by the community states that only small scale developments
will supported unless there is an exceptional need

- Uncertainty as to whether any attention has been paid to Section 14 of the NPPF Meeting the
challenge of climate change, flooding and coastal change

- South Hams policy was to locate new development on the periphery of existing conurbations,
and not foist development on every village in the South Hams — How does a proposal of this
nature fit in with the policy guidelines?

- Devon CPRE objects to the planning application

Impact on highways

- Country lane SX 56883 49703 which provides access to Plymouth and the A379 is marked
unsuitable for HGVs. This would mean all Construction vehicles would have to pass through
the village of Yealmpton.
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- Construction traffic would have major impact on road safety, with deliveries, diggers etc with
a long construction phase.

- Impacts on specific roads: A379, B3186 is currently dangerous as cars cannot pass in some
places, B3196, junction with B3186 needs a roundabouit.

- Exiting from Newton Park onto the B3186, the view either direction is limited, especially if
turning right

- Transport Assessment undertaken during Covid-19 pandemic, is factually inaccurate on
material points, contain omissions or inappropriate or incomplete datasets and does not give
an accurate basis for the council to properly consider this application

- New residents will not walk to Newton or Noss, increase in traffic to access shopping/schools
and leisure

- Against NPPF para 104/105 to promote walking, cycling and public transport and limiting the
need to travel

-Contrary to Policy SPT2 in that the site is poorly connected to both Yealmpton and Newton
Ferrers and therefore will not reduce the need to travel or encourage sustainable transport

- Concern for road safety for vulnerable village residents - the village will be a further discomfort
and danger to old folk crossing the road.

- No traffic calming measures in the proposal apart from potential 40 mph limit introduction

- Will make the use of vehicles dangerous with no facility for cyclists or pedestrians using off
road pathways. Will the developers widening the roads and providing off road pathways?

- For commercial units and public boat storage - of unsuitable roads by larger vehicles and
trailers - create major hazards to all road users

- Visitors parking and boat storage facility on site is unrealistic as itis too far from the villages

- The local school users in the development will not qualify for public bus service as the distance
is not far enough therefore cars will be dependent on. School drop-off and collection already
creates congestion on the Green, additional cars will make this even worse

- School choices will all mean car travel. All school children will have to be ferried to school
either Yealmpton or Newton Ferrers

- Public bus service passing the site provides a poor alternative for transport; delays to already
meagre bus service

- Roads to Puslinch and Yealmpton have had serious accidents under the current vehicle
loading; traffic demands and subsequent damage to bridge at Puslinch.

- Road between Kitley Turn to Collaton Cross and between Yealmpton and Collaton Cross not
suitable for construction traffic and future increase involume of traffic.

- Increase pressure on parking in Newton Ferrers and Noss Mayo as Collaton not in walking
distance

- Impact on traffic through Yealmpton
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- There are likely to be 2 cars per household which is a substantial increase in volume for what
are already busy narrow lanes, plus commercial unit traffic

- Provides insufficient parking for residents; they will have to park on private communal land

- Pedestrian safety between Newton Ferrers church, The Green and The Co-op, no pavement
and very narrow, meaning pedestrians already have to walk in the road

- Should incorporate a roundabout to aid traffic and minimise the risk of accidents

Impact on other infrastructure

- Influx of people during peak times and holiday periods puts additional pressure on
infrastructure as it stands

- Sewage system dating from earlier MOD requirements iS now on, or near overload; existing
problems with pumping stations; regular river pollution incidents; existing overflow incidents at
Kiln Quay and Bridgend

- Proposed lake will not have capacity for storm events

- The mainroad to Newton Ferrers has substantial surface water when it rains and this will only
be exacerbated by concreting large amounts of land

- Phone and internet already near capacity/ existing slow broadband speeds

- Water supply often cuts and has been reported to have very low water pressure at times of
peak demand — this will make that worse

- The infrastructure in place is inadequate for this building work to be considered and would
require major changes

Impact on existing services

- Local services already under pressure; GP surgery and school already at capacity; dentists,
local shops, pubs, open space under pressure.

- South Hams struggle to collect bin and recycling: An increase of 125 households will put
further pressure on this service.

- Will the developers be providing additional school places for the extra children

- Development will result in significant population increase and impact all facilities to expand.
- Letter from Medical practice to confirm they are at capacity

- Scheme does not include community infrastructure. It is effectively a separate village
CEMP

- CEMP needs further information; no Schedule of Access or Egress from the site, number of
anticipated lorry trips, typical size of lorries in tonnes, anticipated numbers of contractors
vehicles, where the lorries would be travelling to discharge soil

- In the case of contaminated materials, certification required and the location of a suitably
secure safe site, wash down facilities for contaminated vehicles

- Noise pollution during construction phase will increase to an unacceptable level
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Contamination risks

- The amount of contaminated land cannot be removed safely without harm to local residents

- Will asbestos and other toxic substances be dealt with satisfactorily? Will have large
environmental impact once dug up. Has a licence been acquired?

- Concerns about the asbestos being released into the water supply.

Unsustainable location

- Piece of rural land not really attached to any substantial existing development being built in
relevant isolation

- Large development unsuitable in rural location, particularly with Sherford 5 miles away
- Brownfield land exaggerated. The proposal should be smaller and on the concrete area only

- Absence of exceptional circumstances; the lack of an alternative site does not warrant an
exceptional circumstance

- Car dependant, isolated development, 2.3km from Newton and 3.5km from Yealmpton.
Manual for Streets states 800m is a comfortable walking distance; roads are dangerous for
walking or cycling

- Site is not adjacent to an existing village or town. There is therefore no natural expansion
- Increase of Newton Ferrers by around 12% is too much
- Too far away from major employment sites in Plymouth

- Proposed footpath is similar in distance as Brixton to Yealmpton path and this is not used.
Footpath crosses B3186 twice

- A new, self-contained, hamlet should not be created without wider public consultation

- The location contradicts the JLP Policy S010: Contributing to carbon reduction measures by
reducing the need to travel

- There is minimal employment in the Parish and the surrounding area. Residents will be
commuting to work as public transport is inadequate and safe cycle routes are non-existent

- Disagree with applicant’s statement regarding walking distances, and these demonstrate itis
an isolated location

- No guarantees anybody would want to run a convenience store or café on the site

Impact to wildlife

- Out-dated Biodiversity Net Gain Calculation

- Reports claim that apart from Bats and Owls the site was sterile. This isn't accurate, there
are; Hares, Rabbits, and Birds also field mice in the hedgerow by the footpath and in summer
butterflies and winged insects, and sometimes foxes.

- The site has been disused for so long that it has rewilded and become a wildlife haven. The
proposed landscaping will contribute to the urbanisation of the area and is completely
unnecessary; we should be preserving our wild, nature rich meadows and fields.
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- Loss of hedgerows and habitats
- Disturbance impact on slowworms by domestic pet cats
- Impact on designated Bass Nursery through deterioration in water quality

- Biodiversity within the SSSI, SAC and the locally diverse wildlife further demands on the
system cannot be sustained

- Increase in vehicle/foot traffic will have a significant impact on ecology

- Contractors vehicles risk damaging fragile flora and fauna on established and locally
maintained verges and hedges

- Failure to enhance the natural environment as required by the NPPF

- The usage profile of the lake will have a detrimental effect on water quality and fencing will
need to be erected on Health & Safety grounds, because of number of children in the vicinity

- The influx of wvisitors to the River Yealm negatively affecting the marine ecology and
sustainability of the main attraction in the parish inclusive of the fact that Noss Mayo is a
conservation area

Application should have an Environmental Statement

- The EIA screening process as identified in Regulation 5 of the Town and Country Planning
(Environmental Impact Assessment) Regulations 2017. Site is 15 hectares yet criteria for EIA
is anything over 5 hectares

- Creacombe Solar Farm granted permission 2.3 km east, solar farm is not visible unlike the
proposal yet had to carry out an Environmental Statement

- The size of the development will impact the environment significantly (and the AONB)

Changes since previous 2006 application:

- AONBs in NPPF 2021 have stronger protection since the last approval in 2006

- The 5 Year housing supply was one of the exceptional circumstances for developing in the
AONB accepted by the council at the time of the 2006 application

- The council have declared a climate change and biodiversity emergency — different to 2006
- Affordable housing is being addressed at other sites

- No fall-back permission for development for major incursion and incongruous development
on a high point in the South Devon AONB

Poorly designed scheme/performance

- Density is too high. It is not comparative to the surrounding homes and area
- The approved 70 dwellings should be the maximum allowed. 125 is overdevelopment

- Should incorporate green roofs for biodiversity and use pad footings and timber frame
construction rather than concrete

- The development would use vast amounts of concrete and create impermeable surfaces.
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- Green technologies should be incorporated into all the new houses
- The development should be of German Passiv-Haus levels and incorporate solar upfront
- The development should include heat pumps and electric car charging points

- Contrary to NPPF Section 14 Paragraph 154, with no planning of green infrastructure and no
aim to reduce greenhouse gas emissions. All the houses should have porches to minimise
heat loss and with enhanced insulation

Other

- Loss of open space between Yealmpton, Collaton and Newton Ferrers. Newton Ferrers
Yealmpton & Brixton will become a suburb to Plymouth

- It is questionable whether the Parish Council supports the scheme due to absent member

- Price of open market housing in AONB will carry a premium most locals can’'t afford so won’t
help local people

- The failure of the Council to submit a major development proposal in the AONB to the
Planning Inspectorate for inclusion in the JLP is concerning. It would seem appropriate for
SHDC Legal to take a view on this

- Neighbouring Parishes have not been consulted. E.g. Yealmpton for which the development
will have the greatest impact

- Neighbourhood plan is out of date and carries no weight
- Will increase flood risk to off-site houses
- Unreliability of statistics used to support the application

- Will the development create a precedent for further applications on the grounds that the
greater breach of AONB justifies a much smaller one?

- Concern about the use of the title Collaton Park, which is the name of the existing estate

- Noted a considerable increase in petty crime and anti-social behaviour in Yealmpton following
the building of the Kitley Park estate here

- Applicants appeal references are not comparable to Collaton and do not support it

- The Council is reminded of refusals and appeal decisions in its own area where Inspectors
agreed there were no exceptional circumstances; one of those directed the Council to look
outside the AONB for housing

[Officer note: these points are addressed throughout the report, and by conditions and/or
S106 planning obligation]

Undecided letters, approximately 15

Infrastructure/Community

- Attention was drawn to the Medical Centre’s Facebook post noting whilst they would of course
accept all new patients, the practice is already working at full capacity

- The increase to 125 houses is too many and that the local infrastructure cannot cope

- Should be a requirement that the developers install all the necessary infrastructure at the
beginning of the development and don't leave it for later phases
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Housing
- A higher proportion should be available, at low cost, to those who live and work in the close

surrounding area. This would be a fantastic opportunity to provide for local people

- Sensitively developed it could become a model sustainable community

- Welcome that they are to be primary residences only

- Like the mixed smaller housing proposed and think the commercial units would be beneficial
- Reduction in second homes and have local workers in local homes

Location

- Whilst | am in favour of development at this site. | do not believe that this is the right location
for meeting the needs of local housing for the village of Newton Ferrers and Noss Mayo

- Whilst the location of the site is within the parish, itis not within the boundary of the village

- Local housing and any other development here, is not an extension to the village but more of
a separate development annexed away from the village

- This development is in danger of being isolated between two villages

Landscape
- Impact of the development on the local environment

Transport
- The T junction into and out of the development would be safer if a roundabout was installed

- More thought needs to go into connecting this location to other villages (bus routes /
frequency, bike tracks, footpaths etc) such as Yealmpton

- How will the road down Puslinch and Yealmpton cope with the extra traffic?

- The traffic survey was done in January/February during lockdown, the results of which were
therefore meaningless

- These roads are already not fit for purpose

- Pressure should be put on the highways authority to remove the ‘pinch-points’ to ease traffic
flow

- Want to be assured that the current footpath running along the B3186 remains open
throughout the development

- Upgrading of the current footpath into Newton is welcomed

- Serious safety issues affecting the road between Collaton and Yealmpton

- There is also hopelessly inadequate parking in Noss Mayo. This development will lead to yet
more traffic/visitors

- The existing bus service of three buses a day is insufficient, so itis inevitable that most people
will drive either to Yealmpton or Newton Ferrers

- Remain totally unconvinced that the current road situation is adequate

Sustainability/Environment

- These buildings should all have solar roofs, but are they facing the right way?

- This is a prime site where local geothermal heating could have been a possibility, together
with building orientation to the south to achieve the most solar gain and power for pvp

- Roof overhangs designed to shade south facing windows in summer

- They need a heating system using ground source heat pumps. Here is an ideal opportunity
for a community heating system.

- There is a spring water supply to the landscaping ponds which would provide an opportunity
to install a District Heating system from a Water Source Heat pump

- More serious attempt required to reduce water run-off from buildings and surfaces

- Do not seem to have addressed the serious issues of making the whole development carbon
neutral, both during construction and whilst in use

35



- Why use high-carbon traditional masonry instead of lower impact off-site fabricated panels

- To be independent of the grid for power would be an exciting ambition

- Energy saving measures are proposed but these are inadequate

- More proactive in reducing the impact of such large developments on the environment

- Why does its sewage have to be discharged at Bridgend? Surely a local sewage treatment
works would be possible

- Can South West Water cope with the extra demand at the treatment works?

- Concerns about the proposed lighting schemes, light pollution should be avoided but low level
lighting on timers or motion sensors should light any new footpath

- Use of a brown field site

- Mains water pressure to this part of the parish is inadequate at present

Relevant Planning History

37/2548/14/0 Outline application (with some matters reserved) for mixed use development of
70 dwellings, allotments, community facility, recreation and employment land - Conditional
approval 9.09.2016

2496/18/ARM; Application of reserved matters (layout, phase 1A) following outline approval
37/2548/14/0 - Conditional approval 10.3.2020

2018/18/ARC Application for approval of details reserved by condition 2 of planning consent
37/2548/14/0 - Approved 20.08.2018

1435/20/NMM Non-material amendment following 37/2548/14/0 — Withdrawn

ANALYSIS
Principle of Development:

Section 38 of the Planning and Compulsory Purchase Act 2004 sets out that the framework for
decision making is the adopted local plan; for clarity the adopted development plan policies
applicable to this application are those contained within the Plymouth and South West Devon
Joint Local Plan (JLP: adopted Match 2019) and the Newton and Noss Neighbourhood Plan
(NNNP: adopted July 2018).

Paragraphs 2, 10 and 11 of the National Planning Policy Framework (NPPF) establish that
planning applications will be determined in accordance with the Development Plan, unless
material considerations indicate otherwise; and that where a proposal is considered to be
sustainable development, permission should not be withheld.

Paragraph 12 states:

“The presumption in favour of sustainable development does not change the statutory status
of the developmentplan as the starting point for decision-making. Where a planning application
conflicts with an up-to-date development plan (including any neighbourhood plans that form
part of the development plan), permission should not usually be granted. Local planning
authorities may take decisions that depart from an up-to-date development plan, but only if
material considerations in a particular case indicate that the plan should not be followed.”
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However, it must be remembered that the application site lies in the South Devon AONB and
in decision making terms, paragraph 8 of the NPPF is clear that the presumption in favour of
sustainable development does not apply in these protected landscapes.

Spatial Policies in the JLP provide a policy steer for decision making in line with the strategic
objectives, to ultimately deliver sustainable development in appropriate locations.

The proposal site is not within a named sustainable settlement in the JLP. Policy TTV1 sets
out the development strategy across the Thriving Towns and Villages Policy Area. The policy
describes how the following settlement hierarchy will be used to inform whether a development
proposal can be considered sustainable or not:

1. The Main Towns

2. Smaller Towns and Key Villages

3. Sustainable Villages

4. Smaller villages, Hamlets and the Countryside.

The site is in tier 4, for which policy TTV1 identifies the combined requirements of policies
SPT1, SPT2, TTV26 and TTV27 as an initial test.

The SPT policies provide the strategic framework within which all other policies of the plan fit,
and they are prefaced by Strategic Objective SO1 — Delivering the Spatial Strategy. SO1
clearly articulates how the plan aimsto manage change in the different spatial parts of the plan
area. Of particular relevance is how SO1 envisages the JLP policies will manage change in
countryside locations and designated landscapes:

“6. Minimises developmentin sensitive locations where the high quality natural environments
could be harmed, and positively protects, conserves, enhances and celebrates the Plan Area's
high quality natural and historic environments.”

Policy SPT1 then goes on to provide more detail around how the social, environmental and
economic benefits of a proposal need to combine to deliver sustainable development:

“The LPAs will support growth and change that delivers a more sustainable future for Plymouth
and South West Devon. Development and change will be planned for and managed in
accordance with the following principles of sustainable development:

1. A sustainable economy where:

i. Opportunities for business growth are both encouraged and supported.

il. Environmentally conscious business development takes place.

iii. Strategically important economic assets are protected for the purpose of economic activity.
iv. A low carbon economy is promoted.

2. A sustainable society where:

I. Neighbourhoods and communities have a mix of local services and community assets, and
accessible greenspace that meet the needs of local people.

il. Sustainable and health promoting transport options are available to access local education,
services and jobs.

iii. Important cultural and heritage assets are protected for the benefit of current and future
generations.
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iv. Resilientcommunities and developments are delivered, which are able to accommodate the
impacts of climate change and do not cause detrimental impacts to other communities and
developments, for example through increasing flood risk.

v. Demand for energy is reduced and opportunities for the use of renewable energy increased.
vi. Equality of opportunities, freedom from discrimination and fair access to facilities and
services are provided for all.

3. A sustainable environment where:

I. The effective use of land is made for development through optimising reuse of previously
developed sites, therefore reducing the need for greenfield development, protecting natural
assets and creating opportunities for viable low carbon energy schemes.

ii. Overall gains in biodiversity are achieved by protecting and enhancing species, habitats and
geological sites.

iii. Pollution and adverse environmental impacts of developmentare minimised and effectively
mitigated where unavoidable.

iv. The best and most versatile agricultural land is protected for agricultural use.

v. Local distinctiveness and sense of place is respected, maintained and strengthened through
high standards of design.”

Taking the above provisions that need to be satisfied, the proposal in question would meet the
majority of the expectations of the policy, namely it provides business opportunities, is
environmentally conscious (discussed later in this report), provides some services and
significant accessible greenspace, promotes cycling and walking, includes renewable energy,
uses previously developed land, provides biodiversity net gain, remediates a contaminated
site, avoids the best agricultural land and promotes high design standards. This clearly weighs
in favour of the proposal, although some of the policy expectations are met more readily due
to the size and scale of the proposal, such as proximity to accessible greenspace, biodiversity
improvements and the avoidance of building upon best and most versatile agricultural land,
however, many are met because the applicant has chosen to meet them, and in some cases,
exceed them.

The supporting text to SPT1 acknowledges the 3 dimensions to sustainable development:

“An economic role — contributing to building a strong, responsive and competitive economy;
A social role — supporting strong, vibrant and healthy communities; and

An environmental role — contributing to protecting and enhancing our natural, built and historic
environment, including moving to a low carbon economy.”

One does not carry more weight than another and gains across each “...should be sought
jointly and simultaneously” (NPPF paragraph 8)

Policy SPT2 must be read alongside SPT1 because it introduces a set of spatial considerations
that need to be satisfied in addition to the high level aspirations of SPT1:

“The LPAs will apply the following principles of sustainable linked neighbourhoods and
sustainable rural communities to guide how development and growth takes place in the Plan
Area. Development should support the overall spatial strategy through the creation of
neighbourhoods and communities which:

1. Have reasonable access to a vibrant mixed use centre, which meets daily community needs
for local services such as neighbourhood shops, health and wellbeing services and community
facilities, and includes where appropriate dual uses of facilities in community hubs.
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2. Provide for higher density living appropriate to the local area in the areas that are best
connected to sustainable transport, services and amenities, as well as appropriate
opportunities for home working, reducing the need to travel.

3. Have high levels of digital connectivity, supporting local communities and businesses and
enabling data to be open, shared and used to better understand the area.

4. Have a good balance of housing types and tenures to support a range of household sizes,
ages and incomes to meet identified housing needs.

5. Promote resilience to future change by ensuring a well balanced demographic profile with
equal access to housing and services.

6. Are well served by public transport, walking and cycling opportunities.

7. Have a safe, accessible, healthy and wildlife-rich local environment, with well designed
public and natural spaces that are family friendly and welcoming to all.

8. Have services and facilities that promote equality and inclusion and that provide for all
sectors of the local population.

9. Have the appropriate level of facilities to meet the identified needs of the local community,
including provision of education and training opportunities, employmentuses, health care, arts,
culture, community facilities, open space, sport and recreation, and places of worship.

10. Provide a positive sense of place and identity, including through the recognition of good
quality design, unique character, the role of culture, and the protection and enhancement of
the natural and historic environment.

11. Explore opportunities for the use of renewable energy, including community energy
schemes where appropriate, and reduce the use of energy through design and energy
efficiency.

12. Provide positive outcomes in relation to the characteristics, aspirations and measurable
standards set out through any supplementary planning document linked to this plan.”

When assessing against SPT2, it is evident there is some conflict, particularly in relation to
point 1, however, there are a number of services, shops and facilities in the villages, more so
than many villages in the area. It is acknowledged that the proposal does offer a broad range
of housing products across different tenure types, and in this regard it can be considered to
accord with the broader aims of this particular policy intention. It will promote a well-balanced
demographic profile, is well designed and welcoming to all, as well as providing some level of
services and facilities; this cannot be said about the previous approval.

SPT2 is supported by connectivity thresholds (Figure 3.2 below) to explain what is considered
acceptable in regard to walking distances to facilities. Whilst the table should not be used
prescriptively, and there is no expectation that all of the identified services and facilities will be
accessible in rural areas, it is notable that the site falls beyond many walking distances.
However, the site itself will provide many of the facilities referred to in the table (convenience
store, accessible natural space/greenspace, play space and allotments).
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Figure 3.2. Measures of sustainable neighbourhoods and communities

Plymouth Thriving Reason for
Policy Area Towns & difference in standard
Villages Policy across Plan Area

Area - Main
Towns, Towns
& Key Villages

Walking distance to 400m 600m Different levels of
nearest bus stop opportunity for public
transport in urban /
rural contexts

Walking distance to 800m 800m
nearest local
convenience store

Walking distance to B800m 800m

nearest primary school

Walking distance to 400m 300m Informed by separate

nearest local accessible open space studies

natural space

Walking distance to 400m 400m

nearest local playable

space / LEAP

Walking distance to 1,000m 1,000m

nearest

neighbourhood/strategic

playable space

Allotments / community | 0.15ha per 0.15ha per

food growing space 1,000 people | 1,000 people

Urban local nature 1ha per 1,000 | n/a Urban local nature

reserves people reserves have specific
role in city environment

Accessible natural 5.089ha per 1.91ha per City standard reflects

greenspace 1,000 people | 1,000 people urban context and need
for major greenspaces
to achieve liveable city

Playing pitch standard 0.79ha per 1.27ha per City standard reflects

1,000 people | 1,000 people the greater ability to
achieve more intensive
use of playing pitches
given population
densities

Access of broadband min 25Mbps | min 25Mbps to
to all premises | all premises

This
has been recognised by the application and through extensive discussions with DCC Highways
Officers and the Parish Council, it has sought to address the issue of connectivity as much as
possible by improving bus services locally, as well as improving walking and cycling
infrastructure on site (with the parkland) and from the proposal site into Newton Ferrers, linking
up to existing pavements and through the mixed use nature of the development giving
additional employment opportunities on site. A high proportion of dwellings also have studies
to enable home working, in light of new working patterns following the pandemic, and the
expectation of many people that they will not be returning to “normal” office life.

Officers welcome these contributions, and they are above what most developments of this
scale would offer, but the degree to which these will reduce reliance on the private car is
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uncertain, not least given the distances involved, but also the gradient coming back out of the
village (although the maijority of the “walk” is relatively level). Of note, is the lack of objection
from DCC Highways and support for the measures proposed.

The commercial element of the proposal is supported by JLP Policies DEV14 and DEV15, and
the NPPF. Paragraph 84 promotes growth and business expansion in rural areas as well as
new accessible services and facilities, including local shops, meeting places and open space.
The mixed-use nature of the proposalis likely to reduce some trips out of the development and
the provision of a café and community shop will benefit the future occupants of the
development, as well as existing residents adjacent to the site, but it is only likely to reduce a
limited number of journeys when considered against the wider pattern of movements typical of
modern lifestyles.

Whilst the creation of additional commercial floorspace will enable small businesses to operate
in the Parish, where employment opportunities are somewhat limited, conversely, it could
potentially increase journeys from staff and customers/clients into the site, creating a new
pattern of movements to what is currently an undeveloped site. However, that can be balanced
against the lack of available opportunities for this level of business growth in the villages
themselves and inreality, Officers do not consider a business located in one of the urban areas
is likely to relocate this location.

The Council's JLP Team have drawn attention to a study by the Royal Town Planning Institute,

“The RTPI produced a net zero transport research paper in January 2021 that provided a
framework for reaching net zero in transport within the legally binding UK framework as
contained in the 2008 Climate Change Act. The RTPI use a Sustainability and Accessibility
Matrix (SAM) for showing how best to reduce transport related emissions through good place
making principles. The most effective intervention is to avoid...the trip in the first place, which
is a core principle of the adopted spatial strategy within policy TTV1. By locating the proposal
site ina location that is going to create a large number of new movements from arural location,
these sound place making principles cannot be met, as rather than reducing the need to travel,
the proposal is creating the need to travel...

The second most important element of the SAM framework is to achieve modal shift, and in
this regard itis acknowledged that the applicanthas sought to improve modal options with an
aim of encouraging use of sustainable and active travel, which is to be applauded. However,
there is only so much that can be achieved in this location, and again itis a point of difference
between an inherently less sustainable site, and a location that is more aligned with the
adopted spatial strategy. The limited bus services that move between Yealmpton and Newton
Ferrers means there is limited appeal of using the bus, as there is a limited number of
destinations that can be reached directly from the proposal site. Similarly, whilst the improved
walking and cycling infrastructure into Newton Ferrers will benefit people undertaking a journey
with a specific purpose and destination (and as such complies with the aspirations of
Neighbourhood Plan policy N3P-5.b), it is far short of linking into an established walking and
cycling network that could be achieved in a more sustainable location within or adjoining one
of the more sustainable settlements identified within the JLP.”

As such, the development can be considered to both comply and conflict with policies SPT1
and SPT2. However, when considering how the proposal site relates to the settlement
hierarchy and network of rural communities it is difficult to conclude the site, on balance, offers
reasonable access to a vibrant mixed-use centre by means other than by the private car.
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However, this is not unexpected considering how the site is characterised within TTV1 as a tier
4 location. This is recognised in the NPPF at paragraph 105 below (key line emphasised):

“The planning system should actively manage patterns of growth in support of these objectives.
Significantdevelopment should be focused on locations which are or can be made sustainable,
through limiting the need to travel and offering a genuine choice of transport modes. This can
help to reduce congestion and emissions, and improve air quality and public health. However,
opportunities to maximise sustainable transport solutions will vary between urban and
rural areas, and this should be taken into account in both plan-making and decision-
making.”

Policy TTV1 also requires consideration against TTV26 — Development in the Countryside.
This is prefaced by Strategic Objective SO10, which seeks;

“To protect, conserve and enhance the natural beauty of South West Devon's countryside, and
to avoid the creation of new homes development in unsustainable or inappropriate locations.
1. Delivering new homes only in areas where there is an identified local need.

2. Protecting and managing the landscape.

3. Contributing to carbon reduction measures by reducing the need to travel.”

The JLP team note that the “...question of need, from an adopted development plan point of
view, is not relevant to this application, because there is no identified ‘need’ figure in the JLP
at parish level. The applicant makesa compelling case that the local housing market of Newton
and Noss is so unaffordable that any attempt to deliver more affordable housing should be
supported, but without a plan-led need figure, there is no robust baseline to suggest that the
proposal meets the basic aims of SO10.

There is no requirement on the LPA to identify a sub-set of the JLP objectively assessed
housing need figure that would apply at a parish level, and as such there is no ‘need’ figure for
market housing to be met. Similarly, the neighbourhood plan used Housing Needs Survey
data from 2016 to inform the drafting of their plan. As HNS have a 5-year shelf life there is no
up-to-date affordable housing need figure to be considered either.”

Officers accept the above, but based on the evidence put forward by the applicant, the
community consultation events, the representations from 100s of residents across a wide
demographic, the strong support from the CLT, and the clear view of the Parish Council, who
will be best placed to experience “local need” coupled with other factors discussed later in more
detail, most importantly the Housing Crisis declaration, and including the support of the
Council's Affordable Housing Officers, the ageing population, high number of second/holiday
homes and significantly higher than average house prices, to discount the application on there
being no defined need figure, is somewhat discrediting the aims of the application, and the
ethos behind the Different Approach model. It is correct that no “formal” Housing Needs Survey
has been carried out, but the significant steps taken by the applicant are considered likely to
have achieved a similar result.

Other policies that consider the location of development are found within the adopted NNNP,
specifically N3P-1 — Settlement Boundaries. This suggests that new development should be
directed to within the settlement boundary, unless specific policy requirements are met,
including compliance with strategic policies within the JLP, and the avoidance of specified
harm; the boundary is very tightly drawn around the built area of Newton Ferrers and Noss
Mayo, to such a degree that very little land is available for housing development.
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JLP Officers point out that at the time of its drafting, the NNNPP assumed that the previous
consent on the site for 70 dwellings would meet locally identified housing needs for the
remainder of the plan period and because at that time, it benefitted from an extant planning
consent, it was not put forward for allocation. However, also since that time, the Parish Council
have carried out a survey of second homes which revealed over 200 are not occupied full time,
and they also offer their full support to the application, recognising the housing situation in the
village has changed since the NNNP adoption.

Whilst Policy TTV26 concerns development in the countryside, the majority of its text is not
directly applicable to this proposal, despite it clearly being located in a countryside location.
Part one only applies to sites considered to be isolated in planning terms, and whilst the
proposal site is not considered to accord with the basic requirements of SPT2.1, it is not so
remote from nearby settlements as to be considered isolated.

JLP Officers note that part two of TTV26 is more naturally applied to proposals of a smaller
scale, and there is limited opportunity for this proposal to meet certain parts of TTV26 because
itis not the intention of this policy to be used to determine proposals of such a size and scale.
However, the applicant has countered this by pointing out that the text of TTV26 does not set
a size limit for its application.

“The LPAs will protect the special characteristics and role of the countryside. The following
provisions will apply to the consideration of development proposals:

1. Isolated development in the countryside will be avoided and only permitted in exceptional
circumstances, such as where it would:

I. Meet an essential need for a rural worker to live permanently at or near their place of work in
the countryside and maintain that role for the development in perpetuity; or

ii. Secure the long term future and viable use of a significant heritage asset; or

iii. Secure the re-use of redundant or disused buildings and brownfield sites for an appropriate
use; or

iv. Secure a development of truly outstanding or innovative sustainability and design, which
helps to raise standards of design more generally in the rural area, significantly enhances its
immediate setting, and is sensitive to the defining characteristics of the local area; or

v. Protect or enhance the character of historic assets and their settings.

2. Development proposals should, where appropriate:

I. Protect and improve public rights of way and bridleways.

ii. Re-use traditional buildings that are structurally sound enough for renovation without
significant enhancement or alteration.

ii. Be complementary to and not prejudice any viable agricultural operations on a farm and
other existing viable uses.

iv. Respond to a proven agricultural, forestry and other occupational need that requires a
countryside location.

v. Avoid the use of Best and Most Versatile Agricultural Land.

vi. Help enhance the immediate setting of the site and include a management plan and exit
strategy that demonstrates how long term degradation of the landscape and natural
environment will be avoided.”

Where TTV26 is of relevance to the development, it can be seen to comply; 2.i it protects and
enhances a right of way; 2.iii it prejudices no agricultural operations; 2.v it avoids the Best and
Most Versatile Agricultural land and to a degree, through the comprehensive decontamination
of the site and extensive landscaping, it meets 2.vi.
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Policy TTV1 requires that applications in tier 4 locations be considered against the provisions
of TTV27 - Meeting local housing needs in rural areas:

“Proposals for residential developmenton sites adjoining or very near to an existing settlement
which would not otherise be released for this purpose may be permitted provided that it can
be demonstrated that:

1. It meets a proven need for affordable housing for local people.

2. Itincludesa mixof affordable and market housing products where necessary to be financially
viable. This includes open market housing, providing it does not represent more than 40 per
cent of the homes or 40 per cent of the land take excluding infrastructure and services.

3. Management of the scheme will ensure that the dwellings continue to meet the identified
need in perpetuity.

4. The proposal meets the requirement of all other relevant policies of the Plan.”

The proposal falls short of the policy expectation of no more than 40% of housing being open
market, but can be seen to comply with less than “40% of the land take...”. The applicant has
placed emphasis on the percentage of affordable housing being delivered, stating itto be more
than the 30% required by Policy DEV8. At around 46% it was purported to be close enough to
the 2016 consent, which secured 50% (albeit of a different overall mix and offer) that it was not
‘worse’ than what had previously been permitted. The proposal was not put forward as an
exception site in light of earlier pre-application advice in 2020 that unequivocally supported 140
dwellings on the site under the Different Approach model and before it was evident the previous
consent could not be implemented.

Housing officers and Members held early discussions with the applicant around ADA before
there was a scheme specific approach as a site had not been identified at that time. The ADA
model has subsequently been developed to allow others to follow this type of delivery, and it
will be of particular importance to Neighbourhood Planning Groups who aspire to provide many
different types and tenures of properties to meet the needs of their community. This is not
possible with mainstream housebuilders.

Whilst the JLP does not define settlement boundaries, the NNNP does and the site falls outside
those boundaries, resulting in conflict with policy N3P-1 which states that:

“a) Developmentwill be permitted within the settlement boundaries shown on the Proposals
Map.

b) Outside the settlement boundaries development will only be permitted in exceptional
circumstances and where it will meet an essential local need which cannot otherwise be met
including securing a viable long term future for a valued local asset which would otherwise be
lost and it complies with the relevant strategic policies of the JLP.

c) The scale, density and character of any development permitted under paragraphs a) and b)
shall be in keeping with its site and surroundings and cause no significant adverse harm on
natural or historic assets, important views and skylines, amenity, traffic parking or safety.”

Although the plan does not define what is considered as being an ‘essential’ local need, the
clear intention of the policy is to restrict development outside of the boundaries defined within
the plan. However, the Parish Council support the application.

In conclusion, atthe highest level of policy consideration, the proposal meets a number of the
non-spatial aspirations of SPT1, but fails to meet the spatial expectations of policy SPT2. Large
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parts of TTV26 are not engaged and others are complied with, but there is limited conformity
with SO10 that prefaces TTV26. There is also some tension with TTV27. As a result, on
balance, the proposal cannot be considered to be compliant with policy TTV1, and that carries
weight against permitting the development.

With regard to the commercial/lemployment elements, Policy DEV15 - Supporting the rural
economy, gives support to proposals in suitable locations which seek to improve the balance
of jobs within the rural areas and diversify the rural economy. The following provisions apply:

“Appropriate and proportionate expansion of existing employment sites in order to enable
retention and growth of local employers will be supported, subject to an assessment that
demonstrates no adverse residual impacts on neighbouring uses and the environment.

Development proposals should:

i. Demonstrate safe access to the existing highway network.

ii. Avoid a significant increase in the number of trips requiring the private car and facilitate the
use of sustainable transport, including walking and cycling, where appropriate. Sustainable
Travel Plans will be required to demonstrate how the traffic impacts of the development have
been considered and mitigated.

iii. Demonstrate how a positive relationship with existing buildings has been achieved, including
scale, design, massing and orientation.

iv. Avoid incongruous or isolated new buildings. If there are unused existing buildings within
the site, applicants are required to demonstrate why these cannot be used for the uses
proposed before new buildings will be considered.”

Again, the development can be seen to conform to some aspects and conflict with others.

Affordable Housing/Housing Need:
The Council's Affordable Housing Officers (AHOSs) fully support the application, noting:

“There is a target to increase the delivery of affordable homes in our adopted Housing Strategy
2021 — 2026. South Hams District Council declared a Housing Crisis in September 2021 due
to the difficulties local people are experiencing seeking affordable accommodation. A number
of factors have led to this situation the housing crisis declaration can be found here:
http://mg.swdevon.gov.uk/mgAi.aspx?ID=15655"

The AHOs note the application is compliant with the SPD, which seeks a tenure split of 65%
social rent and 35% intermediate housing, and that all of the open market dwellings will be
subject to a principal residence restriction, to ensure they are not sold as second homes.

In relation to the size of the units (10 x 1 bed, 22 x 2 bed and 25 x 3 bed) they are confident
the application meets the demand on the housing needs register and the housing needs
surveys that were conducted and is much more appropriate than the previous approval.
Community consultation also reflects the mix of tenure and type.

The affordable housing is well integrated throughout the site and indistinguishable from the
open market homes, as is required in JLP Policy DEV10.3 and reiterated in the
SPD“...affordable housing, including affordable private rent, should be indistinguishable from
other homes on the site and reflect the type of housing on the development as a whole.”
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Guidance also requires affordable housing to not be different to the market housing in terms of
build quality, materials and so on, and notes the importance for energy efficiency “...as
reducing energy costs for occupants is particularly significant for those living in affordable
housing and those more vulnerable to fuel poverty in addition to combating climate change.”

In this case, the application goes far above this in that all whilst they do not look different and
have ASHPs which feature on all dwellings, all of the affordable units will be fitted with PV
panels and be constructed using highly thermally efficient MMCs in order to ensure energy
costs are as low as possible for occupants. With battery storage provision, itis expected these
dwellings can be “off grid” for a significant period of the year.

The AHOs note the offer of 46% affordable housing equating to 57 affordable units in total as
compliant with Policy DEV8, however, as discussed above, the location of the site means itis
not assessed as a standard “30%” site.

In terms of meeting housing need, the 57 affordable units within this application will go towards
meeting the need which has been identified via Devon Home Choice, the Council's housing
register and the parish housing needs survey 2016. The AHOs have been part of the wider
consultation process that has taken place in the community over the last 18 months and note
this process identified further needs through a number of households who came forward
needing intermediate home ownership products as a result of the high average house prices
in the parish. Flexibility can be written into the s106 to deliver the tenures required, but the
number of affordable dwellings and the discount on market value will be fixed.

The development carries substantial benefits, and that would have been the case even before
the Council declared its Housing Crisis in September 2021. In light of that declaration, those
benefits must be given significant weight. The AHOs put forward that this application must also
take the adopted Housing Strategy 2021-2026 into consideration, and made an assessment
against the relevant motion points and how it addresses the Housing Crisis:

“The District Council will lobby government, through MPs and the Local Government
Association, to allow a Council Tax charge on housing plots with planning permission
if they have not been built after a specified period. This would encourage developers to
get on and build their sites without delay.

The applicants have stated a commitmentto start on site as soon as possible should detailed
planning consent be granted. Therefore the building out of the site would not be delayed. This
will be built by developers with a track record of completing both open market and affordable
housing. Furthermore, it is understood that the proposed Socially Rented properties will be
handed over to a CLT. These will be managed by a Registered Provider who has agreed to
the specific Local Lettings Plan to accord with the Neighbourhood Plan. This will be handed
over in the earliest phase of the build and secured as ‘CLT land’ in the section 106. These
properties will be Socially Rented in perpetuity as they will belong to the Community Land Trust
and allocated in accordance with the allocations policy. The Allocations Policy has been
agreed with the Council and Housing Provider.

They will also lobby Government to review all holiday accommodation. This would
ensure that it is properly regulated, complying with local planning policies and taxes.
This could include an extension of the 90-day short let legislation, a proper planning
class for short lets and proper licencing for them. This would prevent people finding
loopholes in the taxation system and prevent too many local homes being converted to
holiday accommodation
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A recent Newton and Noss Parish Council Survey (2022) identified 250 homes which are used
as private holiday/second homes representing 25% of the total housing stock in the Parish.
This has exacerbated a limited supply of housing and put further pressure on affordability.

It should be noted that this application will provide homes with a principal residence
requirement. Therefore these homes will not be allowed for second homes or holiday
accommodation. This is a significant change from the original application 37/2548/14/0. This
principal residence requirement will be secured by S106 agreement and by restriction on the
individual property title.

The Council should also immediately review all holiday letting in the District to ensure
that the owners are paying the correct amount for the removal of waste and recycling.
Businesses should not be on the normal domestic recycling and waste collection.

See pointabove. The properties will not be allowed for any holiday homes due to the principal
residence requirement. Therefore there should be no impact on waste and recycling issues
from this application as all houses will be on normal domestic waste collections.

South Hams District Council will also ask the Joint Local Plan project team to review the
amounts of affordable housing in the Joint Local Plan and see if this can be increased,
so that the percentage of "First Homes" on a development is in addition to the existing
requirement for 30% affordable housing.

This application proposes above the requirement of DEV 8 in the Joint Local Plan. This
application is exceeding the 30% requirement and making a significant contribution to
affordable housing in the area. The Housing Needs survey stated that 25 affordable homes
were required over the next 5 years. Since that time the CLT and applicants have undertaken
further community consultation in the local area to establish the immediate need and have
submitted an Assessment of Local Housing Need report (August 2021). Consultation events
and the applicant's assessment of need have identified significant additional housing needs
from people within the community who have engaged with this process. The CLT work
identifies that these would be households that may have to or already have left the area due
to a significant lack of affordable and private rented housing that is available. There are
currently no properties available to rent on Right Move as at 8th March 2022.

In terms of home ownership products, there are 7 properties (** at the time of responding to
the application consultation**) currently being marketed on Right Move. Three of these
properties are priced between £1.1M and £1.5M at The Yealm. There are 2 family sized
properties that are being marketed at £795k and £799k respectively. A further 2 bed barn
conversion is being marketed at £360k. None of these properties will be affordable for a first
time, or second time buyer on a local income in the area. Estimated calculations show that on
an £800,000.00 property, using a 10% deposit you would need a mortgage of £720,000. If you
were to borrow this over 25 years on an interest only mortgage you would need to repay a
monthly cost of £1794.10 and have money to repay the balance after 25 years. On a
repayment mortgage you would be paying £3441.83 per month.

On the £360,000 property an interest only mortgage would cost £807.30 per month, which may

be manageable for 25 years. However, the same mortgage on a repayment term would be
£1548.82. That is without additional usual household bills.
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The figures above are clearly unsustainable for a household who has a monthly income of less
than £2000. This is based on the mean household earnings for Kingsbridge £35k.

It is clearly identified that other intermediate home ownership products are needed in the local
area.

The District Council works closely with Registered Providers on many housing projects across
the District; they will continue to work in partnership with them to ensure the best use of
properties, such as to encourage tenants to downsize where possible and make larger
properties available for larger households. As a direct response to the Housing Crisis, the
Council has recently raised the incentive for tenants to downsize from their rented housing
association property that is larger than their needs. There may be opportunities working with
our partner Registered Providers to encourage existing tenants in the area to downsize in to
these properties. The housing team would committo working with any local people wishing to
downsize from their current affordable or social rented property to right size in to more
appropriate accommodation, thus freeing up the larger stock for families.

It may also be an opportunity for some of the familiesin the current stock top utilise the Step
On scheme which will be launched on the 15t April. This may enable families to access a
property through home ownership by utilizing the new grant of £5000, again freeing up current
rented stock for those in need.

DEV9.2 states that the LPAs will support self and custom build housing developments
provided that they meet the requirements of other policies.

The application provides for 9 serviced self and custom build plots to be sold at a discount to
market value. The eligibility criteria will be agreed with the Local Authority and secured in the
S106 agreement.

The Council would encourage the development of an exemplar site of low carbon
modular housing, to show that developments can be both stylish and great to live in.

The 18 CLT units are proposed to be low carbon modular build properties as well the affordable
rented units and older person over 55 shared ownership/shared equity units (48 units in total).
There is no gas proposed on the application and instead air source heat pumps complimented
by solar photovoltaic panels will be used. This will ensure that those on lower incomes or those
residents having to pay for additional care services will have more energy efficient homes with
lower energy costs.

In Summary
This application addresses several of the motions detailed within the declared Housing Crisis.
In addition to this there are other benefits:

These properties, should they be granted consent, will assistlocal people in gaining access to
housing that is affordable to them. This will also assist people in right sizing accomm odation
which they will own to live in on a permanent basis with or without a mortgage. As mentioned
above, there are very few properties that come to the market to meet those households that
do not meet affordable housing requirements.

The consultation events that have taken place have shown an overwhelming response from
young people who seek to remain in the village where they play an important contribution to
the economy through various forms of employment or through, owning their own businesses
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and providing services locally. People are facing difficulties finding properties that are
affordable to them in the village that they have grown up in, have their employment on the
doorstep and importantly have the family support close by to assist with support such as child
care or caring for relatives. These young families do not want to be displaced from the village
and ultimately are likely to have to commute in to Newton and Noss as they are forced to move
to other locations where property is more affordable for them. The impact that this will have
on those families is additional fuel costs, additional childcare costs and potentially changing
their employment.”

The applicant has put forward in a detailed Assessment of Local Housing Needs document
that “Newton Ferrers and Noss Mayo is characterised by large, and very expensive houses. It
has the second highest lower quartile house prices in of all Lower Super Output Areas (LSOAS)
in South Hams (after Salcombe) and is within the 10% most expensive LSOASs nationally. The
local area, which includes Newton Ferrers and Noss Mayo, as well as Yealmpton, Mothecombe
and Holbeton (see Figure 3.2) is also very expensive, with lower quartile house prices almost
40% higher than the average for South Hams. The locally imbalanced housing market has
resulted in the inability of local people to afford properties and points towards a pressing need
for additional housing”.

Officers have, in the same way the AHOs have, looked at the current local housing market. In
the immediate area around Newton Ferrers, only 3 properties are available for rent (4 bed
terrace at Sherford £1650/month, a 3 bed at Collaton Park for £850/month and a 3 bed at
Yealmpton £950/month). In terms of property for sale, there is a total of 11 properties in the
same area. In terms of “family sized” accommodation, there is a 3 bed end of terrace barn
conversion at £350,000 (plus £3,700 annual maintenance charge), 2 x 4 bed dwellings at
£795,000, several properties are advertised over £1million. There are 2 smaller flats, both
restricted to over 55s; 2 bed at £249,950 and a 1 bed at £149.950. Rightmove also details
“sold” prices and again, there is very little in terms of “family’ accommodation; 2 and 3 beds
have sold for £380,000 up to £885,000 (the average seems to be around £540,000.) Flat sold
prices range from £248,000 for 1 bed to £435,000 2 bed). 3 flats have sold for under £150,000
but there are no details in terms of bedrooms or tenure.

The CLT, as joint applicants, are collating housing needs information which will be reported
verbally to Members inthe Committee meeting, but have provided so far:

“Since submitting the Application for this site, a number of things have changed, further
highlighting the exceptional circumstances our communities are facing:

e In September 2021, South Hams District Council declared a Housing Crisis. Despite
being able to demonstrate a five-year housing land supply and not being subject to any
sanctions under the Housing Delivery Test, it was recognised that there are insufficient
homes for local people and those that want to work in the District

e The last 12 months has seen house prices and the growth in the number of holiday lets,
rocket and the effects on the households who need to rent in our community have been
brutal.

e When this application was submitted, we had 23 households (14 in Bands A-D, 9 in
Band E) with a local connection registered with Devon Home Choice, that figure now
stands at43 (21 in Bands A-D, 22 in Band E)
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This includes 29 households currently in residence, B 1 1 2

9 who have Local Connection through family and C 3 3
4 who have a Local Connection through D 14 1 1 16
employment

E 16 5 1 22
Totals 27 7 5 43

This is further borne out by the Parish Second and Holiday Home surveys, updated in Nov
2021 where 46% of houses in Noss Mayo are now a second home or for holiday letting and
this has already eaten the heart out of the community. In the Parish as a whole the figure is
around 25% indicating that the local community is under a severe and growing threat. That
equates to over 250 dwellings that, other than employing cleaners and gardeners, contribute
little or nothing to the community or local economy.

The long-term effects of the loss of permanent residents on our villages are immense,
changing the demographics and destroying our communities;this is the real cost of not building
appropriate homes. The average age in Noss Mayo, with 131 'empty’ homes, is now over
50yrs and we have so few familiesthat there are no children from Noss Mayo in Newton Ferrers
Pre-school and just 14 in the Primary School.”

Housing Mix:
As set out above, it can be considered the proposal addresses the specific local affordable

need. It has been suggested in representations that Sherford, which is 5 miles away, will more
than meet the need. It could be argued that is the case however, as has been put forward by
the applicant and evidenced to a degree through consultation events and the recent Parish
Housing survey, there is a significant number of empty/second homes in the Parish, well over
200; 18.4% of all properties were second or holiday homes with 36% in Noss Mayo.
Furthermore, whilst Sherford does contain affordable housing, it was approved pre JLP and
the current housing evidence, the first half of the wider site is delivering 20% of the total offer
as affordable (subject to viability clawback) and it is the “standard” offer of a 20% discount on
open market in line with Government affordable definitions. It will also not achieve what this
application seeks, and that is to directly address the housing needs of the Parish.

All of the open market homes will, in accordance with the adopted Neighbourhood Plan, carry
a principal residency restriction and this will, to some degree, be reflected in the sale price of
the homes, but it is not yet known what level of discount will result. What does influence the
price of a new home is the size of the dwelling itself. As described, the application comprises
of a broad range of housing products, types and tenures that is broadly consistent with policy
DEVS8 interms of the variety that is being sought onsite with bed numbers as follows:

10 x 1 bed (All AH) 8% of total

53 x 2 bed (31 OM: 22 AH) 42.4% of total; 45.6% of OM
39 x 3 bed (14 OM: 25 AH) 31.2% of total; 20.6 of OM
23 x 4 bed (All OM) 18.4% of total; 33.8% of OM
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As stated in the JLP Team’s consultation response “The unaffordable nature of the local
housing market is a deficiency of the housing market in general, and not something that can or
should be solved by the planning system, and certainly not by approving planning applications
that are anything other than fully accordant with the adopted development plan. The LPA
supports wider system change that prioritises access to housing for local people, but as long
as the price paid for housing is set by the highest bidder, places like Newion and Noss will
continue to be the exception, rather than the norm.”

This is not argued against by the applicant; the Housing Needs Assessment contains similar,
but puts forward that this proposal will “...make an important contribution to the achievement
of positive change and will help to redistribute the market for the benefit of those seeking
smaller and/or less expensive properties, including first time buyers, local families that have
been priced out of the market, those in need of affordable housing and those older households
that are seeking to rightsize — those that are not currently served by the market.”

Officers have questioned how the development will result in open market dwellings that are
“‘more affordable” than those in the Parish. Through a combination of a higher proportion of
smaller properties (just 18.4% of the total/33.8% of open market dwellings are 4 bed), being
out of the “honey pot” area near the river and with the principal residency restriction, which will
prevent second home owners/holiday lets, the applicant believes it will result ina lower price.

The sales price of the dwellings is not yet fixed, but it is envisaged the median price of open
market dwellings at Collaton would be ¢.£420,000. The applicant’s research indicates this is
“...18.5% lovwer than the median prices of detached properties sold in the local area in 2020
and 30% lower than the median prices of detached properties sold in Newton Ferrers and Noss
Mayo in 2020; The median cost of the open market semi-detached homes at Collaton would
be 20% lower than the median prices of detached properties sold in the local area in 2020 and
50% lower than the median prices of detached properties sold in Newton Ferrers and Noss
Mayo in 2020. “

All of the proposed dwellings meet Nationally Designated Space Standards (NDSS), although,
the amount of internal space within each product does vary, with a number of the larger units
exceeding the minimum nationally described space standard by significant margins, whereas
the more modest sized accommodation offers a more conservative level of exceedance. This
will naturally be reflected in the sale price of each dwelling, and as a result, the degree to which
the housing mix on offer accords with the broader aims of policy SPT2.4. However, itis worth
noting that NDSS are not a maximum, but a minimum, and 5 of the larger dwellings are
proposed as “Intergenerational”’, as part of the Different Approach model.

NNNPP policy N3P-11 considers local housing need and housing mix, introducing specific
requirements for applicants to justify the number of dwellings that have more than 3 bedrooms:

“Where residential development is permitted by this plan:

a) In order to balance housing stock across the parish the developmentof smaller homes will
be encouraged.

b) Applications for new dwellings reasonably capable of accommodating more than 3
bedrooms will be required to provide evidence of local need.

c) Replacementdwellings should either not exceed the original gross floor area of the original
dwelling by more than 50% or should not reasonably be capable of accommodating more than
3 bedrooms, unless evidence of local need for a larger dwelling is provided
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d) In new developments of 4 or more homes, developers will be encouraged to have at least
75% smaller units reasonably capable of accommodating no more than 3 bedrooms.

e) Affordable Homes...will be required in line with the Joint Local Plan and national policies...
g) Proposals for self-build, small family homes will be supported”

The application proposes a total of 81% dwellings as 3 bed or less, meeting the above policy
criteria. The submitted Housing Needs Assessment report has attempted to explain, in detail,
through a variety of research methods (population growth, age profiles, average earnings,
Parish surveys, SHMNA, current housing stock, housing registers, sales figures, housing
development and past and future development) how it addresses N3P-11b and how it is
considered the proposal will deliver the NNNP vision of “...a strong and inclusive community
which benefits from a range of house types and tenures.”

It is worth considering that the 2016 Housing Needs Survey identified a need for 25 Affordable
Homes over the next five years, 15 of which were delivered at the Peter’s Field/Glebe Meadow
development in Newton Ferrers, 6 at Parsonage Farm and had it been built, 35 were planned
for Collaton. Many of those already delivered were restricted to over 55s, thereby not
addressing family or young person’s needs.

The NNNP notes “Between 2001 and 2011 there was an increase in new dwellings of 106.
This...has felt comfortable for the residents, but has not helped to ‘rebalance’ the
community...Between April 2014 and June 2017 permission has been granted for 101 new
homes in the Parish, of which 49 will be Affordable and 96 are outside the Settlement
Boundaries. The majority (70) are at Collaton. This should more than meet the needs of the
community, especially as the JLP identifies a need for a total of just 20 dwellings...to 2034....In
theory the Parish already has sufficient ‘Affordable Homes’ (as defined by the Government) to
meet local need, but there are still many in the parish who need truly affordable housing to be
able to live close to their work and families.”

It is notable that the above reference includes the previous consent on this site, of which 35
were affordable; that consent has now lapsed and that need has not been addressed. The
Affordable Housing Team testify that need has grown, as is the case across the Plan area.
Furthermore, since that time, a Housing Crisis has been declared. This unmet need is that
which the applicant is targeting with this development.

In terms of existing affordable housing stock, there are 51 Council/Housing Association
dwellings, plus an additional 25 units of supported housing for the over 55s in Newton Ferrers.
The NNNP states that this current stock is not meeting all local need because there are no
older person’s 1 bed units, and based on the Government definition of affordable housing
(capped at 80% of open market price) in such a high value area this is not affordable for those
who need it...”Affordable Homes have to be priced according to the local market and then
sold/rented at a discount. Even with a discount, part purchase is unaffordable for those who
qgualify.” The development seeks to achieve this, albeit not inits entirety.

The unaffordability, coupled with an aging population (the old age dependency ratio in Newton
Ferrers and Noss Mayo is 75%, compared to 51% in South Hams and 36% across the JLP
area) and very high levels of second home ownership in the local area (the 2011 Census
showed 20% of dwellings had no usual residents, compared to 15% in South Hams and 7%
across the JLP area, although a recent Parish Council survey has revealed that as many as
45% of dwellings in Noss Mayo are second/holiday homes), could, if not addressed, result in
a risk to the viability and vitality of the community, with both existing housing stock not meeting
elderly needs, but also pricing young people and families out of the market. This is evidenced
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by the significant amount of support for the proposal, from a wide demographic and also that
many children at the primary school are from out of the catchment.

However, when assessing the proposal against the development plan, the JLP team note “The
baseline figure for the parish regarding the dwelling stock at 2011 was 35% of homes in the
parish were of 4+ beds, and 55% of dwellings were detached, both of which have a direct
impact on the affordability of homes in the local area.

Policy N3P-11 expresses a clear preference towards smaller homes, and requires applicants
to justify the number of homes with more than 3 bedrooms. There is no prescribed method or
format for this justification, and the applicant has provided what they consider to be justification
for delivering 33% of all open market dwellings as 4-bed dwellings. Policy N3P-11(d) is clear
that proposals of 4 or more dwellings should have at least 75% of homes that have no more
than 3 bedrooms.

The applicant has provided a wealth of information as to why they consider there to be a need
for the specific housing that they are offering, although this is not specificallyin response to the
NP policy. A lack of specific justification for the 4-bed dwellings in relation to the NP policy is
a necessity to address, because the 2011 ONS baseline identifies that 60% of all dwellings
within the parish are classified as ‘significantly under-occupied’, which means having two or
more unused bedrooms. Again the LPA cannot restrict the occupancy levels of new homes,
so there is a risk that the addition of the larger open market dwellings only exacerbate the local
problem of significant under-occupancy, but it cannot be quantified or predicted at this point. *

JLP Policy DEV9 encourages self and custom build, a mix of tenures and affordable housing
types noting at point 1 “Affordable housing could include social and affordable rent, shared
ownership and innovative housing models that meet the local demand/need, such as rent to
buy, starter homes and shared equity as appropriate”. The development provides 9
custom/self-build properties, all of which are affordable and is therefore seen to comply with
this policy.

DEV9 also requires compliance with M4(2) and M4(3) Building Regulations standards for
accessibility and adaptability. The development achieves this by meeting M4(2) on 30
dwellings, and M4(3) on 3 others, together with the “Intergenerational’” dwellings giving
additional flexibility and adaptability, and the “Horizon” intermediate dwellings designed for over
55s with built in technology to facilitate supported living.

Major Development in the AONB:

The site lies within the South Devon Area of Outstanding Natural Beauty, and is considered to
be a major development. There are specific tests for major development within the AONB in
both the JLP and the NPPF.

The JLP contains policy DEV25 - Nationally Protected Landscapes (this is discussed in more
detail in the Landscape section of this report). There are a number of specific requirements,
but at the highest level, DEV25.1 establishes the policy test which must be overcome by
development proposals within Nationally Designated Landscapes;

“The highest degree of protection will be given to the protected landscapes of the South Devon
AONB, Tamar Valley AONB and Dartmoor National Park. The LPAs will protect the AONBs
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and National Park from potentially damaging or inappropriate developmentlocated either within
the protected landscapes or their settings. In considering developmentproposals the LPAs will:

1. Refuse permission for major developments within a protected landscape, except in
exceptional circumstances and where it can be demonstrated that they are in the public
interest.”

Policy DEV25 is aligned with the requirements of the NPPF, which in this regard contains very
specific and strict tests;

“177. When considering applications for development within...Areas of Outstanding Natural
Beauty, permission should be refused for major development other than in exceptional
circumstances, and where it can be demonstrated that the developmentis in the public interest.
Consideration of such applications should include an assessment of:

a) the need for the development, including in terms of any national considerations, and the
impact of permitting it, or refusing it, upon the local economy;

b) the cost of, and scope for, developing outside the designated area, or meeting the need
for it in some other way; and

c) any detrimental effect on the environment, the landscape and recreational opportunities,
and the extent to which that could be moderated”

There is some consistency in the way that appeal inspectors use certain indicators when
considering major applications in the AONB. Chief amongstthese is historic under-delivery of
the Local Planning Authority against identified housing needs, and particularly the under-
delivery of affordable housing units.

At the point of determination of this application, it is worth remembering that 7 years into the
JLP period:

1. The LPAs are ahead of target in terms of meeting our housing requirements (some
1,124 dwellings ahead in the TTV area and for the 6" successive year delivery has been
above the policy target annualised)

2. The LPAs have passed every Housing Delivery Test since the Plan was adopted — a
test which measures delivery over the last 3 years against houses needed.

3. The LPAs have been able to demonstrate a 5YLS in every year since adoption of the
JLP

4. The LPAs are ahead of targetinthe TTV area in relation to the provision of net additional
affordable housing from development —i.e. Meeting AH needs from development

5. A further 865 Affordable dwellings (net) are identified over the next 5 years inthe TTV
area.

6. 7,098 dwellings are identified in the TTV housing supply between 2021 and 2034 which
provides sufficient flexibility and a headroom of 83% above the 3,881 dwellings required
to meet the TTV policy target by 2034.

7. 4,862 of the 7,098 dwellings identified already have planning consent of which 704 were
already under construction at April 2021.

As such, in housing delivery terms, there is nothing exceptional about the prevailing
circumstances within which the application is considered.
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The Housing Crisis declaration is also a material consideration that could have some bearing
on the overall planning balance, although it does not override the primacy of the adopted
development plan and national planning policy.

In the same way that there is no prescribed definition of exceptional circumstances or public
interest in relation to paragraph 177, neither is there certainty about what a development
proposal needs to deliverin order for it to be considered in the publicinterest. So even if there
are consideredto be exceptional circumstances, itis not clear what a proposal needs to provide
in order to be considered being in the public interest. The developer will be directly providing
39 (31% of all dwellings) affordable housing units onsite, as well as enabling the local
Community Land Trust to deliver an additional 18 affordable dwellings (14%). In combination,
the affordable housing offer is some way beyond the minimum requirement of 30%, although
it is some way short of the minimum threshold of 60% AH that would be required for an
exception site under policy TTV27.

Whilst the mixed-use proposal, when considered only in development terms, offers an
attractive package, it has to be considered alongside the poor spatial location, both interms of
the adopted spatial strategy and location within a nationally protected landscape. It is not
considered that the circumstances within which we consider the application are exceptional,
and it is uncertain if the proposal can be considered to be of such merit as to be described as
being in the public interest.”

The definition of Major is not the same as that statutorily defined in the DMPO 2015. Instead,
the relevant definition is provided at Footnote 60 to the Framework, and is consistent with that
provided in the JLP SPD, stating:

“For the purposes of paragraphs 176 and 177, whether a proposal is ‘'major development’is a
matter for the decision maker, taking into account its nature, scale and setting, and whether it
could have a significant adverse impact on the purposes for which the area has been
designated or defined.”

Accordingly, the NPPF and JLP anticipate the decision taker exercising a planning judgement,
having regard to its scale, nature, setting and whether it would have significant adverse
impacts.

The applicant, as part of their supporting documentation in the Housing Needs Assessment,
has quite rightly pointed out “...paragraph 74 of the NPPF is clear that the 5 year supply
represents a minimum figure. Just as residential development would not be automatically
approved in the absence of a5YS, norwould the demonstration of a 5YS automaticallywarrant
refusal...Thiswas confirmed by the Secretary of State in his approval of planning permission
for 150 homes in Long Melford, Suffolk...“The proposal would provide up to 150 new homes,
including around 53 affordable homes. Although the local authority can now demonstrate a
supply of housing land above 5 years, this figure is a baseline and not a ceiling...the appellant
has demonstrated there is a local need in this settlement, in line with the expectations of the
developmentplan, for both market and affordable housing. The Secretary of State recognises
that there is now a five-year supply of housing land supply. However, in the light of the identified
need, and the Government’s objective of boosting the supply of homes (Framework paragraph
59), he considers that the housing delivery should carry significant weight...”

In specific relation to affordable housing, the applicant has referenced a further decision
“...relating to Oxford Brooks University's Wheatley Campus, that [the] Council could
demonstrate a five year supply of housing land. However...the Decision Letter states: “While
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he has concluded that the council are able to demonstrate a 5 year supply of housing land, the
Secretary of State agrees that...the proposed development would contribute significantly
towards the Council’s affordable housing shortfall. Given the seriousness of the affordable
housing shortage in South Oxfordshire, described as “acute” by the Council, he agrees with
the Inspector...the delivery of up to 500 houses, 173 of which would be affordable, are
considerations that carry very substantial weight.”

A comprehensive body of evidence has been put forward in support of the application, in
recognition of the policy conflict and location in the AONB, to demonstrate the benefits and
compliance with NPPF 177. Officers do not agree with the entirety of the submission, for
example, it has been stated there will be no harm to the AONB, but the majority of points put
forward are considered to be benefits and/or in the public interest, albeit some hold more weight
than others. This must also be taken into consideration in light of the Housing Crisis, despite
being able to demonstrate a 5 Year Housing Land Supply.

In response to public representations and against Officer challenge, further supporting
information has been submitted including assessments of the public interest, alternative sites,
an overview of the exceptional circumstances and the economic benefits the proposal would
bring (all of these are available on the planning file). Whilst there is simply too much to repeat
verbatim in this report it is discussed throughout, and summarised as follows:

Public Interest/Social benefits:

- Provision of affordable housing; 57 units amounting to 46% of a range of tenures and
sizes to directly address local need

- Provision of new open market housing to meet local needs that will not be achieved
through JLP site allocations, all of which will have a principal residency restriction

- Based on significant research by the applicant, 40 — 65% of overall need and 24 — 26%
of affordable need is met

- Provision of community facilities, including office/commercial space, shops, café,
community work hub (publically accessible with free wifi)

- Enhanced recreational value through 6 hectares of open space, publically accessible to
all with new public toilets and a shower on site

- Decontamination of the entire red line site area

- A new community orchard and allotments

- Public car parking (41 seasonal spaces) as a result of a direct request from the Parish
Council to alleviate some of the pressures of parking in the village

- Provision of boat parking/store to replace current storage inside the barn on site (up to
12 boats)

- Significant improvements to the permissive path and linkages to existing pavements
further towards the village, linked to the car park and to provide safe pedestrian/cycle
access to the village and primary school; currently a lot of this route comprises grassed
highway verges

- A new bus stop inside the site to replace the current bus stop on the main road along
with an enhanced bus service

- Speed limit reduced to 40MPH from 60MPH

Environmental Benefits:
- Regeneration of a contaminated and unattractive, partly brownfield and under-used area
of land
- Decontamination of the land (costing more than £1 million) avoiding the potential risk of
the contaminants breaking down and ending up in the local watercourses

56



- Landscape led development providing significant additional planting both on-site and
off-site

- Extensive tree planting across the site, off-site planting to address the future loss of
nearby woodland and replacement of the existing cypress trees on the eastern boundary
which are considered incongruous within the landscape

- Biodiversity Net Gain over the 10% required by policy; 12.62% gain in habitats and
108.51% gain in hedgerows

- Low carbon measures at over 70%, significantly above the 20% reduction set out in
Dev32. All affordable dwellings will be built using MMC

Economic benefits (calculated based on industry guidance and figures):

- 1800 Sgm of mixed commercial floorspace (shared ownership and affordable business
units) seeking to provide low cost premises for local businesses

- 132 direct FTE construction jobs annually over the 3 year construction phase

- Afurther 169 indirect and induced FTE jobs during the construction phase

- Total GVA generated by the construction phase of the scheme of £21.3 million

- 140 direct FTE jobs once the proposed development is operational and 61 indirect and
induced FTEs in the South West region, of which 53 indirect and induced FTEs will be
based in the local area

- Between £15.5 million direct and indirect GVA per annum

- £687,500 of first occupation expenditure and a total annual household expenditure of
£2.7 million that will be new to the local area, providing a significant boost to the local
Economy

- Once complete, the proposed development could generate £252,000 of additional
Council Tax receipts per year and a total of £975,000 in New Homes Bonus payments
over a four-year period; and,

- The commercial floorspace will generate ¢.£87,000 business rates revenue per annum

JLP Policies DEV14 and DEV15, plus NNNP N3P-13, seek to foster rural business growth,
promote start-ups and home working, and a maintenance of a flexible provision of employment
sites. It could be argued the rural location of the site would lend weight against the provision of
employment uses, but these have been designed as a “package” as part of the Different
Approach model, to sit alongside the residential offer. They have been designed to allow small
businesses in the area to set up, where otherwise they would need to commute out to a more
urban area; there are no alternative sites for this provision in the village settlement boundaries.
They are considered complimentary to the residential offer, and will benefit existing residents,
as well as new. Taken as a “whole”, with the inclusion of carbon reduction measures and
transport /access improvement measures, it is considered the proposal is broadly compliant.

The actual use of each unit has not been fixed, and can be secured by condition to ensure the
uses are appropriate for the location and so as to not cause nuisance to neighbouring
properties.

The relatively small scale of the units and community shop is not seen to pose a risk to the
vitality and viability of existing business in the area, in accordance with DEV18. In fact, year
round full time residents would support the existing businesses. Officers do not agree with
some concerns noted that it would place them under too much pressure through an increase
in customers.

In assessing the proposal against the above “benefits”, the applicant will be directly delivering
39 (31% of all dwellings) affordable housing units on-site, as well as gifting land to the local
Community Land Trust and facilitating an additional 18 affordable dwellings (14%) which will
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be held in trust, at social rent, making them truly affordable in perpetuity; a total of 46%
affordable housing across the site. The affordable housing offer is some way beyond the
minimum requirement of 30% which would be expected on an allocated site or site in a
settlement, but falls short of the minimum threshold of 60% that would be required for an
exception site under policy TTV27 when considering the number of dwellings instead of land
take.

People with an identified local connection are given a 3 month advantage for registering interest
in the open market dwellings, and whilst this is a welcome offer, in reality, it does not make the
houses significantly more affordable, or restrict ownership/occupation to people with a local
connection, which can reduce prices by up to 20%. However, all dwellings will have a principal
residency restriction, meaning they must be a person’s main residence and cannot be used as
second homes or holiday homes. Anecdotally, it is thought this may reduce house prices by
around 5%, but there is no firm evidence to corroborate that.

In addition, the single largest allocated site within the JLP is at Sherford, (a site that is delivering
mixed use development including over 5000 new homes), and is located within 10km by road
from the proposal at Collaton Cross. Some objectors have suggested that any needs in the
Parish can easily be met at Sherford. Whilst technically that is correct, Sherford is delivering
around 20% affordable housing, with 66.5% shared ownership and 35.5% affordable rent; there
is a clawback to deliver more should the market allow this. Sherford is not currently delivering
social rent or the other elements that A Different Approach delivers, and as has been pointed
out in many letters of representation, it will not fulfil the Newton and Noss housing need, doing
nothing to address the imbalance that has taken place and helping to create a vibrant Parish
community, being more aligned to urban Plymouth, than rural South Hams.

Noting the JLP Team’s response and that of the AONB Manager, having assessed the
submitted documents and gained an understanding of the Different Approach model, Officers
do recognise there is some policy conflict but there is also policy conformity. Taking everything
into consideration, on balance, the development cannot be concluded to be anything but major
development in the AONB, and in so far as the NPPF 177 tests:

When considering applications for development within... AONBs, permission should be refused
for major development other than in exceptional circumstances, and where it can be
demonstrated that the developmentisin the public interest. Consideration of such applications
should include an assessment of:

A) the need for the development, including in terms of any national considerations, and the
impact of permitting it, or refusing it, upon the local economy;

Whilst the Council can demonstrate a 5YHLS, and is meeting its housing targets, this is not a
maximum figure. The Council has recently declared a Housing Crisis, recognising the acute
problem with a lack of genuinely affordable dwellings. The support from the Parish Council,
CLT and Affordable Housing Officers, the increasing number of second homes in the Parish
and higher than average house prices, coupled with the significant body of work behind the
housing offer proposed under the Different Approach which seeks to relate directly to the local
need in the Parish, indicates true local need is not being met. This application alone, will not
address the Housing Crisis, but goes a way towards it, particularly with the affordable offer. As
set out above, the development will bring significant economic benefits, both direct and indirect,
and well as creating an additional employment offer for the Parish. Officers therefore consider
the first test is met.
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B) the cost of, and scope for, developing outside the designated area, or meeting the need for
itin some other way;

It could easily be argued that the development could be located anywhere in the Plan area,
outside of the AONB. However, given the entire Parish is in the AONB, to locate the
development outside of that area would not meet the specific local need being addressed,
rebalance the demographic in the Parish nor the other benefits the development will bring.
Sherford, on the edge of Plymouth would be the closet “sustainable” location. No equivalent
sites are expected to come forward in the foreseeable future and certainly no equivalent
brownfield sites are available. The CLT's own application for Butts Park is some way off
determination, has its own significant landscape and other challenges, including objections
from the Landscape Officer and AONB team, and will only go a limited way to addressing the
need, providing 17 affordable units and 3 open market; it is also not a case of “either or” being
considered. The Butts Park scheme will not bring the other benefits that are proposed by this
application.

C) any detrimental effect on the environment, the landscape and recreational opportunities,
and the extent to which that could be moderated.

Officers disagree with the applicant that there will be no harm to the AONB. As discussed later
in this report, the Landscape Officer confirms the harm is as a result of the change that will
take place. However, the development is landscape led and proposes an extensive amount of
landscaping, on and off-site which goes a long way to mitigating any harm and screening the
development. Several site visits have been carried out and whilst the development will be
visible, itwill not be dominant. It does not harm any recreational opportunities, instead provides
significant additional recreation opportunities on site and links to offsite through improvements
to access routes. The site is also heavily contaminated and partly brownfield; the development
will remediate the site, improving its condition.

Through the iterative process that has taken place at pre-app and since submission, it is
considered that, subject to planning conditions and a S106, “Significant Adverse Impact” upon
the AONB and its special qualities can be avoided, and its natural beauty at least conserved.
To conclude against paragraph 177, it is considered the combination of the many benefits as
discussed above, in light of the Housing Crisis and set out in more detail in the applicant’s
supporting documents, amount to exceptional circumstances and development that is in the
public interest.

Planning History

The planning history of a site can be a material planning consideration. As noted previously in
this report, the site has seen an approval for residential development under 37/2548/14/0. That
application permitted 70 dwellings, 50% of which were secured as affordable in a S106; none
of the dwellings carried a principal occupancy restriction. The red line site area was confined
to the northern half of the current proposal site, covering a similar area to that now proposed
to contain the 125 dwellings, and excluded the proposed parkland area. It was essentially
restricted to what can be seen as the brownfield area, but its public benefits were much less
than those now proposed.

This application was in outline form, with only access and layout being fixed. Bedroom numbers
were not fixed, but described as a mix of 2, 3, 4 and 5 beds; from the approved site layout itis
clear that the majority were to be large detached dwellings set in spacious amenity areas.
Supporting documents noted that some of these would be 2 %2 storey in height. Some
commercial units were included along with open space, a small community woodland and
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allotments; landscaping was much less interwoven throughout the residential area and would
have done little to screen or mitigate the development.

Approval of that application was pre JLP and pre the NNNP, influenced by the lack of 5-year
supply at the point of determination and that Members gave significant weight to the brownfield
nature of the site, described in the NPPF as:

“and which is or was occupied by a permanent structure, including the curtilage of the
developed land (although it should not be assumed that the whole of the curtilage should be
developed) and any associated fixed surface infrastructure. This excludes: land that is or was
last occupied by agricultural or forestry buildings; land that has been developed for minerals
extraction or waste disposal by landfill, where provision for restoration has been made through
development management procedures; land in built-up areas such as residential gardens,
parks, recreation grounds and allotments; and land that was previously developed but where
the remains of the permanent structure or fixed surface structure have blended into the
landscape.”

As discussed above, the Council can demonstrate a 5YHLS. Part of the site, essentially the
majority of the area upon which the dwellings will sit, is brownfield land, however, to a degree,
some of this has assimilated back into the landscape. Certainly, a large area of the former RAF
base can be considered to be brownfield and it is also fact that the site is included in the
Council's most recent 2021 brownfield register, which is available through this link:
https://mww.southhams.gov.uk/article/4291/Brownfield-Land-Register

Brownfield Registers comprise 2 parts, and every Local Planning Authority is required to
complete Part 1 of the Register. To be considered for inclusion on Part 1, a brownfield site
must meet the following criteria;

(@) the land has an area of at least 0.25 hectares or is capable of supporting at least 5 dwellings;
(b) the land is 'suitable’ for residential development;

(c) the land is 'available' for residential development; and

(d) residential development of the land is ‘achievable’ (i.e. is likely to take place within 15 years
of being entered onto the Register).

A phasing plan was agreed in accordance with the S106 attached to the outline approval and
a single reserved matters application was then approved, which secured just Phase 1A. The
approved 26 dwellings included 8 (31%) affordable 3 bed self-build and 9 (35%) 4 bed+ (4 x
4bed, 4 x5 bed and 1 x 6 bed). That affordable offer was intermediate sale, with a 20% discount
off open market value.

It is considered by the applicant that scheme was far inferior to the current scheme, offering
little benefit, little landscape enhancement and not addressing local housing need, with nothing
to stop the open market units being bought as holiday homes; Officers agree.

However, the previous approval can only carry very limited weight towards the current
application because it cannot be implemented. Whilst some reserved matters were approved,
a time limit condition was imposed on that reserved matters approval which was inconsistent
with the outline time limit, and is considered unlawful because a reserved matters cannot
extend an outline approval. It is considered the permission has now lapsed. However, that a
large part of the area upon which the dwellings will sit is brownfield land, carries weight in
favour of granting permission.
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Landscape character:

The site lies within the South Devon AONB, outside of, but close to the South Devon Heritage
Coast and Undeveloped Coast, and is also within the Newton and Noss Neighbourhood Plan
(NNNP) area. AONBs are considered to have the highest status of protection and the NPPF
requires great weight to be given to conserving and enhancing landscape and scenic beauty
within, as discussed above, with particular reference to special qualities and distinctive
characteristics or valued attributes. This is consistent with s.85 of the Countryside and Rights
of Way Act 2000 which requires that:

“...in exercising or performing any functions in relation to, or so as to affect, land in an area of
outstanding natural beauty, a relevant authority shall have regard to the purpose of conserving
and enhancing the natural beauty of the area of outstanding natural beauty’.

That legal duty is another material consideration, as opposed to forming part of the
development plan.

In addition to the policies mentioned previously, the need to conserve and enhance the AONB
is reinforced within JLP policy DEV23. The need for high quality design which is appropriate to
its context and contributes positively to it is discussed within JLP policies DEV10, DEV20,
DEV23 and DEV25.

In addition to the Development Plan, the following legislation, policies and guidance are of
relevance; Section 85 of the Countryside and Rights of Way (CRoW) Act; Sections 12 and 15
of the NPPF in particular paragraphs 174,176 & 177; The National Planning Practice Guidance
on Landscape; and The South Devon AONB Management Plan and its Annexes. Areas of
Outstanding Natural Beauty.

DEV23, Landscape character, states:

Developmentwill conserve and enhance landscape, townscape and seascape character and
scenic and visual quality, avoiding significant and adverse landscape or visual impacts.
Development proposals should:

1. Be located and designed to respect scenic quality and maintain an area’s distinctive
sense of place and reinforce local distinctiveness.

2. Conserve and enhance the characteristics and views of the area along with valued
attributes and existing site features such as trees, hedgerows and watercourses that
contribute to the character and quality of the area.

3. Be of high quality architectural and landscape design appropriate to its landscape
context.

4. Be located and designed to prevent erosion of relative tranquility and intrinsically dark
landscapes, and where possible use opportunities to enhance areas in which tranquility
has been eroded.

5. Restore positive landscape characteristics and features that reinforce local landscape
quality and distinctiveness.

6. Where necessary, be supported by Landscape and Visual Impact Assessments and
landscaping schemes that enhance that proposed development.

7. Avoid, mitigate, and where appropriate compensate, for any residual adverse effects
and take opportunities to secure landscape character and visual enhancements.

DEV25 concerns Nationally Protected Landscapes states:
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The highest degree of protection will be given to the protected landscapes of the South Devon
AONB...The LPAs will protect the AONB...from potentially damaging or inappropriate
development located either within the protected landscapes or their settings. In considering
development proposals the LPAs will:

1.

Refuse permission for major developments within a protected landscapes, except in
exceptional circumstances and where it can be demonstrated that they are in the public
interest.

Give great weight to conserving landscape and scenic beauty in the protected
landscapes.

Give substantial weight to other natural beauty criteria, including the conservation of
wildlife and cultural heritage in the AONBs and great weight to the conservation of
wildlife and cultural heritage in Dartmoor National Park.

Assess their direct, indirect and cumulative impacts on natural beauty.

Encourage small-scale proposals that are sustainably and appropriately located and
designed to conserve, enhance and restore the protected landscapes.

Seek opportunities to enhance and restore protected landscapes by addressing areas
of visually poor quality or inconsistentwith character, securing through the development
visual and other enhancements to restore local distinctiveness, guided by the protected
landscape’s special qualities and distinctive characteristics or valued attributes.
Support proposals which are appropriate to the economic, social and environmental
wellbeing of the area or desirable for the understanding and enjoyment of the area.
Require development proposals located within or within the setting of a protected
landscape to:

i. Conserve and enhance the natural beauty of the protected landscape with particular
reference to their special qualities and distinctive characteristics or valued attributes.

ii. Be designed to prevent the addition of incongruous features, and where appropriate
take the opportunity to remove or ameliorate existing incongruous features.

iii. Be located and designed to respect scenic quality and maintain an area’s distinctive
sense of place, or reinforce local distinctiveness.

iv. Be designed to prevent impacts of light pollution from artificial light on intrinsically
dark landscapes and nature conservation interests.

v. Be located and designed to prevent the erosion of relative tranquility and, where
possible use opportunities to enhance areas in which tranquility has been eroded.

vi. Be located and designed to conserve and enhance flora, fauna, geological and
physiographical features, in particular those which contribute to the distinctive sense of
place, relative wildness or tranquillity, or to other aspects of landscape and scenic
quality.

vii. Retain links, where appropriate, with the distinctive historic and cultural heritage
features of the protected landscape.

viii. Further the delivery of the relevant protected landscape managementplan, having
regard to its supporting guidance documents.

ix. Avoid, mitigate, and as a last resort compensate, for any residual adverse effects.

NNNP N3P-9 Protecting the landscape states:

Development shall not harm but conserve the landscape by:

a) complying with national and local strategic policies for the AONB and the Undeveloped
Coast, including AONB Planning Guidance, relevant strategic policiesin the developmentplan.
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b) safe-guarding and conserving local features that make a positive contribution to the
landscape, particularly;

1) the skylines above Newton Ferrers and Noss Mayo,

i) the view of the creek edges as seen from Bridgend,

iii) long views across the estuary and creeks, valleys, fields, hedges, lanes and Important Local
Views.

c) ensuring that new development blends into the natural landscape, without detriment to
habitats on land or water, and does not adversely impact upon the irreplaceable characteristics
of Special Areas of Conservation, Sites of Special Scientific Interest or Ancient Woodland.

d) incorporating high quality landscaping which retains existing features, reinforces local
landscape character, restores degraded landscapes, and provides mitigation from harm.

Paragraph 174 of the NPPF requires planning decisions to contribute to and enhance the
natural and local environment, where the intrinsic character and beauty of the countryside
should be recognised alongside maintaining the character of the undeveloped coast (while
improving access to it, where appropriate).

Paragraph 176 states that great weight should be given to conserving and enhancing
landscape and scenic beauty in AONBs, which have the highest status of protection inrelation
to those issues.

Paragraph 177 is set out earlier in this report.

Both the Council's Landscape Officer and the South Devon AONB team have objected to the
application. Both note the development needs to be assessed against NPPF paragraph 177,
with the AONB team concluding there are no exceptional circumstances and therefore the
application should be refused. Several appeal decisions have been referred to in order to
support this position including a proposal in outline form for 473 dwellings in the High Weald
AONB where the Inspector concluded:

“90. | recognise that the identified benefits in relation to housing matters, both directly from the
proposed housing and in terms of the benefits from the new road, would clearly be in the public
interest. However, the reality is that the circumstances of the housing shortfall, including
challenges around providing for affordable housing, self-build, custom-build, and care home
housing, are not unusual. The other benefits identified are commonplace and do not add
significantly to the balancing. Overall, my view is that these considerations do not together
present exceptional circumstances. | conclude that when they are balanced against the harm
to the landscape and scenic beauty of the AONB that | have identified, a development of this
scale in this location would not be in the publicinterest. Consequently, the proposal does not
comply with Paragraph 177 of the Framework...

95. The benefits in this case, substantial though they are, are not sufficient in this instance to
outweigh the great weight to be afforded to the harm to the AONB, and the other harms set out
above.”

As with the examples provided by the applicant that support the application, it is not known
how comparable any of these are with the current proposal, and Officers consider they
demonstrate the uncertainty around exceptional circumstances and public interest, and that it
Is a matter of judgement for the decision maker, based on the circumstances of each case.

The Landscape Officer notes:
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“This site is in open countryside in a prominent location within the AONB, with views at close
guarters from the public highway and footpaths, and with open views from across the wider
landscape. This is a highly sensitive landscape, recognised locally and nationally for its
character and visual quality.

The site lies in an elevated and visually prominent location on high ground within the Devon
Landscape Character Area of Bigbury Bay Coastal Plateau and Landscape Character Type
1B: Open coastal plateaux, with a small area to the south-west being within LCT 3G River
valley slopes and combes.

There is very little settlement evident in the Open Coastal Plateaux of LCT1B...a few small
villages, along with scattered farmsteads and isolated properties, but most villages traditionally
grew up in more sheltered locations, in the valleys and away from the exposed plateau tops.

In recent history the site was a militarybase...some areas of hardstanding and bases of former
structures remain visible, and the HM Coastguard Yealm is still located on the site. Visually,
the site is predominantly a green field site that is agricultural in character.

There is existing residential development adjacentto the application site...32 existing dwellings
on Whittingham Road, Fell Close and Munro Avenue to the north-east of the proposed
development, and a further 8 large, detached dwellings on Richardson Drive and Livingstone
Avenue, giving a total of 40 existing dwellings...These existing residential areas have limited
impact on the wider character, with good levels of screening, and they are of a scale and
massing which conserves the current sparsely settled wider character. They do not constitute
a ‘illage’ character but read as two small clusters of houses, which are reasonably well
screened, all be it by a mix of deciduous trees and evergreen conifers.

Despite the recent history and current condition, the locality has a strong and consistent rural
character, and the site and environs exhibit a number of the key characteristics and valued
attributes described in the published Landscape Character Assessment for LCT 1B.

The published assessment notes that the character of this high open plateau landscape has
been weakened by non-vernacular buildings, including large, modern agricultural buildings,
prominent on the skyline. As a result, the evaluation recognises that continuing pressure for
development that is in highly visible locations and that is out of keeping with the existing
settlement pattern is a force for change in landscape character.

Consequently, the Landscape Guidelines set out a strategy that seeks to protect the open,
undeveloped character of the coastal plateaux through measures that include protecting the
historic settlement pattern; avoiding new developmenton prominent ridges and skylines, and
protecting high levels of tranquillity through retaining dark night skies and the controlling and
managing development.

The site and its surroundings contribute to the following Special Qualities of the South Devon
AONB:
e Deeply rural rolling patchwork agricultural landscape
e Iconic wide, unspoiltand expansive panoramic views, with ridgelinesand plateau edges
forming distinctive, unspoilt and very exposed skylines.
e Areas of high tranquillity, natural nightscapes, distinctive natural soundscapes and
visible movement.
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The special protection given to this sensitive landscape is reflected in adopted Local Plan
policies DEV23, DEV25, and N3P-9.

Landscape Character policies of the South Devon AONB Management Plan that are
particularly relevant to the proposal include:

e Lan/P1: Character - The special qualities, distinctive character and key features of the
South Devon AONB landscape and South Devon Heritage Coast will be conserved and
enhanced.

e Lan/P4: Tranquillity - The tranquillity, natural nightscapes and dark skies of the AONB
will be enhanced and maintained.

e Lan/P5: Skylines and Views - The character of skylines and open views into, within and
out of the South Devon AONB will be protected.

In any planning application in this designated landscape, whether major or not, ‘great weight’
is to be given to ‘conserving and enhancing scenic beauty’ because these areas have ‘the
highest status of protection’. For major developmentwithin the AONB, the tests of ‘exceptional
circumstances’ and ‘public interest’ set out in NPPF, paragraph 177, must be applied.

There are sensitive views of the ridgeline when seen from Brixton and the local landscape
which gently slopes down into the Yealm valley, and from within the AONB. The protected
landscape is a high sensitive receptor, as are a number of public footpaths within the local
farmland and estuaries. The existing ridgeline is characterised by a line of mature oak trees
and to a lesser degree the mature lines of conifers that screen some of the existing residential
elements of Collaton Park. The mature conifers have an adverse visual effect on the natural,
rural character of the wider landscape.

Views from the south, west and east are generally more limited, with existing dwellings, farm
holdings and existing trees restricting views to the site but there are some sensitive views that
will be impacted upon (both highway — low sensitivity receptor and permissive footpaths — high
sensitivity receptors).

Developmentclose to the ridgeline will introduce new built features in a landscape setting that
is largely undeveloped and with an overriding agricultural character, and therefore changing its
character by altering the current sparsely settled nature of an undeveloped, tree lined ridge.

The LVIA is noted and accords with best practice...Officers concur that the character within
the site varies, and that some areas — particularly where the former MOD uses are evident -
do not display features that are characteristic of the AONB. However, the LVIA acknowledges
that some of the site does exhibit the Special Qualities of the AONB, and Officers are of the
opinion that the overall character is consistent with an undeveloped agricultural landscape.

The current...application is for an increased quantum of developmentof 125 new homes, which
claims to provide an improved housing mix to meet an identified local need. The overall site
area is greater than the Outline approval as it incorporates land in the valley to the west, which
provides opportunities for ecological enhancement and public open space. Even so, the
application seeks a denser level of built form within the developed area of the site, which is
similar in footprint to that of the outline application.

The Designand Access Statement para. 3.15 notes the developmentlies in the centre between
the two existing housing estates, ina way joiningthem up visuallyto completethe hamlet...feel
that it is misleading to refer to the development of 125 homes - in addition to the existing
dwellings... as a hamlet, which is generally used to describe much smaller settlements. The
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development will deliver what could be considered a small village, with commercial,
employment and community facilities, open spaces and recreational areas to support the
residential population.

...pleased to see that the proposals adhere to the principle of robust planting along the northern
boundary of the site, with development set back from the edge of the site, to protect the
ridgeline. A strong strategic approach to landscape and Green Infrastructure has been
developed throughout the scheme, so that the proposals incorporate extensive tree and hedge
planting and green boundary treatments throughout the site, all of which is welcomed in
principle. Officers note that a number of measures have been incorporated into the scheme,
as a result of an iterative design process and discussions with SHDC Officers, to try to address
the adverse landscape and visual effects of the proposed development.

External street lighting and lighting of footpath routes is of great concern. The scheme provides
new street lighting on the highway between the site entrance and Butts Park; as well as some
street lighting within the site, and bollard lighting along the permissive footpath and cycle route
along the northern boundary of the site.

It is acknowledged that efforts have been made to reduce the extent of highway and on-site
lighting, and that measures have been proposed to minimise levels of lighting required, and to
reduce light spill. These are noted. However, the proposals do require some new street and
footpath lighting, along with highway signage and related paraphernalia, and Landscape
Officers are of the opinion that the lighting requirements of the proposed developmentare not
compatible with conserving the intrinsically dark nightscapes of the protected landscape. It is
a further concern that the proposed lighting scheme along the B3186 between the site and
Butts Park may give the impression of coalescence of settlements.

The proposed developmentis somewhat different to the outline consent granted in 2016, in
that the revised applicationis for 55 more dwellings, resulting in a denser level of development
due to the footprint containing built form being similar in extent to the outline permission.

...pleased that a fresh LVIA has been submitted, which has informed the design development
and landscape approach, in recognition of the fact that the designated landscape should be
protected from unnecessary, large-scale development. A number of measures have been
incorporated into the scheme, as a result of an iterative design process and discussions...to
try to address the adverse landscape and visual effects of the proposed development.

The landscape strategy is therefore more developed in terms of mitigation measures intended
to reduce adverse visual effects, and with strong Green Infrastructure proposals throughout
the site offering biodiversity and amenity benefits and new landscape features.

With established landscape mitigation (which may take 15 years to establish), the built form of
the development could be relatively well screened, and the other mitigation measures adopted
may further reduce the adverse visual effects of the proposals. However, what is unavoidable
is that development of the site will result in a fundamental and permanent change in character
locally, from open countryside to that of a relatively densely developed settlement.

The proposed buildings, roads and associated hard surfaces and domestic paraphernalia,
together with the movements of vehicles, residents and visitors, would markedly change the
character and appearance of a sizeable part the application site, would intrude into the
attractive rural scene and erode the pleasing countryside of the AONB, which would adversely
affect the special qualities of a landscape that is recognised as being of national importance.
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The developmentplan, the NPPF and the AONB Management Plan all require great weight to
be given to conserving and enhancing the landscape and scenic beauty. The proposal would
adversely affect the natural beauty and character and appearance of this designated landscape
and conflict with the provisions of JLP policy DEV25, SD AONB Management Plan policies
Lan/P1, Lan/P4 and Lan/P5. This weighs considerably against granting planning permission.”

A follow up response was submitted in light of additional landscape work, a Settlement
Character Assessment, revised drawings and discussions:

“The developmentwill deliver what could be considered a small village ...One ofthe key issues
highlighted in previous comments is that the characteristics of the proposed settlement are not
consistent with the existing settlement pattern of the local area.

The Settlement Character Study is a useful appraisal of existing settlement patterns...and the
potential effects that the development proposals might have on the distinctive settlement
patterns that are described in the published Landscape Character Assessments. The scope
and approach for the study was agreed with SHDC Landscape Specialists.

The...Study recognises that the distinctive and sparse settlement pattern...includes clustered,
nucleated, hamlets and villages at road crossings on the plateau and within the coastal
combes. In relation to the AONB Management Plan, the study adopts the premise that the
application will positively reinforce a recognised settlement attribute of clustered settlement at
road crossings. Further justification relies on the application site being on previously developed
land; alongside an existing residential cluster and located away from more tranquil stretches
of estuary and remote coastline areas, so avoiding the most sensitive undisturbed parts of the
AONB.

The...Study refers to the National Character Area profile for 151 South Devon. On page 26
under paragraph 8.1, Settlement pattern, the text emphasisesthat settlements have developed
and changed gradually over time for reasons including their location, the local industry and
other factors such as tourism and accessibility, which contributes to the area’s strong and clear
sense of identity and place.

To varying degrees of success the development attempts to address many of the
environmental opportunities provided in the NCA profile, and many of the Landscape
Guidelines in the Devon and South Hams Landscape Character Assessments, and this is
welcomed. The application describes a clear intention to create a strong sense of identity, with
contemporary building designs that are broadly sympathetic in scale and form to traditional
dwellings, and through the use of materials that seek to reduce any adverse visual effects on
the wider landscape. The landscape strategy has been developed to provide mitigation
measures to further reduce adverse visual effects, and with strong Green Infrastructure
proposals throughout the site, offering biodiversity and amenity benefits and new landscape
features.

Study concludes that the proposals are consistent with the identified settlement pattern, and
that the development will therefore conserve local character...notes that the scheme includes
measures to avoid and minimise effects on special qualities and distinctive characteristics
related to settlement form and pattern, alongside delivering landscape restoration and
enhancement, in a manner consistent with Management Plan objectives for planning and
sustainable development.
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The proposals do reflect some of identified settlement characteristics described in the study,
although | do not concur with the final conclusions of the report. In relation to the settlement
pattern characteristics, although this large, new development may have a similar footprint to
other local settlements, and the location shares similarities with other local settlements of a
similar size, it cannot recreate the strong, perceptual qualities of villages and settlements that
have evolved gradually over long periods of time.

The proposed development has a relatively dense footprint that somewhat reflects local,
clustered, nucleated settlements. However, within the site boundary the layout and the design
and appearance of the buildings, roads and circulation spaces has to conform to current design
standards and specifications, and respond to the site’s need to accommodate high levels of
vehicular use. These requirements do not fully reflect traditional settlement layouts, and
although the building styles are broadly traditional in form and contain vernacular features,
there is a uniform approach to detailing across the site. It is inevitable that the pattern of
developmentwithin the application area will be different from the distinctive, local settlements
nearby.

The study has demonstrated that the proposals reflect some of the characteristics of the
existing settlement pattern of the Bigbury Bay Coastal Plateau, but this does not outweigh ‘in
principle’ concern about the effects of the proposals on the character of the existing landscape.
The development will introduce a substantial area of new built form and urbanising features,
including external lighting, into a landscape setting that is largely undeveloped and that has an
overriding agricultural character. The proposals would adversely affect the natural beauty and
character and appearance of this designated landscape and conflict with the provisions of JLP
policy DEV25, SD AONB ManagementPlan policies Lan/P1, Lan/P4 and Lan/P5. This weighs
considerably against granting planning permission.

The consultation response from the AONB team, is also one of objection:

“ The previous permissionis no longer extant and planning policies are more robust than when
the previous outlinewas granted. It is considered that there are no exceptional circumstances
in the public interest that justify this proposal;

- Notwithstanding the above, the previous permission was for a significantly lower
number of units and the current proposal has a much greater impact on the special qualities
and natural beauty of the AONB. These impacts include:

- A prominentlocation on a high plateau where developmentand associated lighting will
be widely seen in the landscape;

- A dense urban form of development is proposed which is out of character with the
existing sparse settlement pattern, with isolated farms or large houses.

- The scale of developmentamounts to a new village, which are generally located in the
valleys not on top of the high plateau, making this an alien form of development for this
landscape.

The NPPF 2021 has stronger protections for AONB than the 2012 version the last outline
applicationwas considered against. Paragraph 176 now requires decision-makersto give great
weight to conserving and enhancing protected landscapes, which is a higher bar for
development than the previous ‘conserving or enhancing’.

Paragraph 177 is similarto the previous 116 in that it says that “permission should be refused
for major development other than in exceptional circumstances, and where it can be
demonstrated that the development is in the public interest...In my opinion the proposal is
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major development in the context of the South Devon AONB due to its overall scale and its
significant adverse impact on the special qualities of the AONB.

In 2014 the grant of outline planning permissionwas justified on the grounds that the District
Council was unable to demonstrate a five-year supply of housing land. However, the local
circumstances have now changed, with South Hams now having an up to date Local Plan and
a robust housing supply and delivery (as confirmed by the 2022 Housing Delivery Test).

There is therefore no justification under tests a-b for permitting this development.

The Neighbourhood Plan did not allocate additional housing sites but included Policy N3P -1
The Village Settlement Boundaries...the application site lies outside the settlement
boundaries...There are no exceptional circumstances that justify the proposed development,
it is not in keeping with its site and surroundings and causes significant adverse harm to the
area.

JLP Policy TTV25 supports the provision of homes in ‘sustainable villages’ listed in Figure 5.8
but explains in paragraph 5.165

‘It should be noted that Figure 5.8 does not include villages within AONBs. This is in
acknowledgement of the great weight that should be given to conserving their landscapes and
scenic beauty. However, neighbourhood plans may wish to bring forward positive allocations
to meet local housing need where justified by an appropriate evidence base. Policy DEV25
sets out the policy approach to considering development proposals in AONBS’.
TTV26...says that ‘the LPAs will protect the special characteristics and role of the countryside”
and “isolated developmentin the countryside will be avoided and only permitted in exceptional
circumstances’.

The applicant relies on the following provision:
“ii. Secure the re-use of redundant or disused buildings and brownfield sites for an appropriate
use’.

But this is subject to the following:

vi. Help enhance the immediate setting of the site and include a management plan and exit
strategy that demonstrates how long term degradation of the landscape and natural
environment will be avoided”.

The application site is only partly brownfield, existing developmentto be removed is limited to
hardstanding and the proposals will not enhance the character or setting of the site but rather
will further degrade it with an urban scale, form and design of development.

JLP policy DEV25 is the primary policy for development within the AONB, and the proposal
has been assessed against each criterion as follows:

i) Conserve and enhance the natural beauty of the protected landscape with particular
reference to their special qualities and distinctive characteristics or valued attributes.

The special qualities relevant to this proposal are listed below. The proposed development
would harm the iconic wide, unspoilt and expansive panoramic landscape which is valued for
its tranquillity and dark skies. The LVIA submitted with the application considers that the long
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term (15 years after completion), impact of the development will be Minor adverse in the
eastern area of the site; and Moderate beneficial in the western area of the site due to the
provision of the community parkland. The assessment of the eastern (development) area
significantly underplays the impactand is based on incorrect assumptions about the degrading
influence of the existing development, the visual containment of the site and the effectiveness
of lighting measures on such a high site. Critically it assumes that the proposed scale and form
of development “has been designed to reflect that of the surrounding residential areas, the
local character and vernacular of the locality and the sites' context within the South Devon
AONB” (p20). This is clearly not the case, as explained under iii).

ii) Be designed to prevent the addition of incongruous features, and where appropriate
take the opportunity to remove or ameliorate existing incongruous features.

The existing development on the site is used to justify the development by saying that it
currently detracts from the AONB. However, the only development to be removed is the
concrete hardstanding, which can only be seen in close proximity to the site. The overall
character of the site is part of an undeveloped agricultural landscape.

iii) Be located and designed to respect scenic quality and maintain an area’s distinctive
sense of place, or reinforce local distinctiveness.

The proposed development has no relationship with the sense of place or local distinctiveness
of this area but rather imposes a very urban and dense form of development on a rural area
where existing development is characterised by a sparse settlement pattern, with isolated
farms or large houses. Villages are generally located in the valleys not on top of the high
plateau so this is a very alien form of development for this landscape.

iv) Be designed to prevent impacts of light pollution from artificial light on intrinsically
dark landscapes and nature conservation interests.

The location of this site on a prominentand high plateau means that even well-designed lighting
would have a wide impact on the landscape and local biodiversity and detract from the
tranquillity, natural nightscapes and dark skies of the AONB.

v) Be located and designed to prevent the erosion of relative tranquillity and, where
possible use opportunities to enhance areas in which tranquillity has been eroded.

The quantity of development proposed will inevitably result in a level of activity, traffic,
associated infrastructure and recreational pressure which will have a significantimpacton the
tranquillity of this very rural area.

vi) Be located and designed to conserve and enhance flora, fauna, geological and
physiographical features, in particular those which contribute to the distinctive sense
of place, relative wildness or tranquillity, or to other aspects of landscape and scenic
quality.

Devon Wildlife Trusts comments on the level of bat, bird and bee boxes, the protection of dark
corridors within the site and the lack of transparency of the biodiversity net gain claims are
important and should be addressed.

vii) Retain links, where appropriate, with the distinctive historic and cultural heritage
features of the protected landscape.
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The historic use of RAF Collaton Cross and the potential for previous archaeological assets is
set out in the Heritage Statement, but this heritage, rather than inspiring the design, seems to
be ignored in the Design and Access Statement.

viii) Further the delivery of the relevant protected landscape management plan, having
regard to its supporting guidance documents.

The relevant AONB Management plan policies are listed below. The proposal does not further
the delivery of this plan because it will not conserve and enhance the AONB, uses the existing
condition of the site as a justification for development rather than a reason for enhancement,
and will detract from the open views, tranquillity and dark skies of the AONB.

ix) Avoid, mitigate, and as a last resort compensate, for any residual adverse effects.

Whilst mitigation measure are proposed inthe form of landscape and ecological enhancements
these do not address the harm of locating such a large and dense urban form of development
in an open rural location. No compensatory measures are proposed.

AONBSs have a single statutory purpose - the conservation and enhancement of the natural
beauty of an AONB - contained within the Countryside and Rights of Way Act 2000. The South
Devon AONB Managementplan, required by and prepared under the same act, is a material
consideration in determining this application. Amongst other things the plan sets out the policy
framework for AONB management together with priorities for action. Where there is a
perceived conflict between policies, the statutory purpose for AONBs overrides following the
established Sandford Principle.

Policies of most relevance to this application and to which this proposal is not in accordance
with are considered to be:

Lan/P1 Character The special qualities, distinctive character and key features...will be
conserved and enhanced

Lan/P3 Landscape Condition Opportunities will be sought to strengthen landscape character
by improving the condition of existing landscape features in poor condition and reinstating
landscape features identified as missing or fragmented.

Lan/P4 Tranquillity The tranquillity, natural nightscapes and dark skies of the AONB will be
enhanced and maintained...

Lan/P5 Skyline and Views The character of skylines and open views into, within and out of the
South Devon AONB will be protected. Suitable alternatives to infrastructure responsible for
visual intrusion will be sought with improvements to reduce the visual impact of unsightly past
development.

Decision-makers should also take account of the following policy:

Plan/P2 Decision-taking Development management decisions will give great weight to the
purpose of conserving and enhancing the natural beauty of the South Devon AONB; and
support development that is appropriate and proportionate to its setting within or adjacent to
the South Devon AONB by seeking to avoid, minimise or as a lastresort compensate, for harm
to the special qualities and distinctive characteristics of the AONB.

The special qualities of the South Devon AONB most pertinent to this application are:

- Deeply rural rolling patchwork agricultural landscape

- Iconic wide, unspoilt and expansive panoramic views

- A landscape with a rich time depth and a wealth of historic features and cultural associations
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- Areas of high tranquillity, natural nightscapes, distinctive natural soundscapes and visible
movement...

Conditions and Legal Agreements

Without prejudice to the Unit’s ‘in principle’ objection to this development,in the event that the
LPA decides to grant planning permission, the following requirements are recommended:

- The applicantshould work with officers to improve the design of the developmentso that itis
more appropriate for its rural location, reflects the heritage value of the site and lighting is
minimised;

- The landscape and biodiversity mitigation measures and their future managementshould be
secured by condition or s106 agreement as appropriate;

- Compensatory measures to enhance the AONB in the locality should be sought and secured
by s106 agreement (details of suitable projects can be obtained on request to the AONB Unit).

Duty of regard for the AONB purpose

In considering this application, the Local Planning Authority is reminded of its overriding
statutory ‘duty of regard’ for the purpose of conserving and enhancingthe natural beauty of the
South Devon AONB required by s85 to The Countryside and Rights of Way Act 2000.”

For clarity, the AONB Team'’s response was made in relation to an early iteration of the
application and has not been updated following revised plans, additional landscaping work or
the final reduced lighting scheme which will operate under a dimming regime.

Officers also note the AONB Management Plan contains policy Econ/P3 Rural business, which
supports sustainable rural business initiatives where they maintain or enhance the special
gualities or distinctive landscape character of the AONB and contribute to employment and
prosperity; it is hard to say the employment provision does not achieve the aims of this.

The application has been subject to various revisions to deal with the serious concerns raised
in relation to the design of the development and its landscape impacts. The Landscape Officer
has carried out a review of the final set of landscape documents and drawings submitted (May
2022) and whilst not removing the objection, has confirmed “...further revisions to the
development proposals, including the landscape design, that address the majority of issues
that | raised...and which provide further enhancements and mitigation in response to identified
adverse visual effects.

Additional off-site, advanced planting has also been added, which will be subjectto a S106
Agreement.

The lighting scheme takes account of the site's location within the AONB whilst responding to
best practice and safe lighting levels...”

It is not disputed the development will introduce built form into a largely undeveloped area with
agricultural character. It is also located on a plateau, whereas settlements are traditionally set
within valleys and at cross roads. However, as noted by the Landscape Officer, views from the
south, west and east are limited, with existing dwellings, farm holdings and trees restricting
views to the site; this is evident from driving and walking around the area where view across
to the site tend to be glimpsed through gates in the hedgerows. The highways are considered
less sensitive receptors but there are some more sensitive receptors in the form of permissive
footpaths, but again, for the majority of these, views are glimpsed; the development will not
appear as dominant within the landscape and through careful use of appropriate materials,
which will assist to assimilate it in to the landscape, together with the proposed landscaping
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(although it is accepted this will take time to establish) it will be less prominent than other
nearby recent development.

In relation to the proposed lighting, Officers “pushed back” on this at pre-app stage and initially
requested there be no lighting. The applicant was seeking to meet the requirements of DCC
Highways and Street Lighting officers, but their initial requirements were akin to the lighting
seen in an urban area (standard sized lamp columns and white LED lamps). What is now
proposed is considered a good compromise. Additional survey work was carried out, including
night time studies of existing lighting; itis clear the site is not within a totally unlit area, and can
be viewed from some points with the backdrop of Plymouth’s lighting.

As a result, and without detriment to highway safety, columns have been reduced in height and
spaced further apart, utilising amber coloured LEDs. The hoggin path lighting is considered
essential by DCC in order to encourage as much use as possible of this link into the school
and the village to reduce car journeys, and that has been negotiated to low level bollards,
spaced well apart and one-directional only to minimise light spill and avoid lighting the dark
corridor the hedgerows will provide. The applicant also volunteered a dimming regime which
will ensure that for a significant period of the night, there will be no lighting present; the lights
will switch on at dusk, dim down to 75% output at 20:00, and switch off at 00:30, coming on
again at 05:30 until dawn; the bollards will also switch off at 00:30 until 5:30 am.

There is also a commitment to enable the removal of the mature coniferous trees on the site
boundary with adequate and more appropriate/native replacements by additional planting on
the application site; were these trees in the applicant's ownership, they would be replaced at
an early stage, but unfortunately the land is in different ownership. Given these trees are
described above as being an incongruous feature, this will be of benefit.

A further commitment has been put forward to improve current lighting on the main road and
of the coastguard station, which cause a degree of light pollution already. The applicant is in
discussions with DCC Highways and this is welcomed.

The development does provide a greater of number of dwellings than that previously permitted,
and appears more dense, however, it also contains significantly more landscaped area, trees
and hedgerows, all of which will reduce the impact of the proposal from both close up and long
range views, and the built area is essentially confined to that previously approved, the area of
brownfield land. The additional land within the red line site boundary is parkland and drainage
ponds and is not being developed and any views of it from surrounding landscape will be
confined to additional trees, once they have matured.

It is considered the applicant has gone as far as is possible to address the concerns mentioned
inthe consultation responses above and raised throughout the iterative process that has taken
place. Specific measures include: significant additional planting on site; the use of climbers on
boundary walls; softening of the arrival space with boundary planting; advance additional
structural tree planting offsite to mitigate the eventual loss of nearby woodland; additional LVIA
work; an additional Landscape Character Study; a much reduced lighting provision operating
under a dimming regime; a simplification of the design and use of an earthy, muted material
palette; careful consideration to the location of PV panels to avoid potentially most prominent
positions; and most recently, the removal of the second temporary access point.

The tranquillity of the AONB is also recognised by Officers, however, it could be argued that
due to the site being directly adjacent to the main road/cross road, which is said to be busy in
many letters of representation, the presence of existing dwellings and some farm buildings in
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the locality, the site is not one of the most tranquil and sensitive parts of the AONB.
Furthermore, whilst appearing partly agricultural as stated above, when on the site itself, the
experience is not one of remoteness or tranquillity asis the case with other areas of the AONB.
That is not to underplay its importance and the contribution the site makes to the wider AONB
and landscape, but it is certainly not as tranquil or remote as the more isolated and
undeveloped/undisturbed areas such as the estuaries and remote coastline areas.

Recreational pressure will largely be mitigated by the extensive parkland that is part of the
proposal, and also through the financial contribution towards the Tamar EMS (discussed in the
biodiversity and infrastructure sections later in this report).

The site’s heritage is also not being ignored, as is suggested above, and it is noted the County
Archaeologist requested a Written Scheme of Investigation be agreed by condition; the
applicant has already carried this out and DCC are content with it. The site, as it currently is,
does nothing for the heritage of the area. As reference to the history in the arrival area, there
will be a piece of artwork related to the RAF use; this will be secured by condition. Several
allocation policies in the JLP reference the need to include public art. Whilst all of these are in
the Plymouth urban area, that does not mean it should not be encouraged elsewhere. The
applicant intends to work with the Parish to deliver this.

Members will note the AONB Team have made suggestions for mitigation and enhancement,
in the event of an approval. The first point has been addressed through various iterations of
the drawings; the second point is addressed by planning conditions and the S106. In relation
to point 3, if Members are minded to approve the development, as part of the S106
negotiations, there will need to be a mitigation/compensation package worked up. The Team
has a list of potential projects that contribution towards could be made. There will need to be
an appropriate funding level commensurate with the level of harm plus net gain and a projects
package can then be assembled. Examples given are: extent and condition improvements to
the surrounding Devon Hedge network; Life on the Edge project; woodland creation and
management; or securing action on nature recovery priorities.

Attention is drawn to the mitigation that is already on offer, including improving existing street
lights, which far exceeds that required by the JLP and Contributions Evidence Base;the OSSR
Officer stated 0.59ha (5940m2) of open space is required, as well as contributions towards
pitch provision. The development provides, out of the whole site area of around 16ha, excluding
private gardens, significantly more:

o« Parkland -5.3 ha
o Other open space - 2.8 ha
e Orchard & Allotments - 0.3 ha

Assessing against local and national policy, there are again areas of conflict but also areas of
conformity. The development is considered to be of high architectural and landscape quality,
supported by significant LVIA and lighting assessment work, secures opportunities to improve
the landscape, conserve and enhance hedgerows, seeks to improve local environmental
conditions through remediation of the contaminated land as well as improving the current
drainage situation from the existing dwellings, prevents light pollution as much as is possible.
However, conversely it does cause harm to the landscape by the very fact it introduces built
form, which is compounded by the scale of the proposal.

Design:
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Policy DEV10 of the JLP and N3P-9 of the NNNP (reproduced above) seek to deliver high
guality development that makes a positive contribution to the landscape.

DEV10, entited Delivering high quality housing, states (excluding the criteria relating to
Plymouth):

“Housing development should be of a high quality in terms of its design and resilience, and
provide adequate space to achieve good living standards. The following provisions will apply:

1. Housing developments should be designed to be integrated with the adjacentdevelopments
and not appear to be an unrelated addition to the rest of the town, village and neighbourhood.
This is to be achieved in the quality of the building design, materials and layout. The
development should provide good pedestrian, cycling and public transport connectivity to
existing developed areas, open spaces and local services such as schools and shops, as well
as visually relating well to adjacent greenspaces to prevent hard urban edges.

2. Development proposals should look for opportunities to design out crime and the fear of
crime in the layout of the development.

3. Affordable housing should be indistinguishable from other homes on the site, reflecting the
type of housing on the development as a whole.

4. Residential annexes will be supported where they are within the same curtilage and
ownership as the principal dwelling. Annexes should be clearly ancillary to the principal
dwelling via a functional link, with no separate demarcation or boundary.

5. New dwellings (including conversions of existing properties into flats) should be of sufficient
size and layout to provide good quality accommodation to meet the needs of their occupants,
with developers required to meet Nationally Described Space Standards. Sufficient external
amenity space or private gardens should also be provided.”

NNNPP Policy N3P-4 Development and construction states:

“‘a) All new development including extensions and redevelopment, shall:

i. be of high design quality which is clearly derived from the site context and respects the
architectural context of adjacent buildings.

il. use natural materials including stone, slate and timber in keeping with the locality;

iii. be in keeping with its site and surroundings, interms of scale, density and massing and not
constitute over-development. Extensions must also be in proportion with the existing building;
iv. respect building height in the street, preserve views from public spaces, roads and paths,
and protect and provide for trees, hedges and space between properties;

v. respond sympathetically to topography and orientation. On steep plots, consideration should
be given to providing access that does not require the use of steps to access the property;

vi. be safe, accessible, and reduce opportunities for crime and fear of crime; and

vii. require dedicated bin storage areas so bins are not left on road/public space.

b) Sustainable construction:

I. All developments must meet the latest sustainable construction standards, minimising use of
non-renewables and carbon emissions, maximising passive solar gainin winter, promoting rain
water harvesting and grey water recycling and safeguarding against contamination, erosion or
flooding.

ii. Proposals for housing development must demonstrate high energy efficiency and how the
use of renewables and low carbon energy resources will be maximised.

iii. Where possible, buildings should be orientated to have a south west facing aspect and
constructed so as to be able to accommodate PV solar panels for present or future use. These
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should be incorporated in the developmentduring construction unless it can be demonstrated
by independent assessors that to have done so would have made the building non-viable.”

Policy DEV20 of the JLP relates to place shaping and the quality of the built environment. It
states that:

‘Development proposals will be required to meet good standards of design, contributing
positively to both townscape and landscape, and protect and improve the quality of the built
environment, through:

2. Having proper regard to the pattern of local developmentand the wider developmentcontext
and surroundings in terms of style, local distinctiveness, siting, layout, orientation, visual
impact, views, scale, massing, height density, materials, detailing, historic value, landscaping
and character, and the demands for movement to and from nearby locations.

3. Achieving a good quality sense of place and character through good utilisation of existing
assets such as...trees and landscape features and aftention to the design details of the
scheme.

4. Delivering locally distinctive deign.

5. Delivering landscape design that is appropriate to the location of the development, with full
consideration given to its future management and maintenance and the need for landscape
measures that are resilient.”

The supporting text to policy DEV20, at 6.81 elaborates that it is not just the architecture of
buildings but “..also about the spaces within which the development sits, the quality of the
relationships between the developmentand surrounding areas, and the appropriateness of the
function of the building[s] in its context...”.

JLP Policy DEV23 requires development conserve and enhance landscape and townscape
character and scenic and visual quality, implementing high quality architectural and landscape
design appropriate to its landscape context. Whilst the wider landscape considerations are
dealt with above, a development’s offering of both hard and soft landscaping is all part of high
quality, good design.

Chapter 12 of the NPPF deals with achieving well designed places:

“126. The creation of high quality, beautiful and sustainable buildings and places is
fundamental to what the planning and development process should achieve. Good designis a
key aspect of sustainable development, creates better places in which to live and work and
helps make developmentacceptable to communities. Being clear about design expectations,
and how these will be tested, is essential for achieving this. So too is effective engagement
between applicants, communities, local planning authorities and other interests throughout the
process.”

“130. Planning policies and decisions should ensure that developments:

a) will function well and add to the overall quality of the area, not justfor the short term but over
the lifetime of the development;

b) are visually attractive as a result of good architecture, layout and appropriate and effective
landscaping;

c) are sympathetic to local character and history, including the surrounding built environment
and landscape setting, while not preventing or discouraging appropriate innovation or change
(such as increased densities);
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d) establish or maintain a strong sense of place, using the arrangement of streets, spaces,
building types and materials to create attractive, welcoming and distinctive places to live, work
and visit;

e) optimise the potential of the site to accommodate and sustain an appropriate amount and
mix of development (including green and other public space) and support local facilities and
transport networks; and

f) create places that are safe, inclusive and accessible and which promote health and well-
being, with a high standard of amenity for existing and future users; and where crime and
disorder, and the fear of crime, do not undermine the quality of life or community cohesion and
resilience.

131. Trees make an important contribution to the character and quality of urban environments,
and can also help mitigate and adapt to climate change. Planning policies and decisions should
ensure that new streets are tree-lined, that opportunities are taken to incorporate trees
elsewhere in developments (such as parks and community orchards), that appropriate
measures are in place to secure the long-term maintenance of newly-planted trees, and that
existing trees are retained wherever possible. Applicants and local planning authorities should
work with highways officers and tree officers to ensure that the right trees are planted in the
right places, and solutions are found that are compatible with highways standards and the
needs of different users.”

As stated already in this report, the application has been through various design iterations
following concerns raised over materials and layout. As a result the layout has been improved,
taking on board comments raised by the Landscape and OSSR Officers, as well as the Police;
surveillance of open space is improved, access routes are either gated or more open through
lower canopy planting (whilst still maintaining appropriate levels of screening), and boundary
walling has been softened

A somewhat contemporary approach to the design of the buildings has been taken, although
also takes design cues from nearby built form. The use of timber was questioned, given itis
not a common residential design feature, albeit is present in the locality. The applicant has
reduced its use, with a significant number of dwellings now proposed to be rendered in muted,
earthy colours; no white/off-white render will be permitted. This now gives some variation in
the street scene, reflecting more how a settlement would organically grow and evolve over
time. All the proposed timber cladding is natural timber, which will weather, unlike the
composite cladding used on the most recent development nearby. The materials pallete has
been simplified and the roofing colours for the commercial units has been reduced down to 2
colours that are considered much more appropriate and sympathetic to the character of the
area, being Copper Green (a darker green, as opposed to the traditional weathered copper
colour) and Zinc Grey, this was an area of concern given its prominence upon entering the site.
Full details/samples can be secured by planning condition.

NDSS space standards are met on all dwellings, as well as SPD standards in relation to
amenity provision for every dwelling and parking.

Additional information was provided in relation to waste collection, identifying individual bin
stores for all properties and communal storage for the commercial buildings; the Council's
Waste Team have no concerns. Whilst the full information requested from the DCC Waste
Officers has not been provided, it is considered this can adequately be addressed by a
condition for full waste arrangements to be agreed, given that the construction and
decontamination methodology seeks to reduce construction waste.
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Taking the above into consideration, it is considered the development represents a high quality
design, in accordance with the aforementioned policies and this weighs towards granting
approval.

Residential Amenity:

JLP policy DEV1 requires proposals to safeguard the health and the amenity of local
communities, through ensuring that new development provides for satisfactory daylight,
sunlight, outlook, privacy and the protection from noise disturbance for both new and existing
residents, workers and visitors. Unacceptable impacts will be judged against the level of
amenity generally inthe locality. DEV2 is also relevant in so far as avoiding noise, air pollution
and so on.

NNNP Policy N3P- 4c requires development to not cause unnecessary noise, light or other
pollution, and to provide safeguards during construction to protect against harm and nuisance,
particularly from deliveries and parking.

N3P-13 b supports home working and home-based businesses, providing they are in keeping
with the locality and would not cause detriment to local amenity or nuisance to neighbours.

There is a good separation distance between the application site and the existing neighbouring
properties, considerably in excess of that set out in the SPD:

- Collaton Park to the northeast, the nearest dwelling sits around 44 metres from Plot no.
68, with existing intervening evergreen coniferous planting in between. Additional
planting is proposed as part of the site wide landscaping scheme.

- Richardson Drive to the southwest, the nearest dwelling of which isaround 117 m away.
These dwellings generally have an outlook north-south and will look across to the
proposed parkland. Again, additional planting is proposed between these dwellings and
the site.

The can be no doubt that the experience of residents of these properties will change by the
very nature of there being a development on the site, along with additional traffic and people
movements. However, all of the facilities and benefits provided as part of the development will
be available for those residents.

Transport impacts are considered elsewhere in this report but in direct relation to the existing
properties, none of the development traffic (either during construction or whilst occupied) would
pass close to them; in fact, both groups of dwellings are only accessible via private access
driveways.

The use of the commercial units can all be adequately controlled to ensure uses are
appropriate for this residential area and will not cause conflict in terms of noise, smells and
such like.

The concerns raised by residents are noted but Officers are satisfied that the proposal will not
cause any significant harm to the amenity of neighbouring residents that would justify arefusal.

No concerns have been raised by the Council’'s Environmental Health Officers, however, itis

considered prudent to impose a condition restricting working hours as part of the CEMP to
ensure construction does not happen at unsociable hours and become unneighbourly.
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In relation to the proposed dwellings, they are all being provided with good levels of amenity
space, in accordance with the SPD; however, permitted development rights for extensions and
works to roofs are proposed to be removed by condition to ensure the affordable properties
remain so and mindful of the AONB location.

The development is therefore considered to comply with the aims of the NPPF, JLP policies
DEV1and DEV2, and NNNP policy N3P-4 (c ii).

Highways/Access:
JLP Policy DEV29 relates to transport, stating:

‘Development will be required to contribute positively to the achievement of a high quality,
effective and safe transport system in the Plan Area. It will promote sustainable transport
choices and facilitate sustainable growth that respects the natural and historic environment.
Development proposals should therefore, where appropriate:

1. Consider the impact of development on the wider transport network.

2. Provide safe and satisfactory traffic movement and vehicular access to and within the
site.

3. Ensure sufficient provision and management of car parking in order to protect the
amenity of surrounding residential areas and ensure safety of the highway network.

4. Limit/ control the overall level of car parking provision at employment, retail and other
destination locations.

5. Provide for high quality, safe and convenient facilities for walking, cycling, public
transport and zero emission vehicles.

6. Mitigate the environmental impacts of transport, including impacts on air quality, noise

pollution, landscape character and the quality and distinctiveness of urban and rural
environments.

7. Incorporate travel planning, including Personalised Travel Planning (PTP), which helps
to maximise the use of sustainable transport in relation to the travel demands generated
by the development and limit the impact of the development on the road network.

8. Ensure that access and infrastructure delivered as part of the development meets the
need for walking, cycling and public transport connectivity both within the development
and in the wider area alongside supporting place-shaping objectives.

9. Contribute to meeting the wider strategic transport infrastructure needs generated by
the cumulative impact of development in the area.

10. Locate new homesin locations that can enable safe, secure walking, cycling and public
transport access to local services and amenities.”

Section 9 of the NNPF contains the Government's transport guidance. Key points of note for
this application include:-

“105. The planning system should actively manage patterns of growth...Significant
development should be focused on locations which are or can be made sustainable, through
limiting the need to travel and offering a genuine choice of transport modes...This can help to
reduce congestion and emissions, and improve air quality and public health. However,
opportunities to maximise sustainable transport solutions will vary between urban and rural
areas, and this should be taken into account in both plan-making and decision-making.

106. Planning policies should:
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a) support an appropriate mix of uses across an area, and within larger scale sites, to minimise
the number and length of journeys needed for employment, shopping, leisure, education and
other activities...

d) provide for attractive and well-designed walking and cycling networks with supporting
facilities such as secure cycle parking.

110. In assessing...applications for development, it should be ensured that:
a) appropriate opportunities to promote sustainable transport modes can be — or have been —
taken up, given the type of development and its location;

b) safe and suitable access to the site can be achieved for all users;

c) the design of streets, parking areas, other transport elements and the content of associated
standards reflects current national guidance...

d) any significant impacts from the developmenton the transport network (in terms of capacity
and congestion), or on highway safety, can be cost effectively mitigated to an acceptable
degree.

111. Developmentshould only be prevented or refused on highways grounds if there would be
an unacceptable impact on highway safety, or the residual cumulative impacts on the road
network would be severe.

112. Within this context, applications for development should:

a) give priority first to pedestrian and cycle movements...and second — so far as possible — to
facilitating access to high quality public transport, with layouts that maximise the catchment
area for bus or other public transport services, and appropriate facilities that encourage public
transport use;

b) address the needs of people with disabilities and reduced mobility in relation to all modes of
transport;

Cc) create places that are safe, secure and attractive — which minimise the scope for conflicts
between pedestrians, cyclists and vehicles, avoid unnecessary street clutter, and respond to
local character and design standards...

e) be designed to enable charging of plug-in and other ultra-low emission vehicles in safe,
accessible and convenient locations.

113. All developments that will generate significant amounts of movement should be required
to provide a travel plan, and the application should be supported by a transport statement or
transport assessment so that the likely impacts of the proposal can be assessed.”

The Neighbourhood plan notes residents’ concerns over lack of safe walking and cycling
routes, especially for children and older people and loss of public transport, with one of its key
objectives “Well maintained, roads and footpaths so that people and especially children can
move around the villages safely. Additional parking (particularly in Newton Ferrers) so that
residents can park near their homes and the shops; also visitors are able to park within walking
distance of the villages”.
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Policy N3P — 5 Movement and Parking states:

‘a) Planning permission for new developmentwill only be granted where itis demonstrated that
approach roads will be capable of accommodating the volume and size of additional traffic that
will be generated. Applicants will be required to demonstrate beyond any reasonable doubt
that this is the case through the use of independently validated evidence. Safe access and
egress must be provided.

b) Developments must provide adequate footpaths and cycle paths to enable good and safe
access both within the developments and from it to local facilities. The provision of a “Home
Zone” for any development of more than 5 dwellings will be supported.

c) Developmentthat will result in the loss of public car parking will not normally be permitted
unless suitable alternative provision can be made.

d) New developments will provide enough off-road parking spaces to ensure that pressure on
existing parking is not increased;

i. New developments of residential properties must provide: 1 bed = 1 Space, 2 bed = 2 Spaces,
3 bed = 2 Spaces, 4 bed = 3 Spaces, 5 bed = 3 Spaces, 6 plus bed = 4 Spaces. Garages will
not normally be counted as parking spaces.

ii. In the case of commercial developments the applicant is required to produce an off road
parking plan. This must show the number of employees, the estimated number of visitors and
delivery vehicles and demonstrate that adequate provision has been made to accommodate
those numbers.

e) Development that is likely to generate a demand for additional parking should provide
additional off street parking where possible and this will weigh favourably in the planning
balance.”

In terms of highways and transport works, the scheme has evolved since its submission as a
result of discussions with Officers and DCC Highways to maximise the improvements and
minimise landscape impacts. The development proposes to:

- Upgrade the exiting site access point to 8.5m width. A second temporary access was
originally proposed for the construction period, but Officers requested it be removed as
itwas not considered essential and would result in additional landscape harm.

- Improvements to road signage.

- Reduce the speed limit on the B3186 between Butts Park and Collaton Park from 60mph
to 40mph. Although the Transport Assessment concluded that there is not a pattern or
problem of accidents on the B3186, there is an acknowledged concern regarding
speeding along this section of road.

- A sensitive lighting scheme which operates on a diming and switch off regime, designed
to minimise landscape impacts. This will be less perceptible than existing older street
lighting nearby and represents a significant enhancement on the design and
specification of the lighting that was previously approved. The applicant is investigating
improving current street lighting and that of the coastguard building.

- Enhance the existing pedestrian route between the site and the edge of Newton Ferrers
to provide safe access for pedestrians and cyclists. To the south of the B3186, the route
will be located within the site and will be separated from the road by the hedgerow,
illuminated using small single-sided bollards, each with backshields facing the hedge.
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- Provide a new crossing point over the B3186, linking the on-site path to an enhanced
three-metre wide route to the north of the road, connecting to the existing footpath at
Butts Park.

- Relocate the bus stop from the B3186 into the site, providing a more convenient waiting
area for passengers. It will also be used by school buses.

- Make a financial contribution of £200,000 to fund 5 additional buses in each direction
per day between Monday and Saturday, effectively doubling the current service. To be
paid in as £40,000 per year for five years, from the occupation of the 40th dwelling.

- Provide £250 in sustainable travel vouchers to every dwelling, secured in a S106,
towards cycle purchase or bus trips.

- Provide a village parking and boat storage area on site, aimed at reducing congestion
in the village at busy (summer) times and will be used for the storage of Regatta boats
during the winter. This could also be linked in with a shuttle bus service if the Parish
decided to run this in the future.

The Transport Assessment has included a likely traffic forecast using recognised national
statistical trip rate evidence (TRICS), and predicts an additional 92 two-way vehicle movements
on the local highway network during AM peak and 89 two-way movements in the PM peak
period, equating to less than two trips a minute in both peaks. These figures also do not
specifically account for any wvehicle trip suppression through the proposed Travel Plan
measures, which will be designed to reduce traffic generation, nor does it account for any trip
reduction impacts from residents choosing to working from home or on-site in the commercial
units.

Whilst representations have raised concerns about the validity of the predicted figures and
when on-site counts were carried out, they are not disputed by the Highway Authority.

It is recognised by DCC that the proposal now exceeds levels where a right turn lane should
be considered, due to the data suggesting that a high proportion of residents will turn right out
and left into the site on a daily basis, it is considered the level of traffic needing to turn right will
be moderately low.

DCC also note that the B3186 between Yealmpton and the site undulates in width so that in
places, drivers must give and take for each other. Inevitably, extra traffic from the development
is likely to increase these give and take occurrences, which will create more inconvenience for
drivers. However, the accident statistical evidence over the last 3 - 5 years reported to the
Police, does not indicate there is an accident cluster issue related to these types of driver
behaviours. It is therefore considered, on balance, the extra traffic likely to be generated in the
peak hours (worst case hourly periods within a 24 hour period) identified above are not
considered to give rise to a severity objection from the Highway Authority in either capacity or
safety terms. Therefore, in principle, whilst the application has increased in size from the
previously approved application 2548/14/O, no objection is raised in respect of the proposed
uplift in traffic.

Mitigation measures have been put forward to bring the application in line with the policy
requirements of the NPPF and DCC Highways are supportive of these. They had originally
requested more extensive lighting both on and off the site, but this was felt by Officers to be of
detriment to the landscape, and a compromise was reached, as is now shown on the submitted
documents and drawings. The lighting columns were proposed to be 8m high columns, but
were reduced to 6m. The dimming and switching off regime was also agreed. The lights will
utiise amber LEDS to reduce the harshness of the lights.
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The preference from DCC was that all internal estate roads were lit but this has been reduced
to just the initial entrance into the site and area by the commercial units.

Discussions have also resulted in the removal ofthe second temporary site access which would
have seen further hedgerow removal and visibility splay creation, as well as preventing a large
section of the new landscaping from being implemented. This additional access had been
suggested by the applicant in order to separate construction traffic from existing residential
traffic. Instead, the existing access is to be widened and improved to accommodate passing
vehicles. Given the intention is to retain as much material on site as possible and that the
construction of the affordable dwellings using MMC will reduce construction material deliveries,
this is considered to be acceptable and supported by DCC. Construction vehicle movements
can be limited and controlled in the CMP to minimise any disruption at peak periods.

Requirements from DCC include:

- Travel Plan with a total £250 per dwelling financial commitment, to include the appointment
of a Travel Plan Coordinator who will produce a questionnaire and establish residents travel
needs at 90% occupation. The travel plan should include a list of measures to be agreed that
can be utilised by residents as a means of selecting mitigation measures for the development,
such as E Car/Bike Hubs, sustainable travel vouchers, bike vouchers etc.

- B3186 40mph speed limit reduction through a Traffic Regulation Order and appropriate
signage.

- Securing the improvements to the 94 bus service frequency to improve the service by
providing additional journeys at 0706 from Yealmpton, with a connection from Plymouth, 1110
and 1540 from Plymouth and 1147 and 1617 from Newton Ferrers. The present 94 occupies
part of the working day of a bus, which is also used to operate journeys on another service.
The financial contribution would fully commit a vehicle to service 94 to enable the improvement,
increasing the number of journeys passing the development from 5 per day to 10. This would
allow travel to the proposed employment which is not presently possible, improve access to
schools in Plymouth and give a much improved level of service.

- Prior to the Occupation of 90% of the dwellings, the Owner is to appoint a travel plan
coordinator, and obtain the written approval of the County Council for the following:

- a travel plan questionnaire and survey of the residents

- an agreed set of travel plan measures

- apportion the financial travel plan mitigation figure to the agreed measures on
the site and with the residents.

- The Owner is to provide a Welcome Pack and Travel Pack for each dwelling and shall
distribute it to each dwelling prior to the first occupation.

“Travel Pack” means a package of travel information provided to residents aimed at
encouraging the use of sustainable modes of transport (including a location plan of bus stops,
bus timetables, bus route plan, cycle route map and any other information which is considered
appropriate towards promoting sustainable transport objectives).

“Welcome Pack” means a pack for new residents containing a Travel Pack, a Sustainable
Travel Voucher and any other information considered appropriate towards promoting
sustainable transport objectives.
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- Highway Works - Delivery of the off-site highway works and the 3m shared hoggin path prior
to the occupation of any of the dwellings and completion priorto occupation of the first dwelling
or commercial premises.

- Permissive Path Legal Agreement appended to S106 securing the hoggin path open in
perpetuity, along with maintenance details.

- £5000 towards the internal estate road 30mph signage and traffic regulation orders, to be
paid prior to commencement of any part of the site.

To further enhance to sustainable transport offer, the applicant is currently exploring additional
methods to reduce reliance on the private car in the form of a car club, shuttle bus and E-bikes.

- Car Club: investigations have been made but the companies have concerns the area
is not populated enough. If not provider can be confirmed, the applicant will explore
including this in the site wide management company.

- Mini Bus: was an original request from the Parish. If provided in the future, it will be
able to use the Bus Stop, parking and the EVCP on-site.

- E-Bikes — is being investigated and explored with DCC Highways. This could
compliment/link up with a cycle repair operator who has expressed interest in setting up
in one of the commercial units.

Officers recognise the difficulties in reconciling the additional vehicular movements that the
development will create with the need to deliver sustainable development, and have taken on
board the representations raised. It could be argued such development can never be truly
sustainable, but to adopt such a rigid approach would see no development outside of main
towns and villages, to the detriment of the rural areas.

It cannot be disputed that extra housing brings extra cars, and that is always a challenge in
rural areas where public transport provision is poor; the development does go some way to
improving the local bus service and as detailed above, does bring with it a significant package
of highways improvements, some of which the applicant could have chosen to not deliver or
sought to water down.

As referenced in the NNNP, given the narrow lanes and lack of pavements in the Parish, itis
not surprising that parking and traffic speed figure high in the community’s concerns, reflected
in many of the representations received.

The NNNP is noted to require new developments to be well-inked to and by footpaths,
particularly to connect up with the school; the development can be said to achieve this. The
NNNP highlights the importance of new housing and employment related development to be
located as close to facilities and services as possible, reducing the need for car use and
contributing to the vision for a greener community; it can be argued the development fails in
this regard, but through the extensive facilities on site, sustainable travel measures and
increased pedestrian/cycle provision, Officers feel that it achieves this, as much as it is able to.

The NNNP notes the need for additional car parking to take the pressure off the congested
village centre from visitors, tourists and walkers; although a short distance out of the village,
the development provides this and creates an enhanced, much safer pedestrian route into the
village. Should parents choose, they have a safe accessto walk or cycle to the primary school.
Covered cycle parking is to be provided to serve the commercial units, with further cycle
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parking near the café, and garages/ bin stores being large enough to accommodate cycle
storage for the dwellings.

Mindful of the absence of any objection from the Local Highways Authority, and that the
development puts forward significant measures to increase non-car journeys and improve
public transport, itis inevitable it will result in an increase in journeys by cars by the very rural
nature and the limited jobs and facilities in the immediate area. There is therefore some conflict,
but also some compliance with local and national transport policy, that must be weighed into
the planning balance.

Drainage and Flood Risk:

JLP Policy DEV35 entitled managing flood risk and water quality firstly requires a sequential
approach be taken, with development directed towards the lowest areas of flood risk. DEV354
states:

“Development should incorporate sustainable water management measures to reduce water
use, and increase its reuse, minimise surface water run-off and ensure it does not increase
flood risks or impact water quality elsewhere...surface water...should be discharged in a
Separate surface water drainage system...”

In relation to foul drainage, “Development will not be permitted without confirmation that
sewage/wastewater treatment facilities can accommodate or will be improvedto accommodate
the new development, in advance of the development taking place.”

This policy echoes the NPPF, section 14, which seeks to avoid development on areas at risk
from flooding and requires major developments to incorporate sustainable drainage systems,
which “...where possible, provide multifunctional benefits.” Paragraph 167 requires
applications to be supported by site specific flood—risk assessments and for development to
not increase flood risk elsewhere.

The NNNP notes a concern that any discharge from new developments could increase foul
sewer problems in the area and through Policy NP3-6 states:

“a) Use of sustainable urban drainage schemes and permeable surfaces for parking areas and
other hard landscaping will be supported.

b) Surface water run-off should not discharge to a public road or footpath.

c) Surface water from proposed developments should be discharged in a separate surface
water drainage system which should be discharged according to the following hierarchy:

I Infiltration.

ii. Discharge to a waterbody (if available and with sufficient capacity).

iii. Dischargeto a surface water sewer, highway drain or culverted watercourse with attenuation
as required.

iv. In exceptional circumstances, discharge to a combined sewer.

d) Development will not be permitted without confirmation that sewage/wastewater treatment
facilities can accommodate or will be improved to accommodate the new development, in
advance of the development taking place.”

The site lies in Flood Zone 1, an area at low risk of flooding. The application is accompanied
by a detailed Flood Risk Assessment and Drainage strategy.
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In relation to foul drainage, itis proposed to connect to the existing South West Water system;
SWW have confirmed the system has capacity for this. Objectors’ comments have been noted
in so far as it is felt the sewage works do not have the capacity to accommodate additional
flows and that existing residents in Collaton Park suffer from low water pressure. Confirmation
has also been received from SWW that there is capacity to serve the development with potable
drinking water.

Surface water drainage is proposed to be dealt with via a Sustainable Urban Drainage System
(SuDS) comprising several elements:

- Swales adjacent to the highway to capture any highway run off to cleanse it before it
enters the drainage network

- Reuse of the existing piped outfall to the existing brook to minimise vegetation
disturbance

- The design also accounts for an area off-site to the east that drains onto the site; this
will be discharged into underground soakaways, along with some of the eastern site
highway runoff

- The remaining runoff will be directed to an attenuation basin towards the western area,
via a pre-treatment basin

- It is intended the main attenuation basin will be permanently wet to increase onsite
amenity and biodiversity

- Runoff from Richardson Drive will also be intercepted, cleaned and directed towards the
permanent wet pools

- The design does not seek to alter flows in the far western area so as to not dramatically
alter rainfall entering the brook on the western boundary

The documentation concludes “The surface water system is based around infiltration and
designed to contain all of the storm water on-site (through a series of ponds, infiltration basins
and water-cascading measures), which will also provide animprovementto the natural ecology
and wildlife on- site and in the immediate area.”

In the early design stages it was suggested that the ponds could also be used for activities
such as swimming. Whilst the planning system cannot prevent this, itwas felt to not be practical
given that some contaminants could be present, albeit the water in these ponds will be clean.
It could potentially cause conflicts with the stated biodiversity benefits/lenhancements the
ponds would provide.

Devon County Council, as Lead Local Flood Authority (LLFA) have scrutinised the SuDS.
Additional information and clarification was requested from the applicant, and that has been
provided, including detailed plans and calculations, plus additional infiltration in line with
BRE365; it should be noted that this was not requested prior to determination by the LLFA, but
they suggested they would be likely to condition it in the event of approval, so the applicant
has taken a proactive approach to this.

“The applicanthas produced two drainage strategies, one based on infiltration and the second
based on attenuation in line with best practice, with 2 rounds of infiltration testing undertaken;
results indicate mostly favourable results. It is acknowledged that parts of the site have
contamination and the intention is for this to be remediated as part of the redevelopment. If the
contamination is not fully remediated, the LLFA would not recommend any infiltration due to
the risk of mobilising contaminants. Groundwater monitoring has been undertaken at the site
over the winter months, in line with DCC. From the results to date it looks like groundwater will
not impact on the functionality of any infiltration systems. The existing drainage from Fell Close
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will be diverted and it is proposed to drain to a soakaway. The existing drainage from
Richardson Drive to the south will be diverted and will discharge via swales into the ornamental
pond downstream of the attenuation basin. The applicant has increased the factor of safety
used in the design of the soakaways as per previous correspondence.

The second option is for all the runoff, including Fell Close drainage, to be attenuated on the
site in a large basin to the west. The basin will restrict runoff to greenfield rates prior to
discharge into a local watercourse. This option is required in case further geotechnical testing
indicates infiltration will not work at the site...the basin should be designed for landscapingwith
gently sloping side slopes.

At this stage, the applicant has stated that highway drainage including highway swales will be
offered to DCC Highways for adoption. Pipework will be offered to South West Water for
adoption. A managementcompany will be responsible for maintaining basins and bioretention
areas. Homeowners would be responsible for maintaining on plot soakaways. The applicant
has also indicated how any rare exceedance flows above the design standard can be safely
managed at the site.

In summary, the site will provide a betterment overall in terms of reducing runoff rates, provide
treatment of runoff as well as biodiversity and amenity benefits. This is in line with our SuDS
for Devon Guidance (2017) as well as national guidance such as the Ciria SuDS Manual C753
(2015).”

Subject to securing the conditions suggested by the LLFA and maintenance in the S106, there
is no policy conflict in relation to drainage and flood risk.

Biodiversity:
Development plan policy DEV26 requires all development to support the protection,
conservation, enhancement and restoration of biodiversity and geodiversity, stating:

“4. Harmful impacts on European and UK protected species and Biodiversity Action Plan
habitats and species must be avoided wherever possible, subject to the legal tests afforded to
them where applicable, and unless the need for, or benefits of the development cleary
outweigh the loss.

5. Net gains in biodiversity will be sought from all major development proposals through the
promotion, restoration and re-creation of priority habitats, ecological networks and the
protection and recovery of legally protected and priority species populations. Delivery of net
gains in biodiversity should be designed to support the delivery of the identified biodiversity
network that crosses the Plan Area and links the city of Plymouth to the countryside and coast,
as well as the network within the city itself. The level of biodiversity net gain required will be
proportionate to the type, scale and impact of development. Enhancements for wildlife within
the built environment will be sought where appropriate from all scales of development.

6. Developmentwill provide for the long term management of biodiversity features retained and
enhanced within the site or for those features created off site to compensate for development
impacts.”

The SPD offers detailed guidance in relation to Biodiversity Net Gain (BNG) including a
requirement for major development to deliver a 10 per cent increase in biodiversity units when
applying the Defra Biodiversity Metric (the “Industry Standard” calculation tool).
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Other policy and guidance is found in section 15 of the NPPF (Conserving and enhancing the
natural environment), Government Circular 06/2005 (Biodiversity and Geological Conservation
— Statutory obligations and their impact within the planning system), The Conservation of
Habitats and Species Regulations 2017(The Habitat Regulations); Section 40 of the Natural
Environment and Rural Communities Act (NERC Act, 2006), Wildlife and Countryside Act,
1981 (as amended) and the Countryside and Rights of Way Act, 2000.

The development lies in the 12.3km Zone Of Influence of the Plymouth Sound and Estuaries
European Marine Site (comprising the Plymouth Sound and Estuaries SAC and Tamar
Estuaries Complex SPA) where it is considered there would be a likely significant effect upon
these sites from this development through recreational pressure, when taken in combination
with other plans and projects.

The Habitat Regulations place a duty on the Council, as decision maker, to ensure
development provides sufficient mitigation for any recreational impacts which might arise. The
Council has conducted Habitats Regulation Assessment and Appropriate Assessment (the full
document is attached as Appendix 1 to this report) of the format agreed with Natural England
(NE), the statutory Nature Conservation body; NE have agreed a strategic approach to replace
individual consultations whereby once screened, the following condition can be considered
adequate mitigation:

- Prior to first occupation of any residential unit, a scheme to secure mitigation of the
additional recreational pressures upon the Plymouth Sound and Estuaries European
Marine Site (EMS), shall be submitted to and approved in writing by the Local Planning
Authority. The scheme shall be implemented in full prior to first occupation.

Since the adoption of the SPD, this is dealt with as a financial contribution towards the
Recreation Mitigation and Management Scheme for the EMS, calculated according to bedroom
numbers, secured ina S106/Unilateral Undertaking using the below table:

Dwelling size Av household occupancy Contribution per
dwelling

1 bedroom 1.33 £236.62

2 bedroom flat 1.86 £330.92

2 bedroom house  [2.45 £435.89

3 bedroom dwelling [2.63 £467.91

4+ bedroom 2.85 £507.05

dwelling

Cost per head £177.91

The total sum for the proposed development amounts to £55,379.01. It is concluded that the
proposal will not have an adverse effect on the integrity of the Plymouth Sound and Estuaries
EMS subject to the contribution being secured by S106.

Protected species: The presence of protected species and consideration of impacts of a
proposed development upon them is a material consideration. Protected species receive levels
of protection according to their designation (European, National and Priority Species), and of
potential relevance to the application site are:
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- European Protected Species — bats, dormice and otters
- Nationally protected species - reptiles, Barn Owls and badgers

The application is supported by detailed ecological surveys:

A Phase 1 walkover survey was undertaken on 29/4/2020; a botanical survey was undertaken
on 12/8/2020; bat activity surveys undertaken May-Oct 2020; dormouse survey Jun-Nov 2020;
reptile survey Aug-Sept 2020; barn owl survey 21/10/2020. These were updates to previous
surveys were carried out in 2014.

Bats have been found, largely using site boundaries for commuting and foraging, reptiles and
common amphibians are also present, no evidence of badgers was found, and the barn is
confirmed as a known barn owl breeding site. Other notable species found include various
birds, invertebrates, reptiles and hedgehogs

The survey report notes, aside from the area associated with the former RAF Site, the red line
area comprises “...scrub, young planted trees and arable land in the east (the main area to be
developed) and poor semi-improved grassland fields and scrub in the south and west. Part of
the latter area is within the Lakeside Unconfirmed Wildlife Site (UWS). The Site is bound by
Devon hedges, conifer tree lines and fencing..was found to have evidence of a range of
protected and notable species, including a low population of reptiles, breeding barn owl and
other nesting birds, commuting and foraging bats and hedgehog.

The development will result in the loss of hard standing and associated scrub, some areas of
plantation woodland, the arable field and part of a species poor semi-improved grassland field.
Grassland and scrub in the western part of the Site will be largely retained to create the POS,
with the exception of an area to be used for material excavated from the development footprint.
This will be landscaped and a series of ponds/ swales created. The agricultural shed which
has regularly been used by breeding barn ow will be removed.

The following mitigation and compensation measures will be undertaken to minimise impacts
on important ecological features:

- Per-dwelling contribution to mitigate recreational impacts to Plymouth Sound and
Estuaries SAC

- Retention and enhancement of Lakeside UWS through thinning of scrub to create sunny
glades

- Retention of majority of young plantation strips, all hedgerows and broadleaved
woodland. Protected during construction in accordance with an Arboricultural Method
Statement

- Retention of a minimum of 1ha grassland in the western area, enhanced through
management to rough/tussocky grassland to support foraging barn owl

- 5m buffer from selected boundaries to protect bat flight paths

- Translocation of reptiles from development footprint into western scrub/ grassland
banks, prior to works commencing

- Creation of barn ow tower prior to works commencing (3 months prior to demolition)
and additional building integrated nest box [the same provision as was agreed under
the earlier approved application and with the Barn Owl Trust in 2020]

- Timing and sensitive working methods to protect fauna during construction.

- Creation of mosaic of native scrub, woodland, tall ruderals and species-rich grassland
throughout site

- Hedgehog holes within gravel boards or walls
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- In the residential zone, at least 50% of planting will be native or on the RHS Plants for
Pollinators List

- Sensitive lighting scheme to protect nocturnal fauna (bats and barn ow.

- Habitat piles for reptiles/ invertebrates

- The managementof new and retained habitats for biodiversity will be delivered via a 30-
year LEMP.

- Monitoring scheme for barn ow

- Additional recommendations have been provided in order to enhance the Site for
biodiversity post-development, including the creation of wildlife-friendly water bodies
and water courses, bat, bird and bee boxes and new native hedgerow planting

The conclusion is “Overall, the development will result in a net gain effect on biodiversity,
provided the mitigation and enhancements are undertaken in accordance with this report. A
Landscape and Ecology Management Plan will be implemented to ensure that biodiversity net
gains are delivered long-term.”

The Devon Wildlife trust have objected, raising questions over the BNG calculations; it is not
clear why they think there is an issue with these and they have been thoroughly scrutinised by
DCC Ecologists, as the Council’'s consultees in biodiversity matters. The concerns regarding
bat/bird/bee box provision can be addressed by condition.

DCC requested further clarification around the use of the site by bats and the proposed lighting
scheme. Additional measures have been requested, for example, the creation of “hedgehog”
holes within garden fencing, reptile mitigation and the submitted CEMP to be updated to
account for badgers during the construction phase. Following the submission of additional
information, DCC are satisfied with the proposal subject to a series of conditions upon approval
to ensure the proposed mitigation is implemented and appropriately managed.

Biodiversity Net Gain: The development will provide above the 10% BNG policy requirement,
seeing an increase of 12.62% habitat units and 108.51% hedgerow units as a result of the
extensive planting now proposed through discussions between the Landscape Officer and the
applicant’s landscape consultants; the delivery and maintenance of this will be secured for a
minimum of 30 years in a Landscape and Ecological Management Plan (LEMP), which would
need to be agreed before construction commences.

Subject to conditions as required by DCC and management being secured ina S106 securing
works in accordance with the measures and mitigation set out as proposed, along with the
Tamar EMS financial contributions, the development is considered to accord with the relevant
policies including JLP policies SPT12 and DEV26, the NPPF and wildlife legislation listed
above.

Climate change and carbon reduction:

Devon County Council declared a Climate Emergency on 21 February 2019, following which
the Devon Emergency Response Group was formed to facilitate effective action across a broad
partnership. South Hams District Council signed up to the Devon Climate Declaration and
declared its own Climate Change and Biodiversity Emergency on 25 July 2019.

As set out in JLP Policy DEV32, the delivery of a low carbon future for Plymouth and South
West Devon is required. Waste management is covered in DEV31, supporting the hierarchy of
prevention; reuse; recycle; recover; disposal. Consideration must be given to these in the
design and implementation of all developments, in support of a Plan Area target to halve 2005
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levels of carbon emissions by 2034 and to increase the use and production of decentralised
energy.

Developments should minimise the use of natural resources over their lifetime, by reuse or
recycling of materials in construction, by making best use of existing buildings and
infrastructure; major development should the aim to mitigate effects of changing climate.
Layout and orientation should maximise natural heating, cooling and lighting.

The policy stipulates, amongst other criteria:
‘Development proposals will be considered in relation to the ‘energy hierarchy’ set out below:

* Reducing the energy load of the development

» Maximising the energy efficiency of fabric

* Delivering on-site low carbon or renewable energy systems
* Delivering carbon reductions through off-site measures.”

Major development proposals are required to demonstrate carbon emission levels of 20% less
than that required to comply with Building Regulations Part L, through incorporating low carbon
or renewable energy generation.

The NPPF, section 14, discusses planning for climate change at paragraphs 153 to 158. Key
points include reducing greenhouse gas emissions through location, orientation and design,
help increase the use and supply of renewable and low carbon energy and heat. Local planning
authorities “...should expect new developmentto....comply with any development plan policies
on local requirements for decentralised energy supply...”

NNNP Policy N3P-4 Development and Construction, in relation to carbon reduction states:
‘Bi. All developments must meet the latest sustainable construction standards, minimising use
of non-renewables and carbon emissions, maximising passive solar gain in winter, promoting
rain water harvesting and grey water recycling and safeguarding against contamination,
erosion or flooding.

il. Proposals for housing development must demonstrate high energy efficiency and how the
use of renewables and low carbon energy resources will be maximised.

iii. Where possible, buildings should be orientated to have a south west facing aspect and
constructed so as to be able to accommodate PV solar panels for present or future use. These
should be incorporated in the developmentduring construction unless it can be demonstrated
by independent assessors that to have done so would have made the building non-viable.

iv. New developments (5 or more houses) should consider an on-site heat network, unless
demonstrated by independent assessors that this would render the developmentunviable, or
where a lower carbon alternative has been put in place...”

The application has been accompanied by an Energy and Sustainability Statement which
demonstrates the development will result in an overall site wide reduction in CO2 emissions of
74.93%. This has also referenced the Council’s recent Climate Emergency Planning Policy and
Guidance document, which went out to public consultation in March 2022, setting out how the
Plan Area Authorities expect development to respond to the Climate Emergency; this
document has not yet come into force, but builds on current JLP policy and includes measures
such as moving away from oil and gas.

The measures proposed to address DEV32 have been increased through the lifetime of this
application and the development now proposes:
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- Fabric first construction approach incorporating high standards of thermal efficiency,
airtightness and thermal bridging

- Efficient space and water heating and lighting, utilising Air Source Heat Pumps (ASHPSs)
on all units

- 130,480kWh of solar PV on the affordable dwellings (to strike a balance between
generating energy and minimising landscape impacts)

- Passive design measures (orientation and site layout) to maximise useful solar gain and
minimise overheating

- Electric vehicle charging points across the development; every dwelling has its own
charge point; 20% of non-residential spaces served direct with passive
provision/infrastructure capacity for 50% of the remaining spaces

- The use of a modular MMC for the affordable homes, which would further reduce carbon
emissions from the current 74.93% reduction

- Optimal levels of daylight which meet the required minimum standards using Code for
Sustainable Homes methodology

- Responsibly sourced construction materials and minimisation of waste

- Most on-site soil will be retained, waste materials reused; concrete/masonry will be
crushed and recycled on-site and used in the construction of parking and road sub-
bases; soils will be retained on-site and capped. Comparing to the Parsonage Road
waste removal, it is estimated this will save 7000 lorry movements

- Adequate storage space for recycling receptacles and information packs detailing
collection requirements

- Water efficiency through dual flush WCs, low flow showers and taps, appropriate sized
baths to minimise water use

Through the range of measures detailed above, the Statement explains through using SAP
and other calculations, how carbon is reduced by 74.93%. JLP Specialists have reviewed the
information and have commended the development as it represents one of the largest savings
achieved by any development since the adoption of the Plan, and will go a long way to
protecting future occupants from significant rises in operating costs of the dwellings.

Since the report was produced, additional PV panels have been added and it has been
confirmed that all of the affordable dwellings with utiise MMC, so the actual carbon saving is
likely to be higher. Battery storage will enable an element of “of grid” living.

However, the development does, as is inevitable due to its location, rely somewhat on the use
of the private car, which to a degree, takes away from the savings it would generate. Some
weight can be given towards the commercial /employment provision on site and towards the
‘home office” provision in many of the dwellings. Along with significant improvements to
pedestrian and cycle access, plus an increased bus service, these all go some way to reducing
the carbon footprint of the development. Also weighing in favour is the provision of Electric
Vehicle Charging points across the development.

The Waste Authority comments regarding waste management during construction and
operation, can be dealt with by planning condition, noting that the intention of the
decontamination process is to remove as little as possible; MMC also minimises construction
waste. The development accommodates sufficient provisions for domestic waste, as well as
compost bins and water butts; a condition is recommended to secure these.
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On balance and subject to a condition to secure the implementation of the measures as set
out, the proposal is considered compliant with JLP DEV31 and DEV32, NNNP N3P-4 and
NPPF guidance.

Trees:

Policy DEV28 of the JLP precludes development that would result in the loss or deterioration
of the quality of trees and woodland, requiring development to be designed so as to avoid the
loss or deterioration of woodlands, trees or hedgerows.

The NPPF, at section 15, promotes landscape enhancement which includes trees and
woodlands.

The application is supported by an Arboriculture Impact Assessment, Tree Protection Plan,
Tree Retention Plan and Arboricultural Method Statement. The site does contain some trees
which are proposed to be felled, but none are of particular note and will be replaced by more
than adequate replacement planting throughout the built area, the parkland and off-site to the
south-eastern area.

The line of mature conifers to the boundary with Collaton Park are to be retained as they are
not on the application site, but the applicant is proposing considerable planting along this
boundary which would enable those to be removed at a later date whilst maintaining good
screening. Officers consider this will be of benefit, in the long term, because the current trees
are non-native and whilst offer screening, are not really considered appropriate for the
landscape.

The Council’'s Tree Specialist has offered no objections on arboricultural merits, subject to a
condition ensuring that the tree protection measures and other recommendations contained
within the arboricultural report are carried out is recommended.

Officers were alerted by objectors to the likelihood that nearby woodland would be felled;
Gnaton Wood, a 12 acre hardwood stand to the south of the existing Collaton Park properties,
which is said to be starting to fall and will need felling in the next few years and 9 acres of
Douglas Fir at Collaton Wood, to the south of the built area of the site.

The owner of the woodlands has submitted documentation confirming that the crop of Douglas
Fir in Collaton Wood, planted in 1953, is now reaching maturity and is extremely valuable. The
Forestry Commission have agreed a Long Term Woodland Plan; this proposes thinning the
crop during 2022/2023, with clear felling in 5 to 8 years’ time. Due to this being a plantation on
an Ancient Woodland Site, there will be replanting with native broadleaves as well as conifers.

Concern has been raised that the loss of these trees will expose the development to views
from across the local area, resulting in harm to the AONB.

A request has been considered for a TPO on the woodland trees, however, in light of their
condition and that a planting plan is in place, it was not felt appropriate to impose a TPO. The
Tree Specialist discussed the matter with the Forestry Commission and they have confirmed
no Felling Licenses are currently in place; these would be needed under Section 9 of the
Forestry Act 1967. Were the owner to apply for such, and were it approved, it would be subject
to restocking conditions under Section 12 of the Actto ensure long-term succession.
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It would be an offence under Section 17 of the Forestry Act to clear fell the woods without a
valid felling licence, thereby giving legislative control in the same manner as that if a Woodland
TPO were to be served. Mindful of the importance of the woodland within the setting of the
AONB, and that the Council would wish to ensure input in the continuance of the woodland
cover whether by way of recommending refusal of inappropriate felling license applications or
by way of proposing restocking conditions to ensure the amenities of any trees duly felled were
correctly replaced, the Tree Specialist has requested the Council is setas automatic consultees
to such applications.

In recognition of the potential future loss of some of the woodland, whether through disease or
felling, the applicant’s landscape scheme has further assessed the proposal and have included
additional off-site planting to mitigate the loss of these tress. This would need to be secured in
a S106 for long term management, as part of the site wide LEMP.

Subject to the above condition and planning obligation, Officers are satisfied the proposal
accords with the relevant policies including JLP policy DEV28 and the NPPF.

Historic Environment:

JLP Policy DEV21, Development affecting the historic environment, requires proposals to
conserve and enhance, where appropriate, the historic environment, including both designated
and non-designated heritage assets.

The nearest heritage assets, in this case, listed buildings, are not considered to be affected by
this development, given the separation distance, intervening built form and landscaping.

In relation to underground features, the County Archaeologist requested investigations in the
form of a Written Scheme of Investigation (WSI) due to the potential for there to be
archaeological and artefactual deposits associated with prehistoric activity in the surrounding
landscape, as well as the WWII RAF Station Collaton Cross.

A WSI has been submitted and reviewed by the County Archaeologist. The report is considered
satisfactory, subject to the investigations and mitigation being secured by condition.

The proposal is therefore not seen to conflict with JLP policy DEV21, section 16 of the NPPF
or NNNP Policy N3P-8.

Contaminated Land:
Contaminated Land is defined in Section 57 of the Environment Act 1995 as:

‘Land which is in such a condition by reason of substances in, on or under the land that
significant harm is being caused or that there is a significant possibility of such harm being
caused or that pollution of controlled waters is being, or is likely to be caused.”

NPPF section 15 in relation to the natural environment requires planning decisions to enhance
the natural and local environment by “...remediating and mitigating despoiled, degraded,
derelict, contaminates and unstable land, where appropriate.

Paragraphs 183 to 188 specifically concern ground conditions and all forms of pollution,
requiring, amongst other criteria, development to take place on suitable sites which take
account of risks from land contamination, to remediate contaminated land, and to be supported
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by adequate site investigation information, prepared by appropriately qualified persons.
Paragraph 184 notes “Where a site is affected by contamination or land stability issues,
responsibility for securing a safe development rests with the developer and/or landowner.”

JLP Policy DEV1 Health and amenity requires proposals to safeguard health and amenity of
local communities, although not specifically mentioning contamination, which is discussed in
DEV2, Air, water, soil, noise, land and light.

DEV?2 states:

“‘Development proposals which will cause unacceptable on or off-site risk or harm...will not be
permitted.”

Development should avoid harm to both new and existing development and at DEV2.5 “Where
appropriate, remediate and mitigate despoiled, degraded, derelict, contaminated and unstable
land.”

The applicant has submitted 3 reports in relation to the land contamination, a Desk Study, a
Factual Ground Investigation Report and Remediation Report. The reports have assessed the
geology and carried out intrusive ground investigations across the entire site including
geotechnical testing and chemical analysis of soil samples from across the site, plus gas and
groundwater monitoring. These investigations informed a detailed Remedial Implementation
Plan that includes Japanese Knotweed eradication and confirmation that once remediated, a
verification report would be produced.

The Council’'s Environmental Health Officers have reviewed the reports and are satisfied that
the entire site has been comprehensively investigated, noting that as would be expected for a
historical RAF base, made ground has been found across the site to a depth of up to 1m.
“Localised levels of elevated heavy metals have been encountered. The report is
supplemented by a comprehensive Remedial Implementation Plan and we agree that the
proposals are proportionate and appropriate. A condition should be included on any approval
requiring this implementation plan to be putin place.”

It could be argued that to do nothing, i.e. do not develop the site would maintain the current
status and not result in any contaminants being released into the environment, but this cannot
be guaranteed. Even “just’ agricultural use could result in the release of contaminants which
would potentially enter the downstream watercourse. To do nothing would not remove the risk
and due to the significant costs involved to remediate the land, itis not likely to happen without
a development to finance it.

It is therefore considered that adequate investigations have taken place and whilst it is never
possible to identify 100% of potential risks at this stage, sufficient information is before
Members to conclude compliance with JLP DEV2 and the NPPF. Conditions can adequately
secure remediation and treatment of any unexpected contamination, should it be discovered
once construction commences.

Loss of Agricultural Land:

JLP Policy TTV26.2 notes:

‘Development proposals should, where appropriate...avoidthe use of Best and Most Versatile
Agricultural Land”
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JLP Policy DEV2.6 also contains a similar requirement to “Protect soils, safeguarding the long
term potential of best and most versatile agricultural land and conserving soil resources.”

A detailed Agricultural Land Classification report was submitted in support of the application
following objections received regarding the loss of valuable agricultural land.. This made an
assessment of site conditions, noting “The Site comprises four whole fields and the northern
portion of a fifth. The east of the site is designated as Brownfield Land, associated with the
former Ministry of Defence (MoD) use. Large areas of the site are surfaced with hardstanding,
a barn is present on the east of the site, and a sewage works on the west. The remaining
‘agricultural’ areas of the site are used as rough grazing pasture for sheep, although previous
site investigations have identified soil contamination within the Made Ground on the eastern
portion of the site.”

The current grading of the land is Grade 3 under the Agricultural Land Classification (ALC),
which places agricultural land into one of five grades, with Grade 3 land divided into 3a and 3b,
ranked from excellent (Grade 1) to very poor (Grade 5). Grade 3a is classed as good; 3b as
moderate.

The submitted report contains a detailed analysis of the site using intrusive soil investigations,
assessment of topography, climatic conditions and historic data. It concludes the soils are
Grade 3b and therefore are not classified as Best and Most Versatile agricultural land. In
addition, the east of the site is designated as brownfield land with a large portion of this area
currently non-agricultural land due to historical use.

Infrastructure contributions/S106/planning conditions:

JLP policy DEV30 (Meeting the community infrastructure need of new homes) requires that the
development of new homes should contribute to the delivery of sustainable communities with
an appropriate range of community infrastructure, such as schools, primary health care
infrastructure, sports/recreation and community facilities. Where necessary, impacts will be
mitigated through s106 contributions.

Policy DEL1 provides the framework for the approach to planning obligations, as well as
delivery.

Of particular note is the applicants offer to reduce the time limitto commence works down to 2
years, from the standard 3, in recognition of the commitment to deliver as soon as possible
(supported by DEL1.1). Members’ attention is drawn to the fact that at no time throughout the
application process has there been any challenge to the sums requested, as is often the case
for larger developments.

The AONB team have stated that a mitigation and compensation package will be required, with
a financial contribution. Whilst no firm details have been provided and would be agreed through
further S106 discussion, it should be noted that the landscaping provided to date goes above
and beyond what would generally be provided for a scheme of this scale. Plus, since the AONB
Team’s comments, further planting has been offered, including up-front off-site tree planting to
mitigate the eventually loss of the nearby woodlands.

The applicant is also exploring the possibility of replacing existing street lighting in the village
and that of the Coastguard building, both of which cause significant light pollution.
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NNNP N3P-7 and N3P-14 require appropriate consideration and provision of necessary
infrastructure. N3P-7 in particular:

“Commuted sums generated through planning obligations for developments...will be spent
within the Parish to benefit the local community. The priorities identified in 2017 are:

1. Community housing

2. Sports facilities

3. Facilities for young people and play areas

4. ‘Getting Around’ e.g. footpaths, cycle paths, road safety, parking

5. Telecommunications - Broadband enhancement and extension to areas without coverage
6. Appropriate measures to avoid and reduce potential recreational impacts to ensure there is
no adverse effect on the integrity of the European Marine Site (Special Area of Conservation)
and where possible improve facilities at the European Marine Site.”

As set out throughout this report, any approval would be subject to the developer entering
into a S106 planning obligation. A draft agreement is being worked up between the Council's
legal team and the applicant.

Sport and recreation: JLP Policy DEV3 supports opportunities for sport, leisure and physical
activities, and of particular note, encourages the enhancement and creation of new public rights
of way.

Policy DEV5 encourages the provision of new allotments.

DEV27 supports a diverse and multi-functional network of green space and the improvement
and enhancement of existing accessible green and play space, both on-site and through off-
site contributions.

NNNP N3P-14 supports additional facilities as well as improvements to public toilets.

Paragraph 98 of the NPPF notes the importance of high quality open spaces for sport and
recreation, also noting additional benefits for biodiversity and mitigating climate change.

The development contains significantly more open space than is required by policy through the
creation of parkland, as well as areas woven in amongst the built form. Allotments and a
community orchard are to be provided in the north-eastern corner, which whilst being of benefit
to the residents and wider community, provide an additional buffer of undeveloped land in that
area.

As set out in the Open Space Officer consultation response, a sum of money is requested
towards the provision and maintenance of new and improved sports and recreation facilities in
the parishes of Newton and Noss and Yealmpton which is considered entirely reasonable and
acceptable, given the nature of the site, along with a requirement to maintain onsite open
space.

The development is seen to comply with DEV3 and N3P-14, plus the aims of the NPPF,
although itis noted that itis proposed to deliver additional public toilets (and a shower) on site,
rather than improve existing facilities.

Connectivity: The applicant has had early discussions with Gigaclear and BT who are the local
network in Newton and Noss. Both are keen to provide their fibre infrastructure to the new
homes and commercial units (allowing up to 900mb). Gigaclear have confirmed their network
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currently runs roughly as far as the new proposed pedestrian crossing point, so could easily
be extended into the site and this would also likely benefit the existing residents of Collaton
who are currently only able to receive a maximum of 65mb. The villages of Noss & Newton
already benefit from high speed fibre (up to 900mb) as part of the EU/government funded
‘connecting Devon and Somerset’ roll out in 2020.

Education: objectors claim the local schools are at capacity and cannot accommodate the new
pupils that this development would generate. The applicant has carried out research into school
capacity and submitted that Newton Ferrers Primary School and Yealmpton Primary School
are both under capacity, with 74 spare places between them. Birth rates have been analysed
and are shown to be in decline, suggesting there is likely to be less demand on local schools.
Whilst Officers cannot corroborate this, there is equally nothing to suggest that it would not be
the case and the decline of small rural schools is well known.

Newton Ferrers School have confirmed in a statement to the developer that the school has
capacity for school age and nursery age children, referencing the decline innumbers of children
in the villages over the last 25 years; there are significantly less children in the school's
catchment area than the school has capacity for, resulting in a greater percentage of pupils
coming from out of the catchment area to maintain pupil numbers, due to the ethos and
reputation of the school. Currently, around 300 traffic movements a week occur as a result of
children from outside of the catchment being driven in to attend NF Primary School; the
development will, with time, reduce this.

This is supported by DCC Education, who have confirmed in their consultation response that
there is capacity at the designated primary and secondary schools. A financial contribution is
only being sought towards transport because the development is further than 2.25 miles from
lvybridge Community College; the applicant is agreeable to pay this.

Health Provision: The closest GP surgery is Yealm Medical Centre. As of June 2021, publically
available information indicted there were 7.3 FTE doctors at the Centre caring for 6,451
patients, equating to 1 FTE doctor per 893 patients, much less than the national average of
1,759 patients per FTE doctor. However, the surgery have clarified they actually have 4 FTE
doctors, equating to 1625 per FTE. They do have concerns, highlighting this is a rural
population with a high number of elderly patients, but state they can accommodate the
additional patients.

Based on the average household size of 2.16 in South Hams, the proposed development would
accommodate a population of 270. Assuming all of these people were new to the area it would
increase the ratio of FTE doctors to patients at Yealm Medical Centre by 5.5% to 1 FTE doctor
per 1692 patients which would remain 7.5% below the national average. This calculation is a
worst case basis and itis expected a large proportion of new residents would already be living
in the catchment; certainly, the local connection requirement for the affordable dwellings
ensures this.

Officer's attention has been drawn to a statement published at the end Of April 2022 by the
Centre on its website and Facebook paae. in relation to letter circulatina that confirms there is
“...plenty of capacity. The Centre wishes to make it clear it was not approached by anv of the
authors of this letter and the statement in the letter is incorrect. Whilst they would accept all
new patients from the development, thev are alreadv workina at full capacity to provide
healthcare to 6,500 patients. Noting the national shortage of GPs, additional patients would
stretch the ability to provide the high standard of care that we strive to achieve.”
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The Case Officer has contacted the NHS Local Planning Authority Engagement Team direct
and they have stated the “Yealm Medical Centre has a patient list size of 6300 patients and a
capacity of 7400. Therefore, from the calculations that the LPAE team uses in conjunction with
DCC, there is capacity for this proposed development.” No financial contribution has been
requested.

The concerns raised are noted however, in light of the comment from the NHS, it is not
considered the medical centre is oversubscribed nor would the development place it under
unacceptable pressure. To refuse on what is essentially an anecdotal basis, would not be a
sustainable reason likely to be upheld at appeal.

In conclusion, Officers are satisfied that the above measures are sought in accordance with
the policies of the JLP and would meet the CIL 122, NPPF paragraph 57 tests.

Planning Balance and Conclusion:

Section 38 of the Planning and Compulsory Purchase Act 2004 sets out that the framework for
decision making is the adopted local plan. Paragraphs 2, 10 and 11 of the NPPF establish that
planning applications will be determined in accordance with the Development Plan, unless
material considerations indicate otherwise; and that where a proposal is considered to be
sustainable development, permission should not be withheld.

Paragraph 12 states:

“The presumption in favour of sustainable development does not change the statutory status
of the developmentplan as the starting pointfor decision-making. Where a planning application
conflicts with an up-to-date development plan (including any neighbourhood plans that form
part of the development plan), permission should not usually be granted. Local planning
authorities may take decisions that depart from an up-to-date development plan, but only if
material considerations in a particular case indicate that the plan should not be followed.”

However, it must be remembered that the application site lies in the South Devon AONB and
in decision making terms, paragraph 8 of the NPPF is clear that the presumption in favour of
sustainable development does not apply in these protected landscapes.

The spatial policies in the JLP are the starting point, providing a steer for decision making to
ultimately deliver sustainable development; SPTL1 - delivering sustainable development and
SPT2 - sustainable communities, are key to every development decision, although other
policies also have relevance.

It has long been recognised that it is not unusual for development plan policies to pull in
different directions, as evidenced throughout this report where the development can be seen
to accord and conflict with some policies. The Local Planning Authority, as the decision maker,
must therefore make a judgement as to whether a proposal is in accordance with the plan as
a whole, bearing in mind the relative importance of the policies which are complied with or
infringed, and the extent ofthe compliance or breach. It is not simply the case that development
which complies with a significant number of individual policies but conflicts with some elements
should automatically be refused.
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It is not disputed that the site lies in the countryside, in a Tier 4 location under Policy TTV1 of
the Joint Local Plan, and that itself makes it more challenging to deliver sustainable
development through the need to travel. However, this is recognised in the NPPF
“...opportunities to maximise sustainable transport solutions will vary between urban and rural
areas, and this should be taken into account in both plan-making and decision-making.”

Officers have given significant weight to the declaration of a Housing Crisis by the Council; to
simply “do nothing” and “carry as normal’, whilst seeking to only meet identified housing needs
figures inthe JLP, would not address the acute need in the Newton and Noss Parish; the Parish
Council have acknowledged there is an acute need, the high proportion of second/holiday
homes, and that things have moved on since the Newton and Noss Neighbourhood Plan was
adopted; the Council’'s Affordable Housing Team endorse the proposal.

Whilst both object to the development, the Council’'s Landscape Officer and AONB Manager
have recognised the efforts made to present a high quality landscape led proposal. A significant
body of supporting evidence and background documentation support the application and its
Different Approach model. This is not, as is clear from the submitted drawings, a “standard
house builder” approach to development. It seeks to be an exemplar for rural housing
development.

Officers have, in this report, assed the development against the NPPF paragraph 177, and
whilst agree with others that it is Major development in the AONB, have come to the conclusion
that sufficient exceptional circumstances and public interest exist, for it be approved.

To recap, the development proposes the following benefits:

- Tenure blind, high quality affordable housing of a mix and tenure to address local need

- Facilitating social rent in perpetuity with the CLT; gifting them the land to do so

- Enabling an element of custom/self-build housing

- High quality open market housing with principal residency restriction

- Decontamination and site restoration across the entire red line site area

- Utilises a partly brownfield site

- Provides a large area of publically accessible parkland on low grade agricultural land

- Improvements to on and off-site pedestrian and cycle pathways, to link to the existing

footpaths

- Secure the sustainability of the village school which currently brings in children from out of

the catchment

- Relocation of the bus stop inside the site and £200,000 towards doubling the bus service
over 5 years

- Speed reduction from 60 MPH to 30 MPH

- Significantly more than the required 10% Biodiversity Net Gain

- Upfront off-site tree planting

- A public car park to be used for boat parking in the winter

- A range of small commercial units and community shop to support the residential element
and create rural employment

- Direct and indirect economic benefits

- Over 70% carbon reduction, far in excess of the 20% set out in DEV32

- All affordable units have full PV provision and built using MMC

- Exploration of a car club and provision of E-bikes to further reduce car reliance

- Deals with runoff from existing properties as part of the comprehensive SuDS

- A commitment to improve existing street lighting
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This package must be set against the dis-benefits which can be seen as:

- A degree of policy conflict as set out in this report

- Inevitable change to the landscape and AONB, resulting in harm

- Some additional lighting in a dark sky area

- By virtue of the location, a dependence on travel by private car

- Limited opportunity to control sale prices of the open market properties

- Some pressure on the GP surgery (although it can accommodate extra patients)

- Some impact on existing residents, but they will also benefit from the above measures

There is significant local support, including that of the Parish Council and Community Land
Trust, but equally, significant local objection. Approval will also not set a precedent for further
residential development in the AONB as each case must be considered on its own merits. It
could, in fact, relieve pressure to build in other more sensitive and isolated locations.

It is recognised that there is some policy conflict and as in inevitable with any large
development, there is a degree of harm. This is a very finely balanced judgement. However, it
is considered that the exceptional circumstances, the benefits in the public interest and the
Housing Crisis declaration are in combination, sufficient material considerations to outweigh
those conflicts and that subject to conditions and a S106 obligation, planning permission should
be granted.

This application has been considered in accordance with Section 38 of the Planning &
Compulsory Purchase Act 2004

Planning Policy

Relevant policy framework

Section 70 of the 1990 Town and Country Planning Act requires that regard be had to the
development plan, any local finance and any other material considerations. Section 38(6) of
the 2004 Planning and Compensation Act requires that applications are to be determined in
accordance with the development plan unless material considerations indicate otherwise. For
the purposes of decision making, as of March 26th 2019, the Plymouth & South West Devon
Joint Local Plan 2014 - 2034 is now part of the development plan for Plymouth City Council,
South Hams District Council and West Devon Borough Council (other than parts of South Hams
and West Devon within Dartmoor National Park).

On 26 March 2019 of the Plymouth & South West Devon Joint Local Plan was adopted by all
three of the component authorities. Following adoption, the three authorities jointly notified the
Ministry of Housing, Communities and Local Government (MHCLG)* of their choice to monitor
the Housing Requirement at the whole plan level. This is for the purposes of the Housing
Delivery Test (HDT) and the 5 Year Housing Land Supply assessment. A letter from MHCLG
to the Authorities was received on 13 May 2019 confirming the change.

On 13" January 2021 MHCLG published the HDT 2020 measurement. This confirmed the
Plymouth. South Hams and West Devon's joint HDT measurement as 144% and the
consequences are “None”.

Therefore a 5% buffer is applied for the purposes of calculating a 5 year land supply at a whole

plan level. When applying the 5% buffer, the combined authorities can demonstrate a 5-year
land supply of 5.8 years at end March 2021 (the 2021 Monitoring Point). This is set out in the
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Plymouth, South Hams & West Devon Local Planning Authorities’ Housing Position Statement
2021 (published 12th November 2021).

[*now known as Department for Levelling Up, Housing and Communities]
The relevant development plan policies are set out below:

The Plymouth & South West Devon Joint Local Plan was adopted by South Hams
District Council on March 21st 2019 and West Devon Borough Council on March 26th
20109.

SPT1 Delivering sustainable development

SPT2 Sustainable linked neighbourhoods and sustainable rural communities
SPT3 Provision for new homes

SPT4 Provision for employment floorspace

SPT5 Provision for retail development

SPT6 Spatial provision of retail and main town centre uses

SPT8 Strategic connectivity

SPT9 Strategic principles for transport planning and strategy

SPT10 Balanced transport strategy for growth and healthy and sustainable communities
SPT11 Strategic approach to the historic environment

SPT12 Strategic approach to the natural environment

SPT13 Strategic infrastructure measures to deliver the spatial strategy
DEV1 Protecting health and amenity

DEV2 Air, water, soil, noise, land and light

DEV3 Sport and recreation

DEV5 Community food growing and allotments

DEV8 Meeting local housing need in the Thriving Towns and Villages Policy Area
DEV9 Meeting local housing need in the Plan Area

DEV10 Delivering high quality housing

DEV14 Maintaining a flexible mix of employment sites

DEV15 Supporting the rural economy

DEV16 Providing retail and town centre uses in appropriate locations
DEV18 Protecting local shops and services

DEV19 Provisions for local employment and skills

DEV20 Place shaping and the quality of the built environment

DEV21 Development affecting the historic environment

DEV23 Landscape character

DEV25 Nationally protected landscapes

DEV26 Protecting and enhancing biodiversity and geological conservation
DEV27 Green and play spaces

DEV28 Trees, woodlands and hedgerows

DEV29 Specific provisions relating to transport

DEV30 Meeting the community infrastructure needs of new homes

DEV31 Waste management

DEV32 Delivering low carbon development

DEV33 Renewable and low carbon energy (including heat)

DEV35 Managing flood risk and Water Quality Impacts

DEL1 Approach to development delivery and viability, planning obligations and the
Community Infrastructure Levy

Neighbourhood Plan
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Following a successful referendum, the Newton & Noss Neighbourhood Plan was adopted on
19 July 2018. The following policies are of relevance:

e Policy N3P-1: The Village Settlement Boundaries

e Policy N3P-4: Development and Construction

e Policy N3P-5: Movement and Parking

e Policy N3P-6: Drainage and Flooding

e Policy N3P-7: Planning Obligations and Commuted Sums

e Policy N3P-8: Heritage and Conservation

e Policy N3P-9: Protecting the Landscape

e Policy N3P-11: New Housing - Balanced housing stock and local needs housing
e Policy N3P-12: Second Homes and Principal Residence Requirement
e Policy N3P-13: Business Premises

e Policy N3P-14: Community Facilities and Infrastructure

Other Material Considerations:
- The National Planning Policy Framework
- National Planning Policy Guidance
- The Plymouth and South West Devon Supplementary Planning Document
- Developer Contributions Evidence Base
- Devon Waste Plan
- South Devon AONB Management Plan
- Countryside and Rights of Way Act
- Habitat Regulations
- Natural Environment and Rural Communities Act

Considerations under Human Rights Act 1998 and Equalities Act 2010
The provisions of the Human Rights Act 1998 and Equalities Act 2010 have been taken into
account inreaching the recommendation contained in this report.

Conditions:

1. The development to which this permission relates must be begun not later than the expiration
of two years beginning with the date on which this permission is granted.

Reason: To comply with Section 91 of the Town and Country Planning Act, 1990 as amended
by Section 51 of the Planning and Compulsory Purchase Act 2004.

2. The development hereby approved shall in all respects accord/be retained strictly with the
following drawings:

Submitted 13.05.22
Cut & Fill Analysis 20-319-90 005-1 Rev A
Typical Devon Hedge Bank Detail 3360LVX01 Rev A

Submitted 10.05.22

Masterplan MP0O1_Rev AN

Location Plan 1928 PL17_Rev C

Affordable House Types (Type Ato F) Rev F
Open Market House Types (OM1 to OM10) Rev F
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Commercial Buildings — drawings binder Rev B
Boundary Treatments PLO6_Rev E

Building Materials Key PLO3_Rev F

ASHP & Solar PV Locations PL11_Rev D

Landscape General Arrangement Whole Site Rev 13360_L_GA_0 01 Revl
Landscape General Arrangement Plan 1 Rev 1 3360 L GA_ 1 01 Revl
Landscape General Arrangement Plan 2 Rev 1 3360 L _ GA 1 02 Revl
Landscape General Arrangement Plan 3 Rev 1 3360 L GA_1 03 _Revl

Indicative Planting List Rev A

Submitted 06.05.22
Biodiversity Net Gain Plan — Layout Y Version 5 6/5/2022
Proposed Site Access P20-0881 Figure 4.1 Rev C

Submitted 11.04.22

Site Levels 20-319-90002-1 Rev D
Site Levels 20-319-90002-2 Rev D
Site Levels 20-319-90002-3 Rev E
Site Levels 20-319-90002-4 Rev C
Site Levels 20-319-90002-5 Rev C
Tracking 20-319-90-004-1 Rev D
Tracking 20-319-90-004-2 Rev D
Tracking 20-319-90-004-3 Rev D
S38 plan 20-319-90-009-1 Rev C
S38 plan 20-319-90-009-2 Rev B
S38 plan 20-319-90-009-3 Rev C

Submitted 11.04.22

Detailed Drainage Design (Sheet 1) 20-319-90008-1 Rev B
Detailed Drainage Design (Sheet 2) 20-319-90008-2 Rev B
Detailed Drainage Design (Sheet 3) 20-319-90008-3 Rev C
Detailed Drainage Design (Sheet 4) 20-319-90008-4 Rev B
Non-infiltration option — Detailed SW layout 20-319-90070-1
Non-infiltration option — Detailed SW layout 20-319-90070-2A
Non-infiltration option — Detailed SW layout 20-319-90070-3
Non-infiltration option — Detailed SW layout 20-319-90070-4A
Non-infiltration option — Detailed SW layout 20-319-90070-5
Non-infiltration option Surface Water Drainage 20-319-90071
Exceedance Flow Paths 20-319-90015 Rev B

Proposed Soakaway and Groundwater Monitoring Locations and Results 30-319-90-50

Kerbing and Surfaces 20-319-90-17-01 Rev B

Kerbing and Surfaces 20-319-90-17-02 Rev A

Kerbing and Surfaces 20-319-90-17-03 Rev B

Proposed Footway Layout P20-0881 Figure 4.2 Rev D

Signing layout at pedestrian crossing P20-0881_SK01_ R03 17/03/2022

Site Block Plan 1 of 2 PLO2_Rev H
Block Plan 2 of 2 PL16_Rev A
Refuse Store Plan PL0O4 _Rev C
Parking Layout PLO5_Rev E
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House Types Key PLO8_Rev F

Visitor Parking PLO9_Rev E

EV Charging Locations PL10_Rev F
Outbuildings Drawing Binder OB1, 2, 3, 4 Rev B
Gl Strategy Rev C

Landscape Phasing Plan Rev C

Submitted 21.09.21

Ecological Constraints and Opportunities Plan 1081-EclA-F3 13/08/2021
Tree Pitin Open Space 3360 L SW_1 01

Tree Pitwith Root Barrier 3360 L SW_2 01

Landscape Initial Opps & Cons & Thoughts 15.01.21

Mitigation and Enhancement Plan 1081-EclA-F3

Site Location, Local Highway and Facilities Plan P20-0881 Figure 2.1

Reason: To ensure that the proposed development is carried out in accordance with the
drawings forming part of the application to which this approval relates.

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

(@) Soakaway test results in accordance with BRE 365, in the vicinity of TP4, to inform the
design of on plot soakaways in the area and evidence that there is a low risk of groundwater
re-emergence downslope of the site from any proposed soakaways or infiltration basins.

(b) A detailed drainage design including network model outputs, based upon the approved
Flood Risk Assessment & Drainage Strategy 20-319 revision 00 dated 16th August 2021 and
the results of the information submitted in relation to (a) above.

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

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

(e) 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) - (e) 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.

4. PRE-COMMENCEMENT: Prior to commencement of any part of the development the Local

Planning Authority shall have received and approved a Construction Management Plan (CMP)
including:

(@) The timetable of the works;

(b) Daily hours of construction;
(c) Any road closure;
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(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 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, 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, 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;

() 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

(I) 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;

(o) Details of the internal compound details (including the route to the compound from the point
shown on Figure 4.1 Rev C) including any necessary width amendments and signage and
lineage details.

Development shall take place in accordance with the agreed CMP, unless amendments have
been agreed in writing by the Local Planning Authority.

Reason: To ensure the development proceeds with minimal disturbance to local highways and
residents. This is needed prior to commencement to ensure itis adequately planned for at an
appropriate stage.

5. PRE-COMMENCEMENT: Notwithstanding the submitted Construction Ecological
Management Plan (CEMP), a revised plan shall have been submitted to and approved in
writing by the Local Planning Authority before works commence. Construction of the
development shall not be carried out other than in accordance with the approved Plan.

The CEMP shall include the following:

Risk assessment of potentially damaging construction activities.

A reptile mitigation strategy.

Details of hedgehog holes and their implementation.

Identification of “biodiversity protection zones”.

Practical measures (both physical measures and sensitive working practices) to
avoid or reduce impacts during construction (may be provided as a set of method
statements).

The location and timing of sensitive works to avoid harm to biodiversity features.
The times during construction when specialist ecologists need to be present on site
to oversee works.

Responsible persons and lines of communication.

The role and responsibilities on site of an ecological clerk of works (ECoW) or
similarly competent person.

®oo oW
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J. Use of protective fences, exclusion barriers and warning signs.
k. Containment, control and removal of any Invasive non-native species present on
site.

The approved CEMP shall be adhered to and implemented throughout the construction period
strictly in accordance with the approved details.

Reason: To conserve Protected and Priority species and allow the LPA to discharge its duties
under the UK Habitats Regulations 2017, the Wildlife & Countryside Act 1981 as amended and
s40 of the NERC Act 2006 (Priority habitats & species). And in accordance with policy DEV26.
This condition must be agreed prior to commencement in order to avoid unacceptable impacts
relating to construction and to ensure that such works are appropriately planned and agreed
before implemented.

6. PRE-COMMENCEMENT: A 30-year Landscape and Ecological Management Plan (LEMP)
will be submitted to and agreed in writing by the Local Planning Authority before works
commence. The LEMP shall include long term design objectives; management responsibilities
and maintenance schedules for all landscape areas, other than small, privately owned,
domestic gardens; details of habitat creation, management and maintenance and protected
species mitigation; compensation and enhancement measures, covering construction and
post-construction phases.

Reason: In the interests of safeguarding ecology and protected/priority species, and providing
for net gains to biodiversity, and in accordance with policy DEV26

7. The development shall be carried out in accordance with the recommendations, mitigation,
and enhancement measures contained within the approved Ecological Impact Assessment by
GE Consulting dated September 2021, the Ecological Constraints and Opportunities Mitigation
Plan 1081-EclA-F3 and Biodiversity Net Gain Plan.

Reason: In the interests of safeguarding ecology and protected/priority species, and providing
for net gains to biodiversity, and in accordance with policy DEV26.

8. The details of the bird nesting/bat roosting boxes/bee bricks in the design of the buildings
are to be submitted and agreed with the Local Planning Authority prior to their installation, in
accordance with SPD requirements. The development shall be carried out in accordance with
the approved details with the approved nesting/roosting boxes installed prior to the first
occupation of the building to which they relate. No vegetation clearance shall take place during
the bird nesting season (01 March to 31 August, inclusive) unless the developer has been
advised by a suitably qualified ecologist that the clearance will not disturb nesting birds and a
record of this submitted to the Local Planning Authority.

Reason: To secure further net gains to biodiversity and ecology, and in accordance with policy
DEV26.

9. PRE-COMMENCEMENT: Notwithstanding the submitted details, no development shall take
place until full details of the hard and soft landscaping have been submitted to and approved
in writing by the local planning authority, to include timeframe for implementation and details
of maintenance.

All soft and hard landscaping proposals shall be carried out in accordance with the approved
details and with the programme agreed with the local planning authority. Any planting which,
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within a period of 5 years from the completion of the development, in the opinion of the planning
authority is dying, being severely damaged or becoming seriously diseased, shall be replaced
by plants of similar size and species to those originally required to be planted. Once provided,
all hard landscaping works shall thereafter be permanently retained.

Reason: To ensure the implementation and management of a satisfactory scheme of
landscaping which will help to integrate the proposed development into the local landscape in
the interest of public amenity and the conservation, enhancement of the local landscape
character and the natural beauty of the AONB.

10. Lighting on and off-site shall accord with the Lighting Impact Assessment by llume Design
dated 18.03.2022, together with the drawings listed below. No additional lighting shall be
installed at the site or for any property without the express written permission of the local
planning authority, other than the lighting hereby approved under the following:

Street Lighting Strategy 4174-ID-DR-3001
Street Lighting Strategy 4174-ID-DR-2001
Street Lighting Strategy 4174-ID-DR-2002
Street Lighting Strategy 4174-ID-DR-2003

Reason: In the interests of amenity and the character and appearance of the AONB.

11. Priorto their installation, details/samples of all facing materials, windows, doors, and roofing
materials to be used in the construction of the proposed development, including colour and
finish, methods of fixing, any mortar/pointing, shall be submitted to and approved in writing by
the Local Planning Authority; this shall include the electricity substations, for which the
expectation is they are of an appropriate high quality design to reflect the materials in use on
the development. Slate shall be natural and of UK or EU origin. The development shall then be
carried out in accordance with those details/samples as approved, being retained in the
specified form thereafter.

Reason: To secure a high-quality finish, in the interests of visual amenity and the character
and appearance of the area.

12. Prior to the first occupation of any part of the development, its associated car parking shall
have been laid out, surfaced and drained to accord with Drawing PLO5 Rev E, and that land
shall not thereafter be used for any purpose other than the parking of vehicles.

Reason: In the interests of air quality and to ensure adequate on-site parking.

13. No dwelling/building/car parking area shall be occupied until its electric vehicle charging
has been provided and is operational. Charge points shall be of sufficient capacity to meet the
minimum supply needs of an electrical vehicle charging point of at least 7kW.

Reason: To future-proof the development by allowing for charging points to be installed without
the need for undertaking works that require breaking ground to install cabling retrospectively.

14. The low carbon measures identified in the Energy and Sustainability Statement by AES
dared Match 2022 shall be implemented prior to the first use of any building to which they relate
and shall be retained and maintained for the lifetime of the development.
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Reason: To ensure the development contributes toward delivering a low carbon future and
supports the Plan Area target to halve 2005 levels of carbon emissions by 2034 and increase
the use and production of decentralised energy.

15. PRE-COMMENCEMENT: Notwithstanding the submitted details, no development shall
commence until a Waste Management Plan has been submitted to and approved in writing by
the Local Planning Authority. The Plan shall demonstrate how the construction and operational
phases of the development will minimise the generation of waste, having been prepared in
accordance with the provisions of Policy W4 of the Devon Waste Plan. The development shall
be carried out in accordance with the approved Plan.

Reason: To minimise and properly manage waste arising from the development. The document
provided with the application was insufficient and requires revision/amplification. This condition
must be agreed prior to commencement in order to ensure construction and remediation waste
is adequately dealt with.

16. Development shall take place in accordance with the Remedial Implementation Plan by
IDOM dated August 2021. Details of any deviation from this shall be submitted to the Local
Planning Authority. Upon completion of the development, a verification report shall be
submitted to the Local Planning Authority. This shall include the eradication of Japanese
Knotweed.

Reason: To ensure the site is appropriately remediated to make it safe for future occupants
and avoid off-site risks, in accordance with policy DEV2.

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

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

Reason: No site investigation can completely characterise a site. This condition is required to
ensure that any unexpected contamination that is uncovered during remediation or other site
works is dealt with appropriately; and in accordance with policy DEV2.

18. PRE-COMMENCEMENT: Prior to the commencement of development an Employment and
Skills Plan shall be submitted to and approved in writing by the Local Planning Authority. The
Plan shall include detailed measures to support local employment, skills and training
development opportunities inthe construction industry and in relation to the development from
site preparations through to the end of the construction phase. The approved Plan shall be
implemented and adhered to during the construction of the development and in accordance
with those details approved.

Reason: In accordance with policy DEV19this condition is required on the basis that to properly
provide for the required plan-led growth itis necessary to ensure a commensurate growth in
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the area’'s employment base, where it is recognised to require investment both in job growth
and skills. This condition must be agreed prior to commencement in order to ensure that local
construction employment and skills opportunities are maximised from the site and construction
preparation stage before development commences.

19. All off site highway works and provision of the 3m hoggin path shown on the following
drawings shall be complete prior to occupation of the first dwelling or first occupation of the
commercial premises:

- Proposed Footway Layout Figure 4.2 Rev D
- Signing Layout at Pedestrian Crossing P20-0881_SKO01_ RO03
- Proposed Site Access Figure 4.1 Rev B

Reason - To ensure safe and suitable access is available for all users.

20. 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 and street furniture
shall be constructed and laid out in accordance with details to be approved by the Local
Planning Authority in writing before their construction begins, For this purpose, itshould include
plans and sections indicating, as appropriate, the design, layout, levels, gradients, materials
and method of construction.

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

21. No other part of the development hereby approved shall be commenced until:

a) The access road has been laid out, kerbed, drained and constructed up to base course level
for the first 30 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.

Reason: 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.

22. Prior to commencement of the S278 works a Stage 2 safety audit and designers response
shall be submitted for the off-site highway works and approved by the Local Planning Authority
and Highway Authority.

Reason - In the interests of highway safety.
23. The bus turning circle and associated infrastructure shall be completed in accordance with
details, to include timescales for implementation, which shall have previously been submitted

to and agreed in writing by the Local Planning Authority and Highway Authority.

Reason - To ensure the bus turning facility and associated infrastructure are complete in a
suitable time frame for the bus to enter the site and turn around.
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24. Notwithstanding the provisions of Article 3 of the Town and Country Planning (General
Permitted Development) (Amendment) (No. 2) Order, 2015 (and any Order revoking and
re-enacting this Order), no development of the types described in the following Classes of
Schedule 2 shall be undertaken without the express consent in writing of the Local Planning
Authority other than those expressly authorised by this permission:

Part 1, Class A (extensions and alterations)

Part 1, Class AA (enlargement of a dwellinghouse by construction of additional storeys)
Part 1, Classes B and C (roof addition or alteration)

Part 2, Class A (means of enclosure)

Reason: To safeguard the visual amenities of the AONB and in order to ensure the limited
amenity space for each dwelling remains.

25. Prior to its occupation, each dwelling shall be provided with a compost bin and water buit,
in accordance with details which have first been submitted to and agreed in writing by the Local
Planning Authority.

Reason: In the interests of carbon reduction and waste/water minimization.

26. The Commercial units hereby approved shall only be used for the following uses of The
Town and Country Planning (Use Classes) Order 1987 (as amended), or in any provisions
equivalent to those Classes in any Statutory Instrument revoking and re-enacting that Order,
and for no other purposes.

Cla E (c-i,ii+g-i,ii,iii)
Clb E (c-i,ii+g-i,ii,iii)
Clc E (c-i,ii+g-i,ii,iii)
Cld E (c-i,ii+g-i,ii,iii)
Cle E (c-i,ii+g-i,ii,iii)
C2a F2(a)

C2b E (c-i,ii+g-i,ii,iii)
C2c E (b)

C3a E (c-i,ii+g-i,ii,iii)
C3b E (c-i,ii+g-i,ii,iii)
C3c E (c-i,ii+g-i,ii,iii)
Cafe E (b)

Should any extraction or ventilation be required, prior to its installation, details shall be
submitted to and agreed in writing by the Local Planning Authority.

Reason: It is considered that the use of the premises for the purposes specified is acceptable,
in light of the rural location and nearby residential properties.

27. The development shall be carried out in accordance with the following documents:

- Tree Constraints Plan: 1081-TCP-SB 1 & 2 of 2
- Arboricultural Impact Assessment: 1081-AlA-AE August 2021

111



- Tree Protection Plan: 1081-TPP-MU
- Arboricultural Method Statement: 1081-AMS-MU August 2021
- Tree retention Plan: 1088-TRP-AEetention

Reason: To ensure that existing trees are adequately safeguarded, in accordance with policy
DEV28.

28. Development shall take place in accordance with the Written Scheme of investigation by
Cotswold Archaeology dated January 2022.

Reason: To ensure that an appropriate record is made of archaeological evidence that may
be affected by the development.

29. Details of gates and locking mechanisms for private gardens and pathways shall be
submitted to and agreed in writing by the Local planning Authority before they are fitted.
Development shall then take place as agreed.

Reason: To ensure that gates are capable of being locked from both sides, allowing rear
gardens to be secured regardless of access or egress in order to design out crime.

30. Prior to the first occupation of each of the commercial units, a Sustainable Travel Plan
(STP) shall be submitted to and agreed in writing by the Local Planning Authority. This shall
detail all measures taken to reduce transport related carbon emission for both staff and
customers/visitors. On the anniversary of the first occupation of the development hereby
approved, or when occupants change, a monitoring report shall be submitted to the Local
Planning Authority detailing how the STP has been implemented and followed, or any
deviations which have been necessary.

Reason: In the interests of sustainability and reducing the use of the private motor car.

31. Once all dwellings are occupied, a report shall be submitted to the Local Planning Authority
detailing all first owners and occupiers to establish where they are moving from, the size of the
household and household earnings.

Reason: To enable key stakeholders to grow understanding of where occupants of new rural
communities are coming from and to assess the success, or otherwise, with meeting local
housing needs.

32. Details of the public artwork to be provided in the “arrival” area shall be submitted to and
agreed in writing, to include a timeframe for its implementation and details of maintenance.

Reason: To ensure the artwork is appropriate for the rural area and is delivered/maintained as
necessary.

33. Prior to its first use, details of any gates/barriers/CCTV to secure the car park/boat store
shall be submitted to and agreed in writing by the Local Planning Authority. Development shall
then take place in accordance with those details and retained thereafter.

Reason: To reduce opportunities for crime.
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34. Prior to the creation of the allotments, details of pathways, and fencing, benches,
structures, water supply and so on shall be submitted to and agreed in writing by the Local
Planning Authority. This shall accord with the JLP SPD.

Reason: To ensure the allotments are fit for purpose to encourage their use.

35. Prior to their installation, full details of all play equipment, waste bins, fencing, benches and
any other equipment shall be submitted to and agreed in writing by the Local Planning
Authority. Development shall take place in accordance with these details, and
retained/maintained as such thereatfter.

Reason: To ensure play provision accords with policy and is available for all residents.

36. PRE-COMMENCEMENT: Prior to the commence of works (excluding land remediation) a
phasing plan for the development of the site shall be submitted to and agreed in writing by the
Local Planning Authority. Development shall then take place in accordance with this plan,
unless any deviation from itis agreed in writing.

Reason: To ensure the site is developed in an appropriate manner, to provide affordable
housing and community facilities at an early stage.

Appendix 1

Habitats Regulations 2017

Stage 1: Habitats Regulations Assessment - Screening of likely significant effect on a European
site

Part A The proposal

1.T f permission/activity: , o
ype of permission/activity Full Planning Application
2. Application reference no: 23335/21/FUL
3. Site address: Land West Of Collaton Park, Plymouth, PL8 2NE
4. Brief description of Remediation of existing site contamination and construction of 125
proposal: homes, commercial business units, landscaped parkland, community
boat storage/parking, allotments, improvements to existing permissive
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pathway and public footway, enhancement of existing vehicular access
and associated infrastructure and landscaping.

Part B: The European site

5. European site names,
Quialifying Features and
Conservation Objectives:

Plymouth Sound and Estuaries SAC

- Sandbanks which are slightly covered by sea water all the time
- Estuaries

- Mudflats and sandflats not covered by seawater at low tide

- Large shallow inlets and bays

-  Reefs

- Atlantic salt meadows

- Shore dock

- Allis shad

Tamar Estuaries Complex SPA
- Internationally important populations of Avocet and Little Egret
Conservation objectives common to each site with regard to the

natural habitats and/or species for which the site has been designated
(“the Qualifying Features") are listed below;

Avoid the deterioration of the qualifying natural habitats and the
habitats of qualifying species, and the significant disturbance of
those qualifying species, ensuring the integrity of the site is
maintained and the site makes a full contribution to achieving
Favourable Conservation Status of each of the qualifying features.

Subject to natural change, to maintain or restore:
- The extent and distribution of qualifying natural habitats and

habitats of qualifying species;
- The structure and function (including typical species) of qualifying
natural habitats and habitats of qualifying species;
- The supporting processes on which qualifying natural habitats
and habitats of qualifying species rely;
- The populations of qualifying species;
The distribution of qualifying species within the site

6. Ecological characteristics
associated with the features
(including those associated
with the site, and information
on general trends, issues or
sensitivities associated with
the features if available).

Plymouth Sound and Estuaries SAC

Site vulnerabilities

- Increased pressure for recreational moorings and facilities, port
development, dredging

- Sensitivity to oil pollution

- Allis shad vulnerable to noise, vibration and degraded water

quality
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Effects from development (general)

- Increased physical damage from visitor and recreational pressure
on shoreline habitats associated with new development

- Increased recreational use and potential for oil pollution and
disturbance of allis shad

- Waterside development including coastal defences, boat ramps,
pontoons

Tamar Estuaries Complex SPA

Site vulnerabilities

- Disturbance to Avocet and Little Egret
- Habitat loss - water quality, acid and nitrate deposition in
important wetland areas

Effects from development (general)

- Increased recreational pressure associated with development -
visual and noise disturbance of Avocet and Little Egret

- Additional housing in vicinity of cSAC increasing discharge of
pollutants from waste water treatment works (non-toxic
contamination)

Part C: Screening assessment for likely significant effect

7. Is this application No
necessary to the

management of the site for

nature conservation?

If the answerto Q7 is 'Yes' N/A

then go directly to the end of
the form. Permission may be
granted.

8. The identified ways in
which the Qualifying Features
of the European site could be
affected by the proposal

Increased visitor and recreational pressure (terrestrial and marine)
associated from new residents associated with the proposed
development.

9. Assessment of risks
without avoidance or
reduction measures

Increased recreational pressure could have direct (trampling) or indirect
(pollution/disturbance) impacts on shoreline and marine habitats, and
disturb avocet and little egret activity within the shore and marine
environments.

10. Conclusion of Screening
stage (Is the proposal likely to
have a significant effect
‘alone’ or 'in combination' on
a European site?)

In the absence of consideration of mitigation measures, it is considered
that the proposal is likely to have a significant effect in combination on
the SAC and SPA (collectively referred to as the Plymouth Sound and
Estuaries European Marine Site, or PSEEMS).

An Appropriate Assessment of the proposed project is therefore
necessary.
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Stage 2: Habitats Regulations Assessment - Appropriate Assessment

Part D: Appropriate Assessment

NB: In undertaking the appropriate assessment, the LPA must ascertain whether the project would

adversely affect the integrity of the European site. The Precautionary Principle applies, so to be certain,
the authority should be convinced that no reasonable scientific doubt remains as to the absence of such

effects.

11. Assessment of effects taking account of avoidance or reduction measures included in the proposal

Aspect of Avoidance and mitigation measures included | Secured by Residual
project in the proposal (and any additional measures effects
which will required for inclusion in the proposal) at both

be Construction and Operational Phases

potentially

damaging

Increased The identified potentially damaging impactis a Condition: None/
visitor and non-direct impact (i.e. one which does not _ _ | negligible
recreational | require onsite construction/operational - Prior to first occupation

pressure avoidance or mitigation measures). of any residential unit,

errestrial a '_s_che_me to secure

( ; The site falls within the Zone of Influence for mltlggtlon of the :

and marine) . o additional recreational
associated new residents have a recreational impact on the pressures upon the

from new Plymouth Sound and Estuaries EMS Plymouth Sound and

residents (comprising the Plymouth Sound and Estuaries Estuaries EMS, shall

associated SAC and Tamar Estuaries Complex SPA). This be submit‘ged to gnd

with the Zone of Influence has recently been updated as approved in writing by

proposed part of the evidence base gathering and Duty to Tuetrll_(;)r(iisl. I‘T'lt?gglgﬁeme

development.

Cooperate relating to the Joint Local Plan,
namely the study completed to consider
recreational pressure of residents from new
development upon the Plymouth Sound and
Estuaries EMS (EMS Recreation Study
Document 04. Survey of recreational use within
the Plymouth Sound and Estuaries European
Marine Site: Scoping report and survey results,
MBA, March 2017).

The Study clarified and confirmed a 12.3km ZOI
around the Plymouth Sound and Estuaries EMS.
The proposed development site within this ZOI,
and accordingly the recreational pressure of new
residents associated with the development will
require mitigating to ensure they do not have a
significant effect on the Plymouth Sound and
Estuaries EMS (as without mitigation the new
residents in combination with other development
could have a significant effect).

shall be implemented
in full prior to first
occupation.
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This is considered in more detail in the Habitats
Regulations Assessment of the Joint Local Plan
(July 2017) which notes that:

'In order to address the impacts arising from the
increased recreational pressure, a single
mitigation strategy will be agreed with Plymouth
City Council, South Hams District Council and
West Devon Borough Council and also with
Cornwall Council and a mechanism for securing
the funding through planning obligations will be
set out and agreed in a Supplementary Planning
Document (SPD). Using evidence from the
Plymouth Sound and Tamar Estuaries
Recreation Study (Marine Biological Association,
2017), a single mitigation strategy will identify
the interventions required and the SPD will then
set out the charge that will be applied to all new
dwellings and tourist developments within a
'Zone of Charging' as set out in Policy SPT13
'European Protected Sites - mitigation of
recreational impacts from development'.

The Marine Recreation and Management
Scheme has been finalised and agreed through
the Duty to Cooperate and with Natural England
and informs the JLP SPD - this being a costed
list of management actions that are required to
mitigate impacts of new residents, and towards
which commuted sums from development are
required to contribute towards delivering.

The Marine Recreation and Management
Scheme s available at http://www.plymouth-
mpa.uk/home/managing-the-mpa/documents/

12. Does the The impacts from increased visitor and recreational pressure identified within this
proposal have HRA (and as reflected within the 12.3km ZOI, and the HRA of the JLP) is an in-
potential for in- combination impact - i.e. it is unlikely that any one development would have a likely

combination effects | significant effect alone, however when developments within Plymouth, South

with other plans or | Hams, West Devon and Cornwall are consider in-combination there is potential for
projects a likely significant effect.

individually or
severally

Part E: Conclusion
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https://protect-eu.mimecast.com/s/ue0MCvllvi8YlWIQINwk?domain=plymouth-mpa.uk
https://protect-eu.mimecast.com/s/ue0MCvllvi8YlWIQINwk?domain=plymouth-mpa.uk

13. Natural England
consultation
response

Natural England issued advice on 17" April 2019 for all planning applications
falling within the Zone of Influence for the Plymouth Sound and Estuaries SAC
and Tamar Estuaries Complex SPA to act as Natural England’s formal
representation on Appropriate Assessment given under Regulation 63(3) of the
Conservation of Habitats and Species Regulations 2017 (as amended), and on
which LPAs were advised to have regard in undertaking Appropriate
Assessments. Natural England advised the advice replaced the need to be
consulted individually on each Appropriate Assessment where the agreed
strategic solution is applied.

The advice anticipates that new residential development within the ZOl is ‘likely
to have a significant effect’, when considered either alone or in combination,
upon the qualifying features of the European site(s) due to the risk of increased
recreational pressure that could be caused by that development and therefore
require an Appropriate Assessment, and that measures agreed through SAMMs
lists to prevent harmful effects on the European site(s) from occurring as a result
of increased recreational pressure, should be applied to proposed residential
developments at the Appropriate Assessment stage including appropriate
financial contributions to the Tamar Estuaries Consultative Forum (TECF),

Natural England expressed the view that if these measures, including
contributions to them, are implemented, they will be effective and reliable in
preventing the harmful effects on the European site(s) for the duration of the
development, and that these measures should be secured by planning
conditions or obligations to ensure their strictimplementation for the full duration
of the development, and providing that there are no other adverse impacts
identified by the Appropriate Assessment, Natural England is satisfied that the
LPA can conclude its Appropriate Assessment and ascertain that there will be
no adverse effect on the integrity of the European Site in view of its
conservation objectives

14. List of mitigation
measures and
safeguards to be
covered by planning
obligations
(conditions or S106)

Condition:

- Prior to first occupation of any residential unit, a scheme to secure mitigation of
the additional recreational pressures upon the Plymouth Sound and Estuaries
European Marine Site, shall be submitted to and approved in writing by the
Local Planning Authority. The scheme shall be implemented in full prior to first
occupation.

Informative: This condition can be satisfactorily addressed by means of a pre-
occupation contribution towards improved management within the Plymouth
Sound and Estuaries European Marine Site (informed by the Marine Recreation
and Management Scheme) calculated in accordance with the following table.
When the Applicant is ready to make the contribution, they should contact the
Council's Development Management team to arrange payment

Dwelling size Av household occupancy Contribution per dwelling
1 bedroom 1.33 £236.62
2 bedroom flat 1.86 £330.92
2 bedroom house 2.45 £435.89
3 bedroom dwelling  [2.63 £467.91
4+ bedroom dwelling [2.85 £507.05
Cost per head £177.91
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Reason: The development lies in the Zone Of Influence of the Plymouth Sound
and Estuaries European Marine Site (comprising the Plymouth Sound and
Estuaries SAC and Tamar Estuaries Complex SPA) where it is considered there
would be a likely significant effect from this development, when taken in
combination with other plans and projects, upon these European designated sites.
To ensure that the proposal may proceed as sustainable development, there is a
duty upon the Local Planning Authority to provide sufficient mitigation for any
recreational impacts which might arise upon the European designated sites. In
coming to this decision, the Council has had regard to Regulation 63 of the
Conservation of Habitats and Species Regulations 2017 and the requirements of
policies SPT12, SPT14 and DEV26 of the Plymouth and South West Devon Joint

Local Plan.
15. Will the It is concluded that the proposal will not have an adverse effect on the integrity of
proposed the Plymouth Sound and Estuaries EMS subject to the measures listed in part 14

development have being secured by S106.

an adverse effect
on integrity?
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