Design & Access Statement

Outline Planning Application for Residential Development and associated
landscaping with all matters reserved except access and layout.

Land off (west of) Belle Hill, Kingsbridge

Date: January 2017

Introduction

This design and access statement has been prepared by
Westcountry Land and details proposals for an Outline
planning application comprising for residential development
and associated landscaping with all matters reserved except
the principal access arrangements and layout

Therefore, whilst this is an outline planning application, all
aspects of the scheme/site have been fully evaluated to ensure that the site is suitable for the nature of development
as proposed by this application and the outline scheme is
deliverable.

1.0 Context
1.1
1.2
1.3

Location
Site Description
Character

A summary of the planning application is set out below:

2.0 Existing Site




2.1
2.2
2.3







The construction of 96 New Dwellings
29 New Affordable Homes (30.2%) with a 70:30 tenure
split
Minimum of 2 car parking spaces per unit
Significant areas of public open space (1.57Ha) 3.89
acres
Associated landscaping
Access infrastructure
SUDS Drainage

The design statement has been prepared generally in the
format as set out in the CABE publication: “Design & Access
Statements; how to write read and use them”.
The
statement illustrates the considered assessment and
evaluation of the site and it’s context, and illustrates the
detailed design for a high quality residential development.
This document forms part of a submission to South Hams
District Council for outline planning permission and should be
read in conjunction with the associated drawings, to scale,
and the accompanying reports by specialist consultants, in
respect of all aspects of the scheme, as set out and agreed
with the local planning authority as part of the preapplication engagement. Therefore all aspects of the site,
constraints and opportunities have been evaluated and
incorporated into the production of this scheme design and
layout, which are further explained within this document. The
full compliment of reports include:
















Site Photographs
Site Identification/Selection
Constraints & Opportunities

3.0 Proposed Design
3.1
3.3
3.4
3.5
3.6
3.7
3.8
3.9
3.10
3.11
3.12
3.13

Design Principles
Use
Amount
Layout Development
Key Consultation Responses & Scheme Evolution
Proposed Layout
Appearance
Scale
Landscaping
Sustainability
Access
Waste Management

4.0

Conclusion

Site Topographical Survey
Site Investigation - Phase 1 and 2
Ecological Surveys - Phase 1 and 2
Landscape and Ecological Mitigation Plan (LEMP)
Tree Survey
Archaeological Report - Phase 1
Landscape and Visual Impact Assessment
Agricultural Land Grade Assessment
Flood Risk Assessment and Indicative SUDS Design/
Strategy
Foul Water Drainage Strategy
Transport Assessment
Green Travel Plan
Financial Viability Assessment
Planning Statement
Statement of Community Involvement (SCI)
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1.0

Context

1.1 Location
The site is located on the northern edge of the existing
settlement of Kingsbridge in South Devon. The site lies
immediately north of Buckwell Close and is accessed via
Belle Hill on one of the main approach roads into Kingsbridge from the north, linking to the Dartmouth and Totnes via the A381.
Kingsbridge is a market town and tourist hub in
the South Hams district of Devon. It is situated at the
northern end of the Kingsbridge Estuary, a ria that extends to the sea six miles south of the town. It is the
third largest settlement in the South Hams. The town
formed around a bridge which was built in or before the
10th century between the royal estates of Alvington, to
the west, and Chillington, to the east, hence giving it the
name of Kyngysbrygge ("King's bridge"). Kingsbridge is in
fact a combination of two towns, Kingsbridge and Dodbrooke. Dodbrooke was granted its own market in 1257
and had become a borough by 1319. While Dodbrooke
was originally considered to be the dominant of the two,
Kingsbridge later expanded to include it. Kingsbridge has
been the main market town in the area for centuries.
The majority of the town is situated within the South
Devon Area of Outstanding Natural Beauty (AONB) and
its proximity to the spectacular south Devon coast and
sailing venues, such as Salcombe, Kingsbridge has developed into a popular tourist destination. It should be noted that the application site and northern area of Kingsbridge (around Dodbrooke) lies outside of the AONB
designation.
Along the full extent of the eastern boundary is the existing Belle Hill, which connects the town to the A381
and the wider area. Immediately to the south lies the
existing housing development of Buckwell Close and level access to this existing road is available.
The site benefits from excellent access to all existing
amenities, and is considered, in planning terms to be a
sustainable location for new development. The Kingsbridge Community Primary School is in close proximity,
being approximately 240m from the site. The town centre is within 700m and boasts a range of shops and facilities. Kingsbridge is also served by a secondary school and
college, as well as a hospital, as well as mixed commercial and employment areas.
The site is itself, divided into two, connecting similar
sized fields, which rise/slope from west to east.
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1.0

Context

1.1 Location
This enlarged aerial view of the site shows how the land and
surrounding area is currently used for agricultural purposes
and highlights the relationship, as previously described, with
the existing road infrastructure/network. The site is
therefore very well connected to the existing road network
and easily accessible.
This aerial view also shows an overview of the existing
hedgerows and significant trees on the existing site, most of
which will be retained by any development proposal.

1.2 Site Description
The development site, as a whole, measures 3.86 Hectares
(9.56 acres) and consists of two parcels of land. Currently in
agricultural use, an agricultural land classification report has
been undertaken by independent specialist surveyors,
Kivells. This report confirms that the land is classified as
Grade 3B. This is therefore not best and most versatile
(BMV) land.
The site itself has notable topography, sloping from 90m
AOD in the north east corner to 54m AOD in the south west
corner, a fall of some 36m across this site. This slope is
across 318 linear metres, equating to an average gradient of
1:9. Some parts of the site are steeper than others. The
eastern third of the site is notably more level than the
central and western part of the site. The eastern area is the
most prominent part of the site.
The site is bisected by a single mature hedgerow. The site is
open grassland at present enclosed by hedgerows, whilst
there are no trees within the grassed areas, there are also
limited trees located on the existing hedgerows. Only the
southern boundary, shared with Buckwell Close contains
existing mature tree species. A tree survey, undertaken by
Evolve Tree Consultants, accompanies this application
details the existing trees and the protection measures to
ensure their longevity. An ecological survey also
accompanies this planning application, undertaken by Green
Ecology, identified that existing hedgerows should be
maintained and enhanced/supplemented where possible.
Allotment Gardens has been built relatively recently to the
south west of the application site, on steeper land, which is
accessed via Wallingford Road. The land to the west of the
application site is also being promoted for development,
which is again steeper topographically than the application
site, so consideration has been given to potential future
connectivity, at the request of the town council and local
planning authority, through pre-application consultation.
The site investigation and archaeological investigations/
reports confirm that the ground conditions are good and
there are no issues or constraints relating to the
development of this site.
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1.3 Character
At present, due to the existing agricultural use of the site, it
has a semi-rural feel, being located immediately adjacent
to the existing built environment of the northern edge of
Kingsbridge. Understanding and examining the character
and architectural qualities of the existing built environment
is therefore an important part of the design process. For
new development to be successful it should emulate the
existing sense of place that can be evident in existing buildings and architectural styles. It is fair to say that the surrounding built environment of the application site is suburban and peripheral to the historic core of the town. The
local vernacular is therefore largely composed of modern
housing estates of varying styles. Primarily consisting of a
mixture of concrete and slate tiled roofs and painted render facades.
It is apparent that Kingsbridge is a small market town that
has grown significantly over the past century. The original
town centre is located at the head of the river and would
have originally been constructed along the bottom of the
valley. The steep sided valleys that surround the historic
core have subsequently been built-upon to enlarge the size
of the settlement. Building on such topography is challenging. Immediately adjacent to the site, the built environment is primarily 1960s - 90s architectural design, using a
limited palette of materials and ranging from dormer bunglaows, traditional two storey houses through to 3 storey
split level homes to address the sloping nature of the land.
Retaining structures and landscaping tend to dominate the
facades of many buildings.
The traditional heart of Kingsbridge is dominated by the
river and the street pattern, as above, is dictated by the
topography. Whilst the town dates back to the 13th Century, the heart of the town is largely dominated by Georgian
and Victorian town houses and villas, interspersed with
modern retail buildings. Dodbrooke Church represents one
of the oldest buildings in the area and is listed, being some
250m south of the application site.
There are a number of traditional and older buildings clearly visible within the town centre, but it is clear that the
more rural and dispersed character of this settlement has
given way to modern, development on the valley sides,
which now surrounds and encompasses it. There is a varied timeline of architecture clearly present in this location.
Therefore there is no predominant vernacular architectural
style.
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1.3 Character (wider area)
In the past 50 years, Kingsbridge has expanded, with a mixture of modern buildings consisting predominantly of terraced and semi-detached houses, generally with on-plot
car parking. The more modern homes, constructed in the
20th century exhibit few qualities of the traditional heart of
the settlement, which are recognised to more accurately
portray the character of this location.
The predominant materials in the wider context are generally painted render and concrete tiled roofs, truly traditional buildings incorporated the use of natural stone, but this
is almost non-existent on the newer buildings in the town.
Furthermore, the shallow roof pitches on most of the modern estates to not accurately reflect the vernacular form
evident on the older buildings in the town.
An important, consistent feature is that the majority of
houses are set-back from their approach road, with small
green verges, or low walled entrance gardens. It is fair to
say that most of these previous developments are “cul-desac” style schemes which pre-date “manual for streets”
and therefore they exhibit few qualities which are seen as
desirable or attractive within modern developments, which
embrace shared surfaces and more active frontage.

1

1

2

2

1

There is an eclectic mixture of property types and architectural styles which represents a timeline of architecture,
associated with the successful growth of this popular area.
A common theme that runs throughout the area is the use
of simple forms and roofs. There is a common theme of
traditional pitched, gable roofs and very few hipped roof
forms. The natural topography of the area creates layering
of roof forms, which is accentuated by a mixture of storey
heights across the settlement.

3

2

Generally, there is luscious and extensive green landscaping throughout the settlement, with an abundance of mature trees and vegetation, which characterise the area. The
use of on-street trees and enhancing the existing field
boundaries will therefore be important to achieve a coherent and appropriate character for any new development,
to draw influence from the existing built-environment.

43
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2.1 Site photographs
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2.2 Site Identification
Pre-application engagement for this proposed development site
has been ongoing since December 2015. Preliminary submissions
were made to the local planning authority and the applicant,
Westcountry Land, have presented to the Kingsbridge Town
Council twice during their pre-application process and held a
public consultation, which local councillors were also invited to
and attended.
The site is well connected to the existing settlement boundary
with excellent access via Belle Hill to the east and a pedestrian/
cycle connection via Buckwell Close to the south. This
connectivity to the existing settlement is a key consideration
when identifying appropriate sites for new development.
Furthermore, the site lies well outside of the designated AONB,
whilst other sites in the town are within the AONB. Topography is
also a key consideration and access to services. Whilst all
potential development land around Kingsbridge has notable
topography, this site has some of the more gentle topography
which is compatible with residential development and disabled
access compliant road/footpath gradients. Westcountry Land
also understand that this site has been ear-marked for
development for some time.
Draft Plymouth & South West Devon Joint Local Plan
The production of a Joint Local Plan for the area has sought to
provide up-to-date allocations for new development, based on
the previous unsuccessful delivery in the area and lack of 5 year
housing land supply. Within the Draft Joint Local Plan, the
application site has been identified as a potential residential
development site, under reference: SH_28_07_08/13.,
earmarked for approximately 100 dwellings.
Due to the constraints of the natural topography and AONB
designation covering the southern and western boundaries of
the town; the settlement is heavily constrained to identify
appropriate areas for new development, to meet the significant
housing need in this location. As such, it is apparent that the
application site has been identified as an appropriate location to
accommodate new residential development. This application is
therefore being brought forward in accordance with the
aspirations and requirements of the draft local plan and is
immediately deliverable and viable. Other previously allocated
sites have secured planning permission but have failed to be
delivered due to extreme topographical and cost constraints
associated with their development. The application site can
deliver housing, in accordance with the content of this planning
application.
The above process demonstrates that the selection of the
application site is appropriate and justified, vindicated by
Plymouth & South Hams District Council, Devon County Council,
and endorsed by the Town Council, recognising the site’s
development potential and use, as set out.
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2.3 Constraints and opportunities




















Continuous road access to the eastern boundary via Belle
Hill - excellent road frontage and potential street presence
Existing hedge banks to be retained and protected where
possible to preserve ecological value.
Significant Trees on the southern boundary of the site to
be retained, can be used to create a significant feature
and provide an excellent buffer with existing adjacent
buildings/houses on Buckwell Close
Overhead Electricity cables crossing the western part of
the site to be re-routed/diverted underground as part of
development proposals
Development proposals to respond to the sloping site and
the wider topography.
Avoid development in the north west corner, identified as
visually prominent. Also opportunity to create a public
viewing area, if development sensitively designed, to
maximise existing outlook and create public benefit.
Ensure all development below skyline by avoiding upper
parts of site and opportunity to creat large public open
space
Existing Buckwell Close to the south, provides potential
for pedestrian/cycle connection into town centre and
wider amenities
Create a real sense of place and identity in keeping with
the area.
Utilise topography to continue the “layered” townscape
that already exists and is prevalent within Kingsbridge
Ensure development is designed to reduce the risk of
flooding across the site and to the surrounding area.
Ensure all road gradients provide Disable access and
address existing site topography, opportunity for
underbuild and split level units to maximise use of the
topography and reduce external retaining structures
Sustainable construction methods and renewable
technologies should be utilised to create a high quality
development
Opportunity to create a “green/parkland” style
development, set within large areas of open space, to
create an appropriate entrance to the town.
Potential connection/access to adjacent land to the west
to be considered within any design proposal for
pedestrian/cycle connection and/or vehicles if possible
Design code to be taken from existing buildings on site
and local vernacular context

View Point
Highest Point
on the site

Most Visually prominent part of site

Existing Overhead Electric Cable

Potential Access to
adjacent land
Belle Hill

Existing Overhead
Electric Cable To be
diverted/re-routed
underground

Existing Dividing Hedgerow

Existing Site Access - Field Gate Access

Existing Hedgerow retained
and enhanced

Potential Access to
adjacent land

Existing Trees Retained and protected—utilise as feature within development
and enhance hedgerow/buffer to existing adjacent houses on Buckwell Close

West

East

Buckwell Close
Existing Houses on Buckwell Close

It is acknowledged that this site has a number of major
constraints that affect the development, most notably the
topography and visual prominence of the upper parts of the site,
as well as existing trees and hedgerows, all of which require a
sensitive design solution but do not preclude a high quality
development. In many respects, constraints often enhance a
development as it is forced to respond, which is positive for
successful integration with the rest of the existing town.

Sun path throughout day
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3.0

Proposed Design

3.1 Design Principles
This is an outline planning application with all matters reserved
except access and layout. Therefore the design of individual
dwellings is purely indicative at this time. The site has some
significant topography in places, however, approximately 75% of
the proposed dwellings will be traditional two storey, pitched
roof buildings; and there are some bespoke units to address site
specific characteristics. The highest part of the site, in the north
east corner includes dormer bungalow units, to minimise the
height of housing in the most visually prominent part of the site.
The gardens between units incorporate slopes and small
retaining structures to change levels across the site. On the
steeper parts of the site, split level houses have been utilised
which are, in essence three storey houses, although
predominantly these are traditional two storey houses, sitting on
top of an undercroft car parking/garage level, built into the site.
On the western boundary, the split-level house types would have
an undercroft garage/car parking level, with a dormer bungalow
style home sitting above (plots 44, 45, 92 - 96) as shown in the
visual (right).
These indicative house types have been produced to show basic
principles of design and to enable the production of a detailed
site appraisal to establish the provision of on-site affordable
housing. These indicative design proposals aim to create a subtle
contemporary aesthetic within a traditional building form. Using
traditional pitched, gabled natural slate roofs, and predominantly
rendered elevations. Where indicated, natural local stone is
utilised, primarily on lower ground floors and basement levels;
the prevalent building material in this area is paitned render. The
use of simple apertures and fenestration with a vertical emphasis
echoes the traditional vernacular architecture of the area, using a
modern interpretation. Likewise, use of box bay projections and
dormer windows also reference the characteristics of existing
housing stock found in the vicinity.
The area itself, at present is predominantly agricultural land at
present and there are few buildings, which can be used as
reference for any new development. The existing adjacent
homes on Buckwell Close and the houses in the immediate
vicinity and existing suburbs of Kingsbridge do not exhibit
characteristics or design styles to be considered vernacular or
distinctive to Kingsbridge, they are predominantly generic
housing of their era of construction and therefore these is an
eclectic timeline of multiple architectural styles. As identified
within the character section of this document. Therefore, the
development has the opportunity to expand this approach and
produce a high quality development, of it’s time. This approach
has been adopted throughout the design process from
establishing the development pattern and building forms through
to material choice and architectural detailing within the
proposed scheme.

The 3D visuals, (above and right) show the key architectural details of the indicative proposed house types.
The scheme will utilise design principles from “Manual for
streets” to create a pedestrian friendly and permeable environment with the use of shared surface areas, courtyards and active
frontage to overlook streets and public spaces, including any
amenity/open space areas.

3.2 Use
The existing site is predominantly agricultural use which has been
surveyed by an independent land specialist and confirmed to be
agricultural grade 3B, not best and most versatile. The site itself
has been earmarked for residential development within the draft
local plan and is a sustainable location, on the edge of the existing town of Kingsbridge, immediately next to the existing
settlement boundary. It is therefore a natural town expansion
site.
The proposed development will be a residential led scheme, in
line with the draft local plan and will also provide significant public open space, forming a large open park with public viewing
area and neighbourhood area of play. There will be significant
landscaped borders and additional tree planting to enhance ecology and biodiversity on-site and to reinforce the sense of place
that is evident elsewhere in Kingsbridge.

3.3 Amount
The scheme is for a total of 96 new dwellings which consists of:

29 Affordable homes (30.2%), with 72% - 28% split in favour of affordable rented properties

67 Open market homes

All of the above homes will consist of a mixture of one ,
two, three and four bedroom houses.
A full schedule of accommodation for the application scheme is
provided (right) which includes details of all dwelling types and
sizes and tenures.
The site measures a total of 3.86 Hectares (9.56 acres) with a
total of 96 units, which represents an average density across the
scheme, of 24.9 dwellings per hectare. Largely due to the significant areas of POS.
The proposed scheme achieves a total of 206 Car Parking Spaces
(including garages) which equates to on-site car parking provision
of 2.15 parking spaces per dwelling.
The application scheme also provides substantial areas of public
open space, extending to a total of 1.57Ha (3.89 Acres) which
equates to 40.7% of the site area. This includes a 1,000sqm
Neighbourhood Equipped Area of Play (NEAP), a multi-use public
open space with public viewing area and informal green spaces,
meadow areas, SUDS and additional tree planting.
Overall, it is considered that this scheme is an appropriate scale
of development for the size of the site and is sympathetic to the
site constraints and attributes of the wider area.
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3.4 Layout Development
Consultation with the local Town Council and the general public,
together with collaborative working with the local planning
authority (South Hams District Council) has played an important
role throughout the design process and has resulted in an
evolving masterplan, which has now been finalised for the
planning application to be made.
Issues that have arisen during consultation
aforementioned include the following:






with

the

Site Access & Connectivity via Belle Hill & Buckwell Close
Favoured areas on site for development & POS
Landscape Led design approach
Considering potential connectivity to adjacent land (west)
Highways strategy on-site and road layout to address
topography

The preliminary site layout plan to the right shows the first
iteration of the proposed site layout plan, which was presented
to the Town Council and local planning authority, as a
preliminary high level development concept in Autumn 2015.
It is considered that consultation has been a vital part of the
design process for this project, acting upon comments received
at every opportunity.

3.5 Key Consultation Responses &
Design Evolution
The scheme has been refined through a genuine evolutionary
process, due to extensive consultation over an 18 month period,
prior to submission. This actively demonstrates the willingness of
the applicant to actively participate and engage in community
involvement and genuinely respond to comments and feedback
that has been received from South Hams District Council,
Kingsbridge Town Council, and the general public. The
accompanying Statement of Community Involvement sets out
the consultation process and events in detail.
The preliminary scheme was conceived on the basis of the
preliminary baseline Landscape Assessment, undertaken by
independent chartered landscape architects, MeiLoci and
following the production of a full site topographical survey, tree
survey and ecological surveys. This identified that the retention
and enhancement of existing hedgerows is an important
consideration and that the north eastern part of the site is most
visually prominent/sensitive. Therefore, the preliminary
masterplan showed a simple residential development, covering
the site, for 90—100 houses, with a large area of open space in
the north eastern corner. In addition, this indicatively showed an
area of landscaping along the southern boundary as a buffer with
the existing houses on Buckwell Close. This preliminary master
plan was produced on a macro scale and therefore, some of the
more detailed site specific constraints had not been fully
established or encompassed.
Westcountry Land identified the market requirements for this
site, to provide a low density, high quality, landscaped housing
development, to provide a focus on family-type housing in this
location.

The First Site Layout which formed the basis of initial discussions with the local planning authority and Kingsbridge Town Council, dated October 2015
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3.7 Proposed Layout
Several iterations of the site masterplan were produced,
following the preliminary site concept on the previous page. The
final submitted masterplan is revision H, which shows how the
scheme has genuinely evolved throughout the pre-application
and consultation process. The final masterplan layout takes into
account all of the feedback that has been received throughout
the consultation process, and the advice and recommendations
of the team of professional consultants, who have been
employed to undertake detailed studies of the site. Therefore,
the final layout takes into account and incorporates design
mitigation in respect of all of the following items:










Site topography
Site Archaeology and historic building appraisal
Site ground conditions
Ecological Surveys
Tree Survey
Flood Risk Assessment and SUDS Drainage Design
Highways, Access and Detailed Considerations
Landscape and Visual Impact
Utilities Searches

The final layout has evolved as a direct response to the site
topography, in order to address the significant level changes
across the site. Fundamentally, there is only one highway
solution that was devised by the highway consultant engineers in
order to achieve a maximum DDA compliant road gradient of
1:10 across the site. The estate road therefore meanders through
the site, closely following the existing ground levels to ensure
that the groundworks are economic and that the gradients can
be achieved, as well as making the connection to Buckwell Close
in the south west corner for pedestrians and cyclists only. The
site access from Belle Hill was fixed and defined at an early stage
in conjunction with Devon County Highways officers. The ecology
of the site and existing trees dictated that all trees and
hedgerows would be retained and enhanced. Where a section of
hedgerow is removed, adjacent to Belle Hill, to facilitate the
creation of the entrance, this is replaced by a new Devon Bank,
and a lengthened section into the site to provide an
enhancement. Due to the viual prominence of the upper part of
the site, the layout was landscape led, and the chartered
landscape architects, Mei-Loci, produced a constraints plan at an
early stage and identified development areas, exclusions zones
and maximum ridge heights, all of which have ben adhered to in
the final design and layout, including dormer bungalow units in
the north east area, adjacent to the open space.
Further amendments were incorporated to provide larger
exclusion areas around existing, significant trees on site, and the
layout was updated accordingly, including the introduction of a
Neighbourhood Equipped Area of Play (NEAP) within the large
areas of open space on the eastern boundary, with excellent
surveillance from the proposed new housing.
The final masterplan has achieved a very green and pleasant
sylvan environment, for new family housing to be successful and
to integrate well into the wider townscape

The evolved, final site development layout plan
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3.8 Appearance
As previously stated, this is an outline planning application with all
matters reserved except access and layout, therefore the visual
appearance of the proposed buildings is indicative only.
The simple and robust building forms are complimented by crisp yet
subtle contemporary architectural details which reflect modern living and
current high performance standards and construction methods. The
simple palette of natural building materials reflect the local architecture
and natural context, having a maritime feel. There is no definitive
vernacular architectural style, as evidenced within this document, by the
existing buildings in the vicinity and character study. The only true
vernacular architecture can be found in the centre of the existing town.
But the application site is well detached from this, and surrounded by
largely generic suburban housing estates.
Whilst only indicative, care and attention to the concept house-type
design has been utilised to ensure that the development will fit
harmoniously in its setting and is in-keeping with the area, which will
create a sense of place and character appropriate for family housing in
this location, exhibiting local characteristics with a subtle contemporary
maritime aesthetic, combined with locally distinctive materials.
In terms of urban design, the use of front garden areas, defined by low
rendered and stone walls and grassed verges, further enhance the
character of the development, appropriate for the area and enable
greenery, planting and vegetation to be prominent in the street scene.
The buildings also include areas of white render, natural stone and small
areas of timber weatherboarding. All of the roofs use natural slate,
pitched roof forms and some of the properties which have room-in-theroof, (to create a varied roofscape, akin to the character of the existing
town) incorporate dormer windows of varying styles. The use of local
stone on the facades is one of the main features that will directly anchor
the proposed scheme in this location and visually anchor the
development in this location, reinforcing the local character.
A modern, subtle contemporary design approach, set in extensive
landscaped grounds with significant park areas of open space will
ensure that this is a high quality development which will be sensitive and
appropriate, to extend the existing town.

2
1-5

1

3

4

5

3D visual representations of indicative house-types.
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3.9 Scale

3.11 Sustainability

3.12 Access

4.0 Conclusion

The development uses simple traditional pitched roof building
forms that respond to the topography and surrounding context.
Stepping down the slope the relationship of individual buildings
and split level houses are utilised to address the steepest parts of
the site. The upper, more visually prominent, north eastern corner of the site utilises dormer bungalow units to reduce the
height and bulk of the buildings fronting onto the open space in
the most sensitive part of the site. The development is predominantly two storey in scale, although some split level units, which
are built into the hillside have a single aspect basement level,
and are therefore 2.5—3 storeys, facing west, although no buildings exceed two storeys facing east, into the slope. The entire
development is therefore residential in scale and character.

The proposals have been designed to sit comfortably within the
landscape context and in doing so look to preserve and enhance
the ecology of the site with the existing hedge banks and trees
being retained and enhanced. The site is well connected to the
existing settlement of Kingsbridge and will be very well located,
in close proximity to Kingsbridge Community Primary School and
with pedestrian and cycle connections to Buckwell Close, which
lead down into the centre of the town and all of the amenities/
facilities within Kingsbridge. From a planning perspective, the
development site is in a sustainable location and will have good
links to public transport.

Although the site has sloping topography, provision of level
access to all dwellings is achievable, making DDA compliant
access for all properties. The internal circulation and the
provision of a WC in the entrance storey are all provided in
accordance with “Approved Document M” of the Building
Regulations.

This planning application has been subject to comprehensive and
thorough consultation. And design evolution during the preapplication stage, which has been ongoing for 18 months, prior
to submission. The draft local plan has identified the site for
residential development and this application brings forward the
site for development in accordance with the content of the draft
local plan.

Raised pavements, entrances and terraced gardens set the development firmly into the landscape with parking areas enclosed by
robust landscaping and hedge banks. Almost all of the car parking is on-plot and sandwiched between houses so that it is not
readily visible within the street scenes, courtyard parking is minimised, but where utilised is will overlooked by proposed housing.
The domestic scale pitched roof forms give a consistency to the
architectural treatment and are complimented by vertical emphasis to window and door openings and contemporary architectural details that create protected private spaces with a human
scale.

3.10 Landscaping
From the outset the landscape design has been integral to the
development of a scheme that responds to the immediate and
wider landscape context. This has resulted in a landscape-led
proposal. As an outline application, landscaping is a reserved
matter, but sufficient areas have been identified to create a very
pleasant, green development, with on-street planting and strong
physical connections to the larger open spaces and amenity areas
within the development.
Importantly, the application scheme delivers the key landscape
components that have been identified by the landscape architects, at the earliest stage and through consultation with the
planning authority’s landscape officer. The visually sensitive parts
of the site were identified before a development concept was
drawn and the landscaping strategy was at the heart of the evolution of the layout and design of the scheme from the outset.
Large areas of public open space are incorporated on the north
eastern corner of the site, combined with planted boundaries
and new tree planting, to tie-in with the recommendations of the
ecologists. Enhanced planting of the existing and new hedgerows
combined with a substantial tree planting scheme will ensure
that the development sits harmoniously in the town, using structural landscaping and tree planting to accentuate the historic
field boundaries as can be seen elsewhere across Kingsbridge.
Areas of wildflower rmeadows, play areas and careful consideration of private garden areas to address the topography are all
also fully considered.

The buildings themselves will be constructed to meet and exceed
current building regulations, with a “fabric-first” approach. The
inclusion of double glazing, enhanced levels of thermal
insulation, minimising water consumption, using aerating taps
and dual flush WCs. The buildings are designed to maximise
natural light, and therefore require less artificial lighting and
where required, this will be predominantly low-energy
installations. Creating a home which is thermally efficient
reduces the requirements and demand for heating which
significantly reduces energy consumption, and achieving low air
permeability ensures that energy used to heat these properties
will be retained for longer. These modern houses are therefore
considered to be low-energy homes.
The development itself provides a large park area, in the northeastern section of the site, which will be a multi-use space for
recreation and exercise, as well as taking in the scenery, linked to
a network of green walks around the site, with extensive public
access which is not currently available here. The inclusion of a
Neighbourhood Area of Play (NEAP) creates a large equipped
play area which will be utilised by the new residents of this
development, and through the proposed pedestrian and cycle
links to Buckwell Close, will also be utilised by existing residents
in the area. The site itself provides pedestrian routes and cycle
routes linked to the wider masterplan network which further
enhances the sustainability of the scheme.

The main vehicular and pedestrian accesses into the site on the
eastern boundary will provide safe access and egress and will
include an extension of the current speed limit restrictions on the
entrance to the town. The change in character associated with
the development will also act as a natural traffic calming feature
for vehicles along this stretch of Belle Hill, which is currently
open fields. Adequate visibility and 9m turning radii is utilised to
create the new access, directly from Belle Hill. These positions
are considered to be the safest and most appropriate vehicular
entrance for cars and service vehicles for the development and
have been pre-agreed with Devon County Highways, prior to
submission. A pedestrian and cycle link is also created to
connect the development to the existing road and footpath
network on Buckwell Close to link the proposed development
into the town. A full transport assessment, access/junction
design drawings and travel plan accompany this application,
prepared by independent specialist transport consultants,
Vectos, based in Exeter.
Dedicated car parking is provided for each unit: there is an
allowance for 2.15 cars for every household, including private
garages. The site layout has been developed with the safe
movement of pedestrians and cyclists through the site in mind
using shared surface courtyards to encourage slow vehicular
movement. A maximum road gradient of 1:10 has also been
achieved and adequate service vehicle turning has been
accommodated where required. In addition, potential pedestrian
and highways connections have been incorporated into the site
layout to service potential development land to the west.

3.13 Waste Management
Adequate internal and external storage capacity for both general
refuse and recyclable waste is provided. Access for refuse
vehicles has been considered and are detailed within the
Transport Statement with adequate access and turning provision
identified within the site layout. The scheme has been designed
to facilitate the storage and collection of recycling in accordance
with the protocol of the local council, further enhancing the
sustainability of the site. All individual plots have adequate
garden areas for external waste storage and appropriate
provision for refuse and recycling collection.

All site constraints have been fully surveyed, assessed and
considered, to produce a detailed site constraints plan which
formed the basis of the design and layout of the scheme. At an
early stage, engagement with key stakeholders, including the
Town Council and Local Planning Authority identified two key
aspects of the scheme to be addressed. As a result, all matters
relating to highways access and connectivity have been fully
resolved with the highways department and the layout has been
landscape –led, to ensure appropriate and sensitive integration
with the existing town and wider landscape. Importantly, the site
does not lie within the AONB, but a full LVIA accompanies this
application and the layout responds to all of the
recommendations to ensure that the development will be
appropriate and fit into the existing settlement.
This is an outline planning application with all matters reserved
except access and layout. But further indicative information has
been provided to demonstrate that the site can be developed in
an appropriate manner. This has assisted the production of
reports such as the LVIA, to assess height, scale massing and
potential impact, as well as to address the logistics of building on
a sloping site, including an element of split level housing and
addressing the level changes across the site. This has also
enabled a detailed financial assessment to be undertaken to
validate the viability of the site to ensure delivery and to
ascertain the levels of affordable housing and S106 contributions.
The design and layout of the site has evolved to take into
account all of the above considerations and therefore represents
a comprehensive and well-considered masterplan, for a high
quality residential scheme. The detailed design and layout,
including the architectural style and palette of materials has been
selected to ensure the best integration with the area, having fully
assessed the local vernacular, the site itself, and existing
buildings. The detailed design is a reserved matter, so the house
types that have been produced are indicative only, but are
considered to be appropriate, harmonious and respectful to the
area, and will ensure that the true character of the site and
context is expressed by the new development.
The end result is a comprehensive planning application and a
high quality design and layout that has been through
consultation with the community and engagement with South
Hams District Council, Devon County Council, the Town Council
and the local community to achieve the best possible layout to
address all aspects of the site and deliver much needed housing
in this area, where there is a significant short-fall of delivery.
Therefore this application complies with all criteria as defined by
the NPPF for this draft allocated site, to deliver a high quality
residential scheme for 96 dwellings including 30% affordable
homes.
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