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Introduction

This design and access statement has been prepared by CSA Architects
on behalf of Westcountry Land and details proposals for a Hybrid
planning application comprising of
An outline application for residential development, including;

196 New Dwellings

landscaping

on site infrastructure

estate roads

open space

4 Permanent Gypsy pitches
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Site Photographs
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3.0 Proposed Design

A detailed application for

the retention of 5 cottages

The construction of 16 new dwellings

The conversion of the existing stone threshing barn and
associated linhay to form 3 new apartments

Associated landscaping

Access infrastructure
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 Teignbridge District Council
for a hybrid outline/detailed planning permission and should be read in
conjunction with the associated drawings, to scale, and the
accompanying Environmental Statement. The ES includes a full
compliment of reports by specialist consultants, in respect of all aspects
of the scheme, as set out and agreed with the local planning authority
within the Environmental Scoping as part of the pre-application
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.
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1.0

Context

1.1 Location
The site is located to the south of the existing settlement of Alphington, on the South West of Exeter and forms part of the masterplan and development framework for an adopted Urban Expansion.
The site itself is immediately bordered and contained by the main A30
road to the south west and the A379 connecting Exeter to Dawlish, to
the south east.
Along the full extent of the eastern boundary is the existing Chudleigh
Road, which links Alphington with the A379 and provides service and
access to this self-contained parcel of land. Waybrook Lane, linking
Chudleigh Road to Shillingford Abbot, forms the northern site boundary.
The site benefits from excellent access to all existing amenities, as a
sustainable location for new development. The existing facilities and
amenities of the immediately nearby Alphington, together with Exeter’s
largest employment area, “Marsh Barton” to the east of the site. With
the provision of a new and expanded bus network, this area also has
excellent connection to the centre of Exeter and nearby Dawlish and
Exminster, including access to the Exe Valley.
As part of a wider masterplan for development of this area, new facilities will be provided, to create a self-contained community, albeit connected and available for the residents of the adjoining settlements.
This will include an education campus with, nursery, primary and secondary school provision, together with neighbourhood retail facilities, a
health centre and community facilities, including sports pitches and
the wider recreational amenity that will be provided, as a 77Ha ridgetop park.
The location of the site is within the central western sector of the development masterplan and allocation for South West Exeter and therefore will be surrounded by proposed development on all sides, and
contained by the A30 to the west.
The site is itself, divided into two parcels of land, with the main site to
the west of Chudleigh Road and a smaller, “Island” site to the east,
located off the existing junction with the A379.
The main site is itself divided into two areas, by virtue of the “Matford
Brook” which divides the site in terms of both topography and watercourse, into a southern and northern parcel, suitable for development.
Due to the sites connection with the existing road network, there are
no restrictions in terms of on-site delivery, as the location is well serviced by existing infrastructure.
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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 6.56 Hectares (16.2
acres) and consists of two parcels of land, including;


A triangular shaped area (the main site) which extends to a
total of 6.36Ha (15.7 acres).

This part of the application site is broadly split into three areas. The
main site is predominantly arable/pasture agricultural use at present.
There is a noticeable and significant feature, the “Matford Brook” which
divides the main site in two, northern and southern areas. This brook
and associated hedgerows and trees will all be retained as part of any
proposal, as a key feature. Much of the land itself was re-profiled
following the construction of the A30, therefore the topography is of a
suitable gradient to allow construction, due to this inert fill, but any
construction will have to make provision for piled foundations. The
relationship with the A30 is a dominant feature, there is an existing
embankment with mature, dense trees and vegetation along half of it’s
length, but it is currently open to the A30 along the southern portion,
where the main road enters a “cutting” and the site connects to the
A379, and bridge over the A30, demonstrating the significant change in
levels along this boundary. There are also two notable protected trees
in open areas of the fields, both north and south which must be
retained. There is also a delightful existing bridge that connects the
northern and southern parcels, which will be retained as part of any
open space, as a pedestrian /cycle connection only. In the most
northern corner is the area defined by the existing cottages that will
form the detailed planning application area. This is characterised by 5
existing terraced, red-brick cottages with surrounding outbuildings. This
area is neatly self-contained from the remainder of the site and
therefore easily defines the detailed application area, utilising existing
hedge boundaries and mature trees. The main site has been divided to
form an area for which detailed planning permission is sought, which
will form the first phase of development and generate a design code,
for the balance of the site. Therefore, the main site is further divided to
create a detailed planning application area of 0.49Ha (1.2 acres) with
the balance being for outline planning permission, in line with the wider
masterplan/allocation.
And


A square, chamfered shaped site, referred to as the “Island
Site” adjacent to the Chudleigh Road and A379 junction,
measuring 0.2Ha (0.5 acres)

This site is largely self-contained, with an existing access from
Chudleigh Road, it is currently a light industrial/workshop site and
represents a “gateway” site for the entrance to the new urban
expansion area, which is important in respect of urban design and
creating a sense of arrival, change of character.
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1.3 Character
The site is rich in character and has a semi-rural feel. The local vernacular is of a traditional style using a bright and bold palette , largely consisting of the areas prominent and distinctive red coloured natural stone
and red brick.
The existing site has few existing buildings, being predominantly agricultural land. However, there is a strong architectural character evident in
the existing terrace of 5 cottages in the north east corner of the site.
These cottages, (shown - Image 3) are traditional and typify the local
vernacular in this location. Dominated by red brick external walls, with
simple detailing, such as soldier courses over the windows and a traditional bond, the most noticeable features include the repetitive gables
that present the main façade, with simple white windows, and most notably the white rendered gables are a striking feature. The chimneys are
imposing, being painted white and including a tapered form. Otherwise,
these buildings are composed of a simple form, with traditional pitched
roofs, using grey tiles with red ridge tiles. This is an appropriate and contextual architectural style, as inspiration for any new development.
A complex of outbuildings is situated to the west of the existing cottages,
described above, within the application site. Some of these buildings are
of little architectural merit or worth of note, but there are some more historic structures, which are referenced. There is a stone/cob barn which
has fallen into disrepair and is structurally unstable, and therefore requires demolition, (fig 1) however, it exhibits some nice qualities which
can influence any new development; the palette of materials (some of
which can be re-used in the landscaping, post demolition). Figures 2 & 3
show historic barn and Linhay to be retained on-site.

3

1

The traditional heart of Alphington is dominated by the delightful Church
of St Michael and All Angels. This historic building originates from the
15th Century and makes a significant contribution to the settlement. Constructed using the distinctive local stone, the building is set within it’s own
grounds and cemetery and is set back from the road with a small green.
There are a number of traditional and older buildings clearly visible within
the centre of Alphington, but it is clear that the more rural and dispersed
character of this settlement has given way to modern, high density development, which now surrounds and encompasses it. There is a varied
timeline of architecture clearly present in this location.

1
2
3
4

Photograph of crumbling cob and stone wall, part of barn courtyard complex on-site
Photograph of St Michael and All Angels Church in the centre of Alphington
Existing Terrace of 5 cottages on the application site - to be retained
Existing Threshing Barn on the application site - to be retained and converted

4
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1.3 Character (wider area)
In more recent years, Alphington 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.
6

The predominant materials in the wider context are generally
painted render and concrete tiled roofs, although there are
some estates which have utilised red brick, albeit the shallow
roof pitches to not accurately reflect the vernacular form, as
shown in figure 3.
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-de-sac” 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.

4
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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. Figures 3 and 6 best exhibit layering
of roof forms, by incorporating single storey elements, such
as verandas of porches, which replicate the vernacular forms
seen within the existing “Waybrook Cottages” on the application site.

5

2

3

5

8

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

1-6

Photographs showing various modern (20th Century) developments/houses
in Alphington

43
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2.0

Existing site

Agricultural land
(Allocated for Development
as part of SWE1)

Existing Waybrook Lane
Existing Waybrook Cottages

Agricultural landSite

Harbour
View

A30

Existing Brook and Hedge
Part of “Matford Valley”

A3078
towards
Tregony
Agricultural land
(Allocated for Development
as part of SWE1)
Existing Chudleigh Road

A379
The Bowling Green
Aerial Photo of existing Site, from the South - looking North

Aerial Photo of existing Site, from the North - looking South

SITE
Aerial Photo of existing Site, from the West - looking East

Aerial Photo of existing Site, from the East - looking West
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2.1 Site photographs

1

2

5

3

1.
2.
3.
4.
5.
6.

Photograph southern part of main site, looking north west towards A30
Existing “Waybrook Cottages” a terrace of 5 existing cottages to be retained
View from site looking south east - from Waybrook Cottages—down to “brook”
View of Chudleigh Road Junction and “Island Site” Existing Workshop
View of the main site from the “Island site” looking north west
View from centre of site looking north - towards existing cottages and yard

4
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2.2 Site Identification
Pre-application engagement for this proposed development site has been
ongoing since 2012.
The proposed development site was allocated for development, forming
part of the SWE1 allocation within the recently adopted Teignbridge
Local Plan 2013 - 2033. The production of this plan has been
comprehensively assessed and involved significant public and
stakeholder engagement. The key policy for this area is set out below:
SWE1 South West of Exeter Urban Extension
The South West of Exeter will develop as a sustainable urban extension,
resilient to climate change where new and existing residents will be able
to access a range of community facilities, shops, jobs, recreation areas
and public transport improvements. It will represent a new part of the
City, south of the River Exe which will reinforce the importance of the
southern approach. The aim is to establish a new area within the natural
setting of Exeter, sitting below the ridgeline and benefiting from the
backcloth of the hills that enclose the City. A site of approximately 92
hectares is allocated to the south west of Exeter for a mixed use
development including:
a) delivery of at least 2,000 homes with a target of 25% affordable
housing;
b) 24 Gypsy and Traveller pitches;
c) 20 hectares of green space comprising formal and informal green
space, active recreation space, children and young people’s space,
natural green spaces and allotments;
d) land for primary and secondary education;
e) a range of community facilities well related and accessible to all,
including a multi-purpose community/sports building, youth and children’s
centre, health, police and faith provision, library, and shops, and small
scale employment to provide a focus for neighbourhoods will be provided
in mixed use local centres and hubs. The hubs will serve the day-to-day
needs of nearby residents and act as the focal point for the community
being well connected and permeable;
f) opportunities for sustainable travel and lifestyles including a network of
safe and convenient green routes and cycling links that bridge the
barriers presented by transport infrastructure and which promote healthy
living and a sense of well-being;
g) public transport and highway improvements as required including an
enhanced public transport route, 1,000 space park and ride hub, access
to a new rail halt at Marsh Barton, improvements to Bridge Road,
enhancements to the A379 from Chudleigh Road to Bridge Road,
including improvements to existing junctions and new junctions to serve
development and, remodelling of the Devon Hotel junction at the A379
and B3123; and
h) investigation of opportunities of utilising energy from waste from Marsh
Barton into the development to comply with reductions in carbon
generation as required.
Development and required infrastructure will be delivered on a phased
basis in line with housing delivery.
Proposals will not be permitted where they would prevent a
comprehensive approach to the development and infrastructure of the
whole site.
This process demonstrates that the selection of the application site is
appropriate and justified, vindicated by Teignbridge District Council,
Devon County Council, endorsed and approved by an independent
inspector and Exminster Parish Council, all who have endorsed the site’s
development potential and use, as set out. This process has been
expanded upon, following the successful adoption of this local plan.
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2.2 Site Identification
Teignbridge District Council have set out a requirement, within their
policy for this allocation, to ensure that; “Proposals will not be permitted
where they would prevent a comprehensive approach to the
development and infrastructure of the whole site.”
This has been promoted as a key issue and the local planning authority
encouraged the landowners/developers with controlling interests in this
area to work collaboratively. Exeter City Council are landowners and the
planning body responsible for determining planning applications on a
parcel of infill land to the northern most part of this allocation, abutting the
existing Settlement of Alphington.
However, the balance of the land is within Teignbridge and 95% of the
allocation is controlled by 4 main landowners/developers. This includes
Waddeton Park to the far eastern end (E2) Richard Parr (E1) and Bovis
Homes, who have the largest landholding including A1, B, C & D. Our
client, Westcountry Land controls cell A2. Collectively, these landowners/
developers have entered into a formal landowners agreement, to ensure
collaborative working between all parties to ensure that the above policy
is fully complied with. Furthermore, the landowner/developers
professional consultants are actively working collaboratively to bring
forward individual planning applications, which are complimentary to
achieve all components of the required policy, with shared access points
and linkages.
In order to facilitate and determine individual planning applications, to
achieve on-site delivery, Teignbridge District Council have produced a
Development Framework which expands on the high level aspirations of
the recently adopted Local Plan, as set out previously, and provides a
greater level of detail and clarifies some of the key requirements, on a
site by site basis. The key extracts of this document are shown here.
The Constraints Plan clearly shows that there are limited major
constraints within the application site, edged red. The main consideration
being the Matford Brook and associated flood zone. This highlights that
none of the existing buildings on the application site are listed and the
site does not have any Cirl Bunting Breeding territories. There are more
detailed site constraints that have been highlighted within this application,
including the desire to retain existing historic buildings (although not
listed) and existing trees/hedgerows as well as noise buffers etc.
The Indicative Layout Plan shows the extent of proposed development
and it is clear that this allocates the application site for a comprehensive
residential development. This also shows an indicative alignment for the
proposed road, to enable the existing Chudleigh Road junction to be
stopped up. This also illustrates the aspiration for a comprehensive valley
park and how areas A2 and B would connect. Therefore any planning
application for the site, brought forward in accordance with this indicative
layout is acceptable in principle, subject only the detailed design.
Teignbridge District Council have requested that each application is
accompanied with an environmental impact assessment and
consideration must be given to potential cumulative impact of not just the
individual application areas, but the masterplan as a whole. This has
been assessed as part of this application and within the accompanying
Environmental Statement.

Design and Access Statement - Proposed Residential Development, forming part of the South West Exeter Expansion, Land off Chudleigh Road, Alphington, South West Exeter

10

2.3 Constraints and opportunities























Continuous road access to the eastern boundary via Chudleigh
Road—excellent road frontage and potential street presence
Existing hedge banks to be retained and protected where
possible to preserve ecological value.
Significant Oak Trees within the site to be retained, can be used
to create a significant feature
Tree protection order in place for whole site, justification and
replanting required for any trees to be removed
South West Water Main Pipe running thorough the site from north
to south, with 7m overall easement area (no-houses over)
Flood Risk Zone defined in valley which is also an opportunity for
public open space and creates a nice outlook for the
development
Development proposals to respond to the sloping site and the
wider topography.
A30 to the south west, A379 to the south east, require noise and
visual buffer to any development
Create a real sense of place and identity in keeping with the area,
and nearby settlements of Alphington and Exminster.
Large embankment with significant mature trees and vegetation
bordering A30, to be retained.
Ensure development is designed to reduce the risk of flooding
across the site and to the surrounding area.
Existing Terrace of 5 homes “Waybrook Cottages” to be retained
and incorporated into development proposals
Existing historic barn and Linhay to be retained and incorporated
into development proposals—identified as a heritage asset
although not listed
Other low grade courtyard buildings to be demolished including
workshop on “Island site”
Waybrook Lane to the north to be retained, pedestrian and cycle
access only to connect to this
Existing Chudleigh Road/A379 Junction to be shut off and new
route formed through adjoining site to the east.
Site to be integrated into wider masterplan for South West Exeter
and link to adjoining development to north west, north east and
south east of the site.
“Island Site” has capability for a landmark/gateway building in
urban design terms, as gateway to Exeter and development as a
whole, when approached via the A379 Dawlish.
Sustainable construction methods and renewable technologies
should be utilised to create a development that looks to exceed
statutory performance standards.
Major infrastructure to be funded by way of CIL/106 by any
development, which must be full considered in the production of a
viable scheme for the site.
Design code to be taken from existing buildings on site and local
vernacular context

It is acknowledged that this site has a number of major constraints that
affect the development, most notably the access, topography, exclusion
zones for services and flood risk and noise/visual prominence of the A30
and A379, 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 South West Exeter expansion.

Existing Hedgerow protected—utilise as
boundary within development
Area of low grade barns,
trees, hedgerows and scrub
to be removed
Detailed Planning
Application Area
Waybrook Lane
Existing Tree Retained and protected—
utilise as feature within development

Existing “Waybrook Cottages” 5 no. Two Bedroom Terraced Houses—to
be retained and form feature, historic entrance to the development
Safe access
required

Historic Barn & Linhay
to be retained

Established hedge
banks & trees retained
where possible
Flood Risk Zone
“Matford Valley Park”

Existing Chudleigh Road
SWW Mains Water
Pipe 3.5m easement
each side (7m overall)

Pedestrian & Cycle Links to connect to existing
access road and wider site masterplan

Existing Woodland & Embankment Retained
Existing Tree Retained and protected—
utilise as feature within development

A30

Link to new School and Community Campus
- Possible Over-road pedestrian bridge
Safe access
required
A379
“Island Site”
Existing Industrial /
Workshop Unit

W

E

Sun path throughout day

Existing Chudleigh Road Junction—subject to
short term proposals to improve capacity and
safety, long term—to be stopped-up and rerouted through adjoining site as part of wider
masterplan
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3.0

Proposed Design

3.1 Design Principles
The design proposals aim to capture the distinct character of the existing
cottage and courtyard of buildings on-site, which represent the only
historic building and context for the area. The area itself is predominantly
agricultural land at present and therefore there are few buildings, which
can be used as reference for any new development. The existing
cottages exhibit locally distinctive characteristics, specific to the site,
including predominately red brick construction, using simple detailing and
projecting string course and soldier courses over windows and door
apertures. The buildings also include feature, expressed, white rendered
gables. The existing cottages have simple, white painted casement
windows and articulated facades including simple “lean-to” porches and
entrance canopies.

WHITE RENDERED MAIN
GABLES

TAPERED WHITE
RENDERED CHIMNEYS

RED CLAY RIDGE TILES
TERRACES RESPOND TO
TOPOGRAPHY AND SITE
BOUNDARIES

TRADITIONAL PITCHED
ROOF FORM

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 annotated photograph, (right) shows the key architectural details of
the existing cottages that have been considered and utilised within the
proposed design.
There is a common symmetry in the existing buildings and use of simple
pitched grey tiled roofs. The proposed scheme aims to encapsulate many
of the locally distinctive features of the traditional buildings, albeit with a
modern interpretation. The use of porch structures, and classic window
proportions, and active road frontage are all utilised as a focus for the
new design.
The design principles also draw on wider contextual studies of the
existing nearby village/suburb of Alphington. As previously described,
within the “character” section, the area is predominantly modern
buildings, many of which exhibit little or no character or quality of the
historic and vernacular buildings of the area, which, at the core of the
village typify the true character of the area. This scheme presents the
opportunity to create an appropriate architectural language and character
for the development, to ensure it is grounded and fits into the area.

MODERATE ROOF OVERHANG
TO ALL ROOFS

TRADITIONAL RED BRICK
FACADES WITH RAISED BRICK
COURSE AT WINDOW CILL
(COMMON) HEIGHT

SIMPLE WHITE CASEMENT
WINDOWS

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.

STEPPED TERRACES CREATE A
VARIED ROOF LINE

PROJECTING GABLES CREATE
ARTICULATED FAÇADE
AND SIMPLE “LEAN-TO” PORCH
DETAIL

BUILDINGS SET BACK FROM
ROAD WITH SMALL FRONT
GARDEN AREAS (DEFENSIBLE
SPACE) AND THEREFORE
STREET PLANTING (GREENERY)
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3.2 Materials & Finishes
The scheme aims to utilise a palette of locally distinctive materials, in
order to blend, harmoniously into the area. These materials have been
chosen, based on the character study of the existing buildings on site,
and wider vernacular context, as previously described. The materials are
shown here.

Red & Grey Concrete Roof Tiles

Red Brick Facades & Simple Lean-to Porches & White Casement Windows with Railings

Red Brick Facades with string course (White rendered gable) & Simple White Casement Windows

Red Brick Expressed String Course

Black Weatherboarding with Grey Roof tiles

Red Brick Facades & Simple White Stucco Render Detail & White Casement Windows

Red Brick - English Bond and Soldier Courses (Details)
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3.3 Use

Schedule of Accommodation: (Application Site - Whole)

The existing site is predominantly agricultural use, as an agricultural
holding. Although there are 5 existing cottages and barn complex in the
north east corner and a small commercial B2 workshop on the south
eastern “island” site. The residential use is consistent with the adopted
local plan and Development Framework, which are both referenced
above. Therefore, a comprehensive residential development of the site is
supported by planning policy.
The proposed development will be a residential led scheme, in line with
the adopted local plan and will also provide significant public open space,
forming the western end of the Matford Valley Park. The development will
also facilitate major infrastructure improvements, in line with the adopted
planning policy.

3.4 Amount
The scheme is for a total of 224 dwellings which consists of:

5 existing Two Bedroom cottages to be retained and renovated

An existing barn, which is being converted to form 3 dwellings

212 new build homes, consisting of a mixture of one and two
bedroom apartments, two, three and four bedroom houses.
The development includes 25% affordable housing, which equates to a
total of 55 affordable homes, this includes 4 designated Gypsy/Traveller
pitches, towards the affordable housing provision in accordance with the
adopted policy; in the southern most part of the site.
A full schedule of accommodation for the application scheme is provided
(right) which includes details of all dwelling types and sizes and has also
been used to calculate the CIL contribution that the scheme will provide.
The site measures a total of 6.56 Hectares (16.2 acres) with a total
(including existing dwellings) of 224 units, which represents an average
density across the scheme, of 34 dwellings per hectare.
The proposed scheme achieves a total of 421 Car Parking Spaces
(including garages) which equates to on-site car parking provision of 1.9
parking spaces per dwelling.
As previously described, the proposed scheme makes provision for a
gypsy and traveller site, for up to 4 individual pitches, which is a total of
0.09Ha (0.22 acres) having it’s own access, direct from Chudleigh Road
and set within landscaped grounds, to include an acoustic fence and
sound buffer with the A30.
The application scheme also provides substantial areas of public open
space, extending to a total of 2.13Ha (5.27 Acres). This main areas of
this are described below:





Western Section of Matford Valley Park, to included a Local
Equipped Area of Play (LEAP) 0.9Ha
Two Areas (North and South) of formal public open space to
include pedestrian paths and cycle paths, totalling 0.43Ha
Open/Amenity Space around a protected tree (TPO) adjacent to
the northern boundary (0.05Ha)
Informal open space and structural, planted landscaping on the
south west boundary (with the A30) extending to 0.35Ha.
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3.5 Layout Development
Consultation with the local parish, (Exminster Parish Council) and the
general public, together with collaborative working with the local planning
authority (Teignbridge District Council) and other landowners/developers
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 with the aforementioned
include the following:






Site Access & Connectivity via Chudleigh Road
Favoured areas on site for development
Location and provision of Gypsy & Traveller Pitches
Interaction with the wider masterplan
Detailed Design and Aesthetics of the scheme

The preliminary site layout plan to the right shows how the first iteration
of the proposed site layout plan, following initial engagement with the
planning authority and landowners in June 2013.
We consider consultation to be a vital part of our design process, acting
upon comments received at every opportunity.

3.6 Key Consultation Responses &
Design Evolution
The scheme has been refined through a genuine evolutionary process,
due to extensive consultation over the past two years. 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 Teignbridge District Council,
other landowners, Exminster Parish Council, The Alphington Forum 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
LDA masterplan and work undertaken by TDC within their local plan. This
showed a simple residential development, covering the site, divided by
an area of open space, creating the western extent of Matford Valley. In
addition, this indicatively showed an area of landscaping along the south
western boundary as a buffer with the A30. Clearly, the TDC Local Plan
was prepared on a macro scale and therefore, some of the more detailed
site specific constraints had not been fully encompassed.
Based on the detailed constraints plan, as shown within this document,
CSA produced a responsive masterplan to pro-actively address the site
specific issues. The road alignment, and composition of the scheme
layout was conceived collaboratively with civil engineers, to respond to
the topography of the site, and ensure that the flood risk area and
finished floor levels are set to avoid conflict; this defined much of the
central open space area. It was imperative that the existing SWW main
was incorporated into the scheme, which has a significant exclusion area
and cannot be located underneath any buildings, hence this was utilised
as an alignment for a public, adopted estate road within the site
configuration.
The developers required a medium/low density scheme, as they wanted
to provide a focus on family-type housing in this location, so the scheme
was designed to be predominantly detached and semi-detached homes,
with the density feathering out, towards the edge of the site. However,
the acquisition of the “Island” site, in the eastern corner, presented an
opportunity for a gateway building,, in urban design terms, as a key
location, for the South West Masterplan as a whole. Therefore, a taller
apartment building was proposed for this part of the site.

The First Site Layout which formed the basis of initial discussions with the local planning authority and public consultation
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3.6 Design Evolution & Consultation
The scheme design has evolved in collaboration with many other
consultees and landowners/developers.
The drawing (right) shows the last joint presentation full masterplan for
the allocation as a whole, controlled by the 4 major landowners
consisting of Bovis Homes, Westcountry Land (application site)
Waddeton Park Ltd and Richard Parr. This shows due consideration has
been given to the interaction and connectivity between all these major
landholdings, equating to the majority (approximately 95% of the
allocation. Consideration has also been given to the Exeter City Council
scheme and links to the existing settlement of Alphington to the North.
This drawing was used for a combined presentation in February 2014, to
district councillors, parish councillors of Exminster and adjoining
Parishes, together with the planning officers and statutory consultees
and the landowner group. This was a significant meeting for this site and
wider masterplan at which some major changes to the scheme were
agreed, including the location of the school and community hub, on the
south of the A379, opposite our site and the concept of a footbridge to
link the existing community, north of the road to the new community hub.
This plan also formed the basis of the final adopted development
framework plan, and clearly shows the extent of residential development
on our own site, and it’s links to the Matford Valley Park and stopping-up
and re-routing of Chudleigh Road.
The preferred and final location for the school and community facilities/
hub dictated the requirement for a pedestrian footbridge to be included
within the scheme. Devon County Council in conjunction with
Teignbridge Disctric Council commissioned an independent consultant to
produce preliminary designs and costings for this, which are shown
below. Importantly, this links to the application site and the preferred
location for this means that the “island” site is a key focal point and
“spring-point” for the bridge, so the design has been produced to work
collaboratively with this.

Combined Masterplan (February 2014)

It is considered that the comprehensive and thorough engagement with
Teignbridge, Devon County, Statutory Consultees and other landowners
over a 2 year period, with regular meetings, has resulted in a very well
thought out, well planned and considered scheme, as a whole. Each
component of the scheme therefore integrates well with it’s neighbouring/
adjoining land in every respect to produce a comprehensive masterplan.
This comprehensive consultation process has ensured that all aspects of
the planning policy, from the adopted local plan (Policy SWE1) have
been fully adhered to, from a design perspective, as explained within this
document .

Preliminary sketch/visualisation of the proposed footbridge, as a gateway to “Exeter” and the new urban expansion

Preliminary Site Layout Plan for the provision of the footbridge to cross the A379, showing how it links to the application site and layout
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3.7 Proposed Layout
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
Ecological Surveys
Tree Survey
Flood Risk Assessment and SUDS Drainage Design
Highways, Access and Detailed Considerations
Landscape and Visual Impact
Noise survey and association with the adjoining road networks
Utilities Searches
Integration with the wider masterplan

The final layout differs from the previous iterations, the main changes
relate to the provision and location of the Gypsy and Traveller pitches;
which was the main focus of feedback and comments from the general
public during the consultation. Previously, these were shown as two
pitches, accessed via Waybrook Lane, in the northern part of the site.
Both the general public and TDC did not think this location was suitable,
therefore, in order to provide adequate vehicular access, being
accessible for caravans, mobile homes and larger vehicles it was
decided to access this directly from Chudeligh Road, on the south
eastern end of the site and the provision was enlarged to provide a total
of 4 pitches.
Further amendments were incorporated to provide larger exclusion areas
around existing, significant trees on site, and the layout was updated
accordingly, including a new area of P.O.S on the northern boundary, so
that all major trees are now within public areas and given greater
prominence in the layout. The “Island” site apartments were also redesigned to provide a smaller footprint building, with a more traditional
form, to enable an external aesthetic more in keeping with the rest of the
development, using vernacular architecture. This revised configuration
better responds to the existing junction and has been designed to work in
conjunction with the proposed footbridge, and is included on the
drawings for this (previous page)
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 allocation, fulfilling all requirements of policy SWE1.

The evolved, final site development layout plan
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3.8 Scale

3.9 Landscaping

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 semi-detached houses
become increasingly evident and create an architectural language of
forms and spaces which are distinctly residential in scale and character.

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 proposals that look to create a
real sense of place and sit comfortably in the landscape. As an outline
application, landscaping is a reserved matter, but sufficient areas have
been identified to create a very pleasant, green development, with onstreet planting and strong physical connections to the larger open spaces
and amenity areas within the development.

Raised pavements, entrances and terraced gardens set the development
firmly into the landscape with parking areas enclosed by robust
landscaping and hedge banks. 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.

Importantly, the application scheme delivers the key landscape
components, as sought within the adopted local plan, including the
western end of Matford Valley Park, together with a large, strong planted
landscape buffer and bund, along the south west boundary, bordering the
A30, which has been designed to accommodate large trees and
structural landscaping, to provide both visual privacy/screening and noise
mitigation in that location. As previously stated, all existing hedgerows
and major trees have also been retained and incorporated into the
design.
Section A-A
Section A-A

Key Plan
Section B-B
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3.10 Appearance
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. The detailed design has been directly inspired, as
evidenced within this document, by the existing buildings on-site
“Waybrook Cottages” and the relevant vernacular and historic heart of
the nearby settlements of Alphington and Exminster.
Creating a development with a distinctly Exeter character has been the
main inspiration for the design of the individual units in the development.
Care and attention to the detail of the 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.
The extensive use of red brick with soldier courses and details over
windows and doors, together with the string courses, as shown help to
define the scheme and provide a strong link to the vernacular of the area.
Taking direct influence from the existing “Waybrook Cottages” further
details have been incorporated (including the string course) and most
notably the white rendered gables, to intrinsically link the new
development to the historic building design/architecture.
In addition, the use of front garden areas, defined by low red brick walls
and black metal railings, 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 stucco render, which relates, in
texture and coursing to the red brick and provides a good contrast, to
help articulate the facades and provide variation/personalisation of
facades, to create a more varied street scene. The use of coloured,
painted front doors further introduce personality and individuality, within
the context of a typical street scene, reminiscent of the local vernacular.
Finally, the outbuildings that create the garaging and car ports, with
apartments over, are designed in a way to reflect the traditional
agricultural barns in the area, with black fibre cement weather boarding
over red brick, harmonising with the development, yet linking to the
agricultural history of the site.

2
1-5

1

3

4

5

3D visual representations.
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3.11 Proposed 3D Visualisations

Proposed Site Aerial Photograph/Visualisation looking north Showing Development Site, with development completed (Indicative)
This 3D visualisation has been produced to demonstrate the design quality and to show how the proposed development would look as an overview of the scheme, demonstrating composition and massing.

The visual is slightly out of context, as it shows the development in isolation, whereas the adjoining land to the north of the A30 is all allocated for
development, and when viewed in context will be an “infill” development,
well integrated to the rest of the wider masterplan, in accordance with the
allocation.
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3.11 Proposed 3D Visualisations

Proposed Site Aerial Photograph/Visualisation looking south Showing Development Site, with development completed (Indicative)

Design and Access Statement - Proposed Residential Development, forming part of the South West Exeter Expansion, Land off Chudleigh Road, Alphington, South West Exeter

21

3.12 Sustainability

3.13 Access

3.15 Conclusion

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 where possible. The site is well connected to the existing
settlement of Alphington and will be very well located, in close proximity
to the proposed school/s and community hub, with small scale,
neighbourhood facilities. The site is very well located for employment,
being close to Marsh Barton Industrial and Trading Estate, which itself is
one of the largest employment areas in the county. Therefore, from a
planning perspective, the development site is in a sustainable location
and will have excellent links to public transport. Through CIL
Contributions, the SWE1 area, and application site will contribute towards
the creation of a new railway station at Marsh Barton, together with an
improved bus network which will greatly improve connectivity for the new
development and existing communities.

Although the site has sloping topography, provision of level access to all
dwellings is achievable, making it accessible for wheelchairs in all
instances. 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.

The planning application has been subject to comprehensive and
thorough consultation. The adopted local plan has been through
consultation over the past few years and CSA and the applicant
(Westcountry Land) have been actively working on this project since
January 2012. Therefore it can be demonstrated that this is a wellconsidered application, that has been through a lengthy consultation
process.

The wider masterplan proposals and policy seeks to deliver a district
heating system, which would provide a heat main for all properties. This
application scheme is prepared to sign-up to this district heating system
on the proviso that the cost is limited to make the connection, in line with
the connection charges for commissioning at Cranbrook and not to
exceed the cost of upgrading the homes on a fabric first basis. If a
District Heating system/connection cannot be provided in a timely
manner, to coincide with the commencement of construction, we would
anticipate providing a “fabric-first” enhancement of the external envelope
and thermal performance of the buildings, above and beyond building
regulation standards.
The buildings themselves will be constructed to meet and exceed current
building regulations, with the inclusion of double glazing, excellent 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.
The site itself provides a large park area, the western section of Matford
Valley Park, which on adjacent land extend to more than 20Ha (50 acres)
of public open space and amenity land for residents and inhabitants to
enjoy, exercise and play. 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 north
eastern boundary will enhance the existing, with improved visibility and
create new access, directly from the existing Chudleigh Road. These
positions are considered to be the safest and most appropriate vehicular
entrance for cars and service vehicles for the development.
Ultimately, Chudleigh Road will be re-directed to a new junction with the
A379, as shown on the wider masterplan, but the old Chudleigh Road will
remain in place to serve the development, purely being stopped up, at
the existing junction. As required, plans are proposed to increase the
existing junction capacity in the interim, details of which are provided by
the applicant’s highways consultants, WSP.
Dedicated car parking is provided for each unit: there is an allowance for
1.9 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.

3.14 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.. 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.

The development layout and proposed residential use is fully supported
by the adopted local plan and Development Framework produced by
Teignbridge District Council. Therefore, this application is fully compliant
with the approved/adopted local plan and framework.
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. A full Environmental Impact
Assessment accompanies this application.
This is a hybrid planning application for both a detailed and outline
consent, for a total of 224 dwellings, including the 5 existing “Waybrook
Cottages” together with Public Open Space and associated
infrastructure.
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 therefore 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 application and scheme design that
has been through a rigorous programme of community involvement and
engagement with Teignbridge District Council, Devon County Council,
the local Parish Council and landowners/developer Group, to achieve the
best possible layout to comprehensively deliver the South West Exeter
Masterplan. Therefore this application complies with all criteria as
defined by the adopted local plan, for this allocated site, to deliver a high
quality residential scheme.

The wider masterplan includes the provision of a new ridge top park
(SANGS) which is funded by the development and application scheme,
through the CIL charging schedule. This is a major ecological and
environmental benefit, as it will provide an alternative area to the Exe
Estuary, as a destination for walkers and recreation, reducing the need to
travel by car to such facilities elsewhere, as well as incorporating
ecological bio-diverse areas and habitat off-set.
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