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1. Introduction 

1.1 This Statement has been prepared by Persimmon Homes South West to accompany 

an application for planning permission submitted for development on land at 

Luscombe Road, Paignton (“the site”). 

1.2 The purpose of this document is to; 

 Provide a description of the analysis that informed the design of the proposed 

scheme; 

 Set out the urban design strategy for the development; and  

 Provide information on the development in terms of the quantum of 

development, layout, scale, landscaping, appearance, access and movement. 

1.3 The submitted application has been made in full and seeks planning permission for the 

following development: 

“Erection of 68 dwellings, creation of a new vehicular access, open space 

and all other associated works” 

1.4 The development will be accessed via Luscombe Road to the south-west. The 

vehicular access point will be formed through an existing agricultural field access, with 

improvements made to ensure that it is capable of taking the increased level of traffic, 

whilst remaining both safe and useable. 

1.5 Together with the residential development, two areas of Public Open Space will be 

created within the site and existing, focal landscape and boundary feature such as the 

hedgerow and a number of existing trees that form the northern and southern 

boundaries of the site will be retained.  

1.6 This Statement sets out the design principles and policy requirements that have 

informed linkages across the site including layout considerations, strategic 

landscaping and parking arrangements.  

1.7 The proposed dwellings include 2, 3, and 4 bedroom houses. 80% of the dwellings are 

for private sale while 20% of the dwellings will be affordable homes. 

1.8 In addition to the proposals relating to access, the Statement aims to explain the 

design principles that have been applied to the proposed development, and how site 

constraints have been dealt with through the design process.   

1.9 The application site is situated to the immediate south-east of the existing Great Parks 

development which was carried out in the mid-late 1990s. Whilst the application site is 

not allocated as a “Committed, deliverable development site” within the current Torbay  



 

 3 

Local Plan 2012-2030 it is confirmed that the Council consider the site as being 

necessary for consideration in any Neighbourhood Development Plan for the area. 

1.10 The proposal (on the part of the Local Planning Authority) that the site should be 

considered within any forthcoming Neighbourhood Plan indicates that the principle of 

the development of the site is considered to be acceptable. Furthermore, this 

viewpoint is also supported by the fact that the site was previously formally allocated 

for development in the preceding Local Plan (1995-2011) document. 

1.11 An Outline Planning application (reference: P/2014/0938) for the “formation of up to 68 

dwellings with associated road and landscaping” was submitted to Torbay Council on 

17th September 2014. This application has been assessed by Officers and is 

considered to be acceptable. It therefore benefits from a resolution to grant permission 

subject to the signing of a Section 106 Agreement.  

1.12 At the time of writing, negotiations regarding the details of the Agreement are nearing 

completion.  

1.13 This supporting Planning Statement is structured in the following order and is to be 

read in combination with the other submitted planning application documents: 

• The Application Site; 

• Proposed Development; 

• Planning Policy Context; 

• Planning Assessment; 

• Planning Obligations – Draft Heads of Terms; 

• Summary/Conclusions. 
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2. The Application Site 

Site Location and Context 

2.0 The application site is located on the far western periphery of the town of Paignton in 

south-east Devon. 

2.1 The site is approximately 1.68ha in area and comprises a single field currently in 

agricultural use. The site is bounded by hedgerows and established tree growth on all 

sides. Beyond the immediate boundaries, existing large scale residential development 

(Great Parks - Phase 1) is located to the west of Luscombe Road and to the north. 

Older residential development areas are also present to the south and east of the site.  

2.2 The central and eastern areas of the site are relatively steep site, with the site sloping 

from these points towards Luscombe Road. 

2.3 The entire site is located within Flood Zone 1, as defined on the Environment Agency 

flood map, and is therefore at the lowest probability of flooding.   

Planning History 

2.4 The application site and the ‘Great Parks’ area has a planning history that dates back 
to the 1980’s when a Master Agreement relating to the development of the whole 
Great Parks area was drawn up. 

 
2.5 Subsequently in September 1994 a Planning Brief was published. This document 

established the principle of the development of the Great Parks Area. 
 

2.6 In terms of the application site, an outline planning application (Reference: 
P/2014/0938) for “Formation of up to 68 dwellings with associated road and 
landscaping” was submitted to Torbay Council on 17th September. This application 
reserved all matters for later consideration except for access.  

 
2.7 At the time of writing this application has the benefit of a recommendation to grant 

subject to the associated Section 106 Agreement having been signed by all parties.  
 
2.8 Negotiations regarding the Section 106 Agreement are nearing completion and it 

would appear likely that the Agreement will be engrossed during the early part of 
2018. 
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3. Proposed Development  

Planning Application 

3.0 The planning application submitted by Persimmon Homes South West proposes the 

following development. 

“Erection of 68 dwellings, creation of a new vehicular access, open space 

and all other associated works” 

3.1 The proposed mix of development on the site is for 80% (54 dwellings) of the units to 

be available on the open market, whilst 20% (14 dwellings) will be offered as 

affordable units.  

3.2 The affordable units will consist of 2 and 3 bedroom houses, with the addition of a pair 

of 2 bedroom disable access bungalows. Whilst the open market element of the 

development will comprise predominantly 3 bedroom houses (38 units), with the 

remainder being smaller two bedroom (14 units) and larger 4 bedroom (2 units) 

homes. 

3.3 The development proposals that are before the Council, particularly with regard to the 

provision of affordable housing takes account of the recent 2014 Outline Planning 

Application and the associated Section 106 Agreement insomuch as the affordable 

housing provision that is currently proposed replicates that (20%, with the tenure split 

being split in to thirds (approximately) between Affordable Rent, Social Rent and 

Intermediate) which has been agreed in principle as part of the application and 

Section 106 negotiations.  

3.4 Given that the site area and quantum of development proposed by the current 

application replicates exactly that set in the aforementioned Application, it seems 

entirely reasonable to reproduce the same provision within the current application. 

3.5 The vision for the development is to utilise the site’s strengths to build an attractive 

residential development within the existing landscape and to deliver a mix of house-

types to reflect the local need and provision.  

3.6 In addition to this Statement the following documents also accompany the application 

and provide the information necessary to describe, assess and determine the 

proposals. 

• Application Form and Certificates; 

• Site Location Plan; 

• Detailed Plans Pack; 

• Topographical Survey; 
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• Transport Assessment and Travel Plan; 

• Ecological Impact Assessment; 

• Flood Risk Assessment; and 

• Tree Survey. 

4. Planning Policy Context 

Overview 

4.0 The application site is not “allocated as a committed deliverable development site” for 

development within the current Torbay Local Plan (2012-2032 and beyond). However, 

the Local Plan document does confirm that the site should be considered for 

residential development in the preparation of any Neighbourhood Plan. 

4.1 Thus, whilst no formal allocation exists for the site, the instruction that the site should 

be considered in the preparation of any Neighbourhood Plan for the area serves to 

establish the principle of development on the site. This position is added further weight 

when it is considered that the application site was formally allocated for development 

in the preceding Torbay Local Plan 1995-2011 under Policy H1. 

4.2 Whilst as a matter of law the Development Plan remains the starting point for the 

consideration of this planning application, on the basis of the housing policy and 

housing land supply position a fundamental consideration is the National Planning 

Policy Framework. The NPPF clearly defines the Government’s aim to “significantly 

boost the supply of housing”, and the requirement for Local Planning Authorities to 

make plans and to determine planning applications based on the “presumption in 

favour of sustainable development”. 

4.3 The relevant policy position and considerations in respect of this application are 

considered further under relevant headings below; 

The Development Plan 

4.4 Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that: 

“If regard is to be had to the development plan for the purpose of any 

determination to be made under the Planning Acts, the determination 

must be made in accordance with the plan unless material 

considerations indicate otherwise”. 

4.5 Section 38(3) confirms that for areas of England, outside of Greater London the 

‘Development Plan’ comprises: 



 

 7 

 the regional spatial strategy for the region in which the area is situated, and 

 

 the development plan documents (taken as a whole) which have been 

adopted or approved in relation to that area. 

4.6 The NPPF confirms that local planning policies adopted after 2004 remain to be 

attributed some weight based on the degree of conflict with the Framework, although 

the full guidance contained in the NPPF and other emerging local planning policy 

remain material considerations to be considered alongside the Development Plan. 

4.7 The Regional Strategy for the South West (Revocation) Order 2013 which revokes the 

Regional Strategy came into force 20th May 2013 and therefore the Regional Strategy 

no longer forms part of the Development Plan.  Similarly the Devon County Structure 

Plan is no longer extant and has been revoked. 

4.8 With respect to the proposed development site the ‘Development Plan’ currently 

comprises: 

• 2016 Torbay Local Plan 2012-2032; 

• Supplementary Planning Documents; 

 Planning Contributions and Affordable Housing (2008); 

 Urban Design Guide (2007);  

 Greenspace Strategy. 

4.9 Whilst the Development Plan is the starting point for making determinations under the 

Planning Acts, other material considerations may also be relevant.  In this case the 

planning policy contained within the NPPF gives a strategic, national vision of the 

purpose and use of the planning system. The Framework is therefore a primary 

consideration in the determination of this planning application. 

Torbay Local Plan 2012-2032 and beyond 

4.10 The Torbay Local Plan 2012-2032 was adopted in December 2015 and covers the 

period from 2012 to 2032. 

4.11 The document states that the Council’s five primary aspirations for balanced and 
sustainable growth are: 

 Secure economic recovery and success. 

 Achieve a better connected, accessible Torbay and essential infrastructure. 

 Protect and enhance a superb environment. 

 Create more sustainable communities and better places. 

 Respond to climate change. 
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4.11 Policy SS1: Growth Strategy identifies that within the first five years of the Plan, land 

for around 2,000 new homes will be delivered in order to achieve a step change in 

Torbay’s economic performance and reinforce Torbay’s role as a main urban centre.  

4.12 Policy SS3: Presumption in Favour of Sustainable Development confirms that the 

Council will take a positive approach when dealing with applications that reflect the 

presumption in favour of sustainable development contained in the National Planning 

Policy Framework (NPPF). The Policy confirms that the Council will “..work proactively 

and in partnership with landowners, applicants and the community to find sustainable 

solutions, enabling development proposals to be approved where they will evidently 

provide a balanced approach to improving economic, social and environmental 

conditions”. 

4.13 Policy SS11: Housing states that there is a requirement for 8,000-10,000 new homes 

to be built within the plan period as long as these can be delivered without harm to 

either the economy or the environment. Furthermore, the policy confirms that “housing 

provision will focus upon a sustainable pattern of distribution throughout the Bay, with 

an emphasis upon the regeneration of brownfield sites and town centre sites, and the 

development of urban site…… Provision will be made for affordable housing” 

4.14 Policy TA1: Transport and Accessibility indicates that the Council are seeking to 

develop a highly sustainable transportation system within the Torbay area. In order to 

do this, it is contended that development must be promoted in locations that are easily 

accessible by all modes of transport and that sustainable modes of movement and 

travel are promoted and integrated into new development. 

4.15 Furthermore, it is considered to essential that appropriate levels of car and cycle 

parking are incorporated into all development, and that this should be well designed 

and integrated with other uses and spaces, so as not to dominate other uses or the 

wider built environment.  

4.16 Policy TA2: Development Access states that all developments must make 

appropriate provision for works to ensure an adequate level of accessibility to the 

relevant site, and that any such access(es) must satisfy the transport needs of the 

development and be considered to be safe.. 

4.17 Policy TA3: Parking Requirements confirms that the Council will require an 

appropriate level of car and cycle parking facilities within all new developments.    

4.18 Policy C4: Trees, Hedgerows and Natural Landscape Features states that 

development will not be permitted where it would seriously harm either directly or 

indirectly protected or veteran trees or hedgerows, ancient woodlands or any other 

natural features of significant landscape or nature conservation value. Where there is 

a loss of trees or hedgerows appropriate mitigation measures may be required to 

address this.  
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4.19 Policy H1: Application for New Homes states that proposals for new housing 

development should be consistent with other policies within the Local Plan. Although 

the remainder of the policy is aimed specifically at the development of unallocated 

sites the primary criteria for acceptable development is equally true of new, allocated 

development. This states “the need to provide a range of homes, including family 

homes, affordable homes, the opportunity for self build homes, to meet the full 

objectively assessed needs as far as is consistent with the other policies in the NPPF, 

Local Plan and Neighbourhood Plans.” 

4.20 Policy H2: Affordable Housing confirms that the provision of affordable housing will 

be sought on Greenfield sites of 3 dwellings or more. For developments of 30 units or 

more (such as this application) the provision should be for 30% of the units to be 

affordable, with 25% being traditional affordable housing and 5% being self build 

properties. 

4.21 Policy DE1: Design states that design is a key component in the creation of a sense 

of place and of space. The Policy goes onto confirm that “Development should be well 

designed, respecting and enhancing Torbay’s special qualities….. Major development 

should be informed by a townscape…. As well as movement patterns through and/or 

around the site ”. 

4.22 A series of design criteria that all new development will be assessed against is also 

set out; 

FUNCTION 
 
1. Be adaptable to future change and needs, including that of occupiers; 
2. Promote diversity through a balanced mix of uses that work together and 
encourage sustainable living; 
3. Make the best use of space in terms of ground coverage and height; 
4.Be designed to reduce crime and the fear of crime by the promotion of 
safety and security in the design of buildings and surrounding space whilst 
ensuring that amenities are not unduly affected; 
5. Be economically and socially viable in terms of density, mix, function and 
location; 
6. Where appropriate ensure equality of access and use for all sectors of the 
community; 
7. Integration of the development and surrounding green infrastructure; 
8. Achieve a net gain in biodiversity, and 
9. Avoid noise and light pollution. 

VISUAL APPEAL 
 
1. Be uncluttered and attractive; 
2.Acknowledge local character and develop distinctive character in townscape 
and landscape terms, using existing landform, features; 
3. Have a clear urban structure and grain that integrates with the surrounding 
context; 
4. Relate to the surrounding built environment in terms of scale, height and 
massing; 
5. Make the most of opportunities to restore/ improve key gateways into the 
Bay and create a focal point; 
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6. Evolve high quality architectural detail with a distinctive and sensitive 
palette of materials; 
7. Protect important local and longer-distance views and impact on the 
skyline, especially from public vantage points; having regard to the location 
and prominence of the site, and 
8. Integrate with the existing street scene and features (such as trees). 
 
QUALITY OF PUBLIC SPACE 
 
1. Positively address the street with active frontages; 
2. Respect existing street frontages and built form; 
3. Ensure definition of space that clearly and coherently defines private and 
public areas; 
4. Be legible, permeable and accessible to all users; 
5. Provide public space and routes that are attractive, safe, uncluttered and 
work effectively, 
including a means of storing waste which minimises impact on the street 
scene; 
6. Positively enhance the built environment; 
7. Avoid creating gated communities; 
8. Incorporation of existing trees and native species, and 
9. Provision of high quality hard and soft landscaping. 
 

4.23 Policy DE3: Development Amenity requires that all development should provide a 
good level of amenity for future residents or occupiers and should not unduly impact 
upon the amenity of neighbouring or surrounding uses.  

 
4.24 Policy DE4: Building Heights states that the height of new buildings should be 

appropriate to the location, historic character and setting of the development and that 
new development should be constructed to the prevailing height of the character area 
in which it is located. 

 

Planning Contributions and Affordable Housing SPD (2008) 

4.25 The current Planning Contributions and Affordable Housing Supplementary Planning 

Document was adopted in early 2008. It provides guidance the levels of contribution 

and provision that the LPA is likely to require from developers. The SPD provides 

advice on the implementation of policies in the Saved Adopted Torbay Local Plan 

1995-2011. Given that the document is relevant only to the ‘old’ Local Plan and not 

the recently adopted Local Plan document, it must be given limited weight. 

4.26 It is understood that a revised SPD is currently being produced by Torbay Council but 

this is unlikely to be published for some time, and cannot therefore be given any 

weight with regard to the decision making process. 

Urban Design Guide SPD (2007) 

4.27 This document sets out the design principles that the Local Planning Authority will 

assess applications against and also that they would like to see adherence to. 

4.28 Whilst the principles set out in the document are not necessarily disputed by 

Persimmon Homes, it is also noted that the Design Guide was written as a 
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supplementary document to the ‘old’ Local Plan and does not therefore tie in with the 

more recently adopted document. It is therefore contended that this document can 

only be given little weight.  

4.29 ether with relevant elements of the NPPF and National Planning Policy Guidance 

(NPPG) these Development Plan policies remain relevant to the consideration of the 

application proposals, and have been considered during the preparation of the 

planning application. 

Other Material Considerations 

National Planning Policy Framework (NPPF) 

4.30 The National Planning Policy Framework is an important material consideration which 

should be afforded significant weight in the determination of this planning application. 

4.31 Paragraph 14 sets out how the ‘presumption in favour of sustainable development’ 

should be considered for plan-making and decision-taking. For making planning 

decisions it means: 

• approving development proposals that accord with the development 

plan without delay; and 

• where the development plan is absent, silent or relevant policies are 

out‑of‑date, granting permission unless: 

 (i) Any adverse impacts of doing so would significantly and 

demonstrably outweigh the benefits, when assessed against the 

policies in the Framework taken as a whole; or 

 (ii) Specific policies in this Framework indicate development should be 

restricted. 

4.32 “Sustainable Development” is defined at Paragraph 7 of the NPPF in social, economic 

and environmental terms. Paragraph 8 of the NPPF confirms these three strands of 

sustainable development should be sought jointly. Paragraph 9 confirms that pursuing 

sustainable development involves seeking positive improvements in the quality of the 

built, natural and historic environment, as well as in people’s quality of life, including 

specifically ‘improving the conditions in which people live, work, travel and take 

leisure’, and ‘widening the choice of high quality homes’.  

4.33 Section 6 (Paragraphs 47–55) of the NPPF provide guidance on housing 

development, under the title ‘Delivering a wide choice of high quality homes’.  The 

current government’s overall objective for housing, as stated at Paragraph 47 of the 

NPPF, is ‘to boost significantly the supply of housing’ and to achieve this Local 

Planning Authorities are required to (amongst other things): 
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• Use evidence to ensure that Local Plans meet the full, objectively 

assessed needs for market and affordable housing, as far as is 

consistent with the policies in the Framework; 

• Identify and update annually a supply of specific deliverable sites, 

sufficient to provide five years worth of housing with a specific 5% or 

20% buffer (depending on past performance) to ensure choice and 

competition in the market for land. 

National Planning Policy Guidance (NPPG) 

4.34 The National Planning Policy Guidance (NPPG) is a further significant material 

consideration. This document elaborates and offers further explanation on the policies 

contained within the NPPF. 

Planning Policy Conclusions 

• The application site benefits from confirmation within the current Local 

Plan document that it must be considered as a site capable of 

development in the production of any Neighbourhood Plan document 

• National planning policy within the NPPF requires Local Planning 

Authorities to apply the presumption in favour of sustainable 

development when making decisions on planning applications, as part 

of approaching decision-taking in a positive way to foster the delivery of 

sustainable development.  The Paragraph 14 ‘presumption’ directly 

applies to the determination of this planning application. 

• The proposed development represents a significant opportunity to 

deliver sustainable development in Paignton, which meets the needs 

and demands of local communities for new open market and affordable 

housing.  

• The application site is in a location where it would integrate well with the 

existing phase of development and the associated infrastructure; 
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5. Planning Assessment 

5.0 This section provides an assessment of the proposed development with reference to 

the planning history and planning policy context provided in previous sections. The 

assessment focuses on the delivery of housing in Torbay, the economic benefits of 

development, and the suitability and deliverability of the application site.  Detailed 

technical matters are touched on as relevant however, for full details reference should 

also be made to all other submission documents.   

Economic Benefits of Development 

5.1 The National Planning Policy Framework requires the delivery of sustainable 

development. One of the strands of sustainable development is economic and relates 

to the concept that sustainable development means development and growth. 

5.2 The economic benefits of the proposed development are significant and should be 

afforded due (substantial) weight in the determination of this planning application.  

Paragraph 19 of the NPPF specifically identifies that the government is committed to 

ensuring that the planning system does everything it can to support sustainable 

economic growth, and that therefore ‘significant weight should be placed on the need 

to support economic growth through the planning system’. 

5.3 The economic element of sustainable development is defined within the National 

Planning Policy Framework as follows: 

“contributing to building a strong, responsive and competitive economy, 

by ensuring that sufficient land of the right type is available in the right 

places and at the right time to support growth; and by identifying and 

coordinating development requirements, including the provision of 

infrastructure” 

5.4 The application site is in a highly sustainable location and is available for development 

now.  New housing in this location would help to contribute to growth in the local 

(Paignton) economy and the wider economy of Torbay.  Whilst there is no direct 

provision of new employment land, the provision of housing and ‘spin off’ benefits 

associated with this will help to support wider economic objectives. 

Site Suitability and Deliverability 

Development in Paignton 

5.5 Paignton is one of three towns that make up Torbay and is acknowledged as being a 

sustainable location for further development, as recognised by the Development Plan.  

Further residential development in the Great Parks area will ensure that housing 

needs are met in a sustainable location with access to a range of facilities and 

services, as well as public transport.  Development will also help to maintain and 
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enhance the overall vitality and viability of the town and town centre, through various 

positive economic impacts. 

Suitability of the Application Site 

5.6 The site has been identified as developable and has been allocated for residential 

development in one form or another in both the current Local Plan and the document 

that preceded it. The principle of development on the application site has therefore 

already been established. 

5.7 The principle is further strengthened by the fact that a extant planning permission for 

the development of 68 dwellings is due to be released for the site as soon as the 

associated Section 106 Agreement has been signed by all parties. 

5.8 In addition to the points made directly above, the suitability of the site for development 

is further confirmed by the detailed technical assessments that have informed the 

submitted planning application and provided as supporting application documents. 

Deliverability 

5.9 Persimmon Homes is a national house-builder with the expertise and resources to 

ensure the timely and efficient delivery of new housing at the site. 

5.10 As set out previously in this document the proposed development is capable of 

contributing to the delivery of housing in the next five year period (and this is expected 

to be the case), as well as improved community infrastructure through the proposed 

Section 106 package. 

Layout and Design 

 

5.11 The Site Layout that is before the Council for determination demonstrates that the site 
has been developed to achieve an appropriate relationship with the site's 
surroundings. 

 
5.12 The development will consist of two to four bedroom family sized homes. 

 
5.13 The orientation of many of the units will seek to capitalise upon the views over the 

open countryside that are available to the west. 
 

5.14 In developing the proposal that is before the Council, Persimmon Homes has taken 

note of both national and local guidance on design standards. In purely aesthetic 

terms, the house types to be included at Luscombe Road have been designed to 

accord with Paragraph 7 of the National Planning Policy Framework, which relates to 

‘Good Design’. It is contended that the proposal is compliant with the Council’s LDF 

policies insofar as  the proposed development seeks to respect the existing character 

of the site, which also taking design cues from the existing dwellings in the vicinity.  

5.15 The site layout incorporates the principles of secured by design and responds to the 

site topographically. The design enables the creation of strong building frontages 
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which enable active surveillance to increase safety and security. This provides a clear 

definition between public and private space in line with urban design best practice 

5.16 Safe pedestrian routes will be provided throughout the site, through the use of 

footpaths, shared surface roads and private drives. 

5.17 Corner turning units will highlight the gateways into new streets. The use of different 

materials will establish these as focal buildings, with outward facing aspects that wrap 

around to the side of the building to create the aforementioned gateway feel. 

5.18 The primary frontages of the dwellings will be generally be outward facing and turn 

corners where required, providing natural surveillance over the public realm. The 

secondary frontages will be pulled back from the street edge to create an open feel to 

the development. The design approach creates a varied scale of development, which 

will lead to the formation of visually interesting streets. 

5.19 Those buildings which front onto areas of public open space or look down streets will 

have distinct architectural detailing included in their primary elevations to create a 

more visually stimulating environment. 

5.20 A variety of house types design will help to create an architectural richness within the 

site, which when viewed alongside carefully grouped streetscenes will result in an 

organic design which compliments the surrounding area and local vernacular. 

5.21 Through site analysis it is apparent that the local vernacular generally comprises brick 

and render. As such; this materials palette has been used within the proposals, brick 

being the principal facing material with panels of render being used to accentuate 

corners and key buildings within the proposal. 

5.22 The proposals are for the provision of 68 residential dwellings and the development 

would achieve an average density of approximately 16 dwellings per acre (dpa). This 

relates well to the existing density of development adjoining the boundaries of the site, 

and also accounts for the topography and retention of significant areas of vegetation 

and open space. 

5.23 Dwellings proposed across the site will comprise a range of house types, sizes and 

tenures and are envisaged to accommodate a variety of household types. 

5.24 Affordable housing will be provided as part of the development in appropriately sized 

clusters, of both a rented and shared ownership homes. 

Access and Transport 

 

5.25 The overall objective pursued by Persimmon Homes South West is to use the 

application site efficiently, whilst providing high quality housing at a density which is 

appropriate to both the size of the site and to the surrounding area. 
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5.26 The proposed layout shows how Persimmon Homes propose to use a mixture of 

parking types including spaces set at 90 degrees to the road, driveways, garages and 

small shared courtyards. 

5.27 A Transport Statement and Travel Plan which accompanies the planning application 
makes clear that the proposed development would not have a detrimental impact on 
the local road network. The A380 Kings Ash Road signalised junction will continue to 
operate within capacity when the traffic generated by the proposed development is 
distributed on the local highway network.  
 

5.28 The introduction of MOVA, which is proposed to be provided at the aforementioned 
junction as part of the mitigation strategy is predicted to reduce delays to less than 
that which is currently experienced. In addition, the development has potential to be 
accessed by sustainable means of transportation, thus further reducing the impact of 
development traffic on the local highway network. 

 
5.29 In short, any detrimental impact upon the local highway network will be mitigated by 

the proposed Travel Plan measures. 
 

Landscape 

5.30 In preparing the layout that is before the Local Planning Authority, a detailed 

assessment of the landscape and any visual impact that the development proposal 

may have has taken place. The development has been designed to keep any impact 

to an absolute minimum. Overall, there are deemed to be limited adverse effects on 

both landscape and visual receptors. When this is viewed, in combination with the 

mitigation proposed this results in the proposed development being acceptable in both 

landscape and visual terms, ensuring compliance with relevant policy and therefore in 

line with aspirations for landscape and visual enhancement that are outlined in both 

local and national level policy documents. 

5.31 The Tree Survey and Arboricultural Assessment accompanying the application details 

the condition of the existing trees on site and assess the proposed development.  In 

the round, it is considered that any losses associated with the development proposal 

may well be offset by a range of benefits, including the planting of new locally 

indigenous species to enhance public areas, which will in turn provide species 

diversity across the site.  These measures will offer significant longer-term 

enhancement to visual amenity and succession of the tree population. 

Ecology 

 
5.32 The ecological phase one habitat survey report which is submitted with the planning 

application confirms that the site lies in the vicinity of a part of Ramshill County Wildlife 
Site. 

 
5.33 The site was found to be used by bats, however no bat roosts were recorded within 

the site.  
 

5.17  A good population of slow worms occurs along the field margins of the site, however 
no other protected species were found on site. 
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5.18 The ecology report set out the mitigation and enhancement measures which include 
the creation of a wildlife corridor along the western boundary of the site opposite the 
neighbouring bat corridor, increased planting of native wildflowers and trees and 
retention, protection and enhancement of existing hedgerows. Measures, such as 
appropriate timing of site clearance would be employed to ensure that reptiles and 
nesting birds were not affected. 

 

Planning Obligations 

 
5.19 The applicant will enter into a Section 106 Agreement to provide the appropriate 

mechanism for the Council to secure any planning obligations necessary to make the 
proposed development acceptable and subject to viability. 

 
5.20  The potential heads of terms for the Section 106 Agreement are set out below 

although the ability to provide contributions in respect of each of these items will be 
dictated by viability and therefore the final package of obligations will be subject to 
agreement: 

• Affordable Housing: The proposals will deliver affordable 
homes to meet local needs. The policy target of 30% will be 
achieved from on-site provision. 

 
• Installation of MOVA to traffic lights at Cotehele Drive/Kings 
Ash Road junction 

 
• Greenspace & Recreation Contribution 
 
• Sustainable Transport Contributions 
 
• Education and Library Contributions 
 

 

Sustainability, Sustainable Construction and Waste Management 

5.21 The proposed development will be specified and built to a high standard of 

construction, commensurate with the applicable national regulations and standards. 

5.22 Persimmon Homes consider that homes should be sustainable by being inherently 

efficient in both their design and construction. In view of this our developments are 

constructed using a Modern Method of Construction (MMC) developed for us by 

Space4. 

5.23 Space4 uses an innovative manufacturing process to produce a unique, high 

performance, timber wall and floor system, which is then insulated, covered with 

cement particle boarding and then clad in the finished/agreed external material. 

5.24 This system enables Persimmon Homes to construct houses in a shorter space of 

time compared to traditional block build processes, but also results in a finished 

product that generates over 60% less CO² emissions than older existing homes. 

Furthermore, new homes built using this method meet or exceed acoustic 

performance standards set by building regulations and use considerably less water 

during construction than conventional building methods. The greater rapidity and ease 

of assembly results in better and safer working environment for our employees, but 
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also generate minimal waste during construction resulting in tidier and safer sites and 

a reduced impact upon neighbouring amenity and landscape character during the 

construction element of the development. 

6. Summary and Conclusions   

6.0 Following the publication of the NPPF the government has confirmed that the purpose 

of the planning system is to contribute to the achievement of sustainable 

development, and relevant new tests are prescribed by this document which 

introduces a ‘presumption in favour of sustainable development’.  This presumption is 

required to run through all plan-making and decision-taking and is a significant and 

weighty material consideration. 

6.1 Paragraphs 186 onwards within the NPPF specifically deal with Decision Making 

confirming that: 

“Local planning authorities should approach decision-taking in a positive 

way to foster the delivery of sustainable development”; and that  

“Local planning authorities should look for solutions rather than 

problems, and decision-takers at every level should seek to approve 

applications for sustainable development where possible”. 

6.2 When considered against the Development Plan and the NPPF the benefits of the 

scheme clearly outweigh any residual negative impact and there are no specific 

policies to indicate that development should be resisted in this location.  Conflict with 

policies in the Development Plan does not, of itself, constitute harm.  The proposal will 

deliver sustainable development in accordance with national planning policy, meeting 

national and local objectives for housing and infrastructure delivery, whilst also taking 

into account and respecting the natural environment and the ability for places to 

accommodate change. 

6.3 The current proposal represents an integrated approach to development that 

addresses the economic, social and environmental themes of the NPPF, as well as 

other relevant policy and will ensure the delivery of ‘sustainable development’.  

6.4 The principle of development on this site has already been established by the 

inclusion of the site in both the current and previous Local Plan documents in one 

form and another. 

6.5 The proposed development would deliver a level of affordable housing that is 

compliant with the Council’s policy aims, together with a significant raft of financial 

contributions. 

6.6 The key benefits attributable to the proposed development are: 
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• The delivery of 68 homes within Paignton and Torbay   

• The delivery of a significant percentage of affordable housing to 

address the identified local housing need 

• Significant contributions (through a Section 106 Agreement) towards 

areas of POS,  transport, education and libraries. 

• The retention of areas of Open Space within the development site 

• A new access onto Luscombe Road and associated highway and 

transport improvements. 

6.7 In view of the foregoing, it is respectfully suggested that the full planning application 

for the“Erection of 68 dwellings, creation of a new vehicular access, open space and 

all other associated works” should be approved. 

 


