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Reason for Report: To seek the submission of the draft Masterplan Supplementary Planning Document (SPD) for public consultation. 
RECOMMENDATION:

1. That Cabinet submit the draft Masterplan Supplementary Planning Document for public consultation.

Relationship to Corporate Plan: To ensure delivery of key plans for Mid Devon, including a thriving economy, better homes, empowering local communities and caring for the environment.
Financial Implications: The costs of printing documents and holding consultation events are in the budget. 
Legal Implications: The consultation will comply with The Town and Country Planning (Local Planning) (England) Regulations 2012 and the Council’s Statement of Community Involvement.
Risk Assessment: If progress on a masterplan is delayed, the Council becomes vulnerable to speculative planning applications being submitted which do not accord with adopted policies and are allowed at appeal due to a lack of alternative ‘shovel ready’ sites of equivalent size. This could lead to unsustainable development which would not meet policy requirements for essential infrastructure such as a new primary school, access to the A361, open space and local services. More information on risks is included within the main body of the report. 
1.0 INTRODUCTION: THE ROLE OF A MASTERPLAN.
1.1 A masterplan is a comprehensive plan that acts as a blueprint for the development of an area: setting out principles for the way in which it will come forward, coordinating policy and infrastructure requirements. It is usually required for larger scale developments where there are multiple landowners / developers and there is a need to ensure development takes place in a comprehensive way to deliver common infrastructure, coordinate phasing and to resolve often complex planning issues. Masterplans bridge the gap between planning policy aspiration and the implementation in order to achieve a high quality design and create a successful place. They also set out key principles that planning applications will need to have regard to in order to be considered acceptable. It is important to understand that whilst a masterplan sets out guidelines and principles for the development, it does not contain the same level of detail and supporting documentation that would be expected at a planning application stage. Additionally as masterplans often relate to large strategically important sites that are to be delivered in phases over what may be a long time period, they also need to contain flexibility in order to respond to changing circumstances. 
1.2 Mid Devon District Council has been working closely with ATLAS (Advisory Team for Large Applications) on the Tiverton urban extension, including in respect of the formulation of the masterplan SPD. ATLAS is part of the Homes and Communities Agency and offers free, independent advice to local authorities, the private sector and agencies to deliver high-quality, sustainable development through effective planning processes, collaborative working and the promotion of good practice. A letter from ATLAS setting out the role that they have taken in assisting the project and with the preparation of the draft masterplan SPD is attached at Appendix 1 to this report. 
2.0
BACKGROUND TO THE DEVELOPMENT.
2.1
The Core Strategy was adopted in 2007 and sets out a balanced growth strategy that seeks to balance social, environmental and economic objectives and concentrates development within the main settlements of Tiverton, Cullompton and to a lesser extent Crediton and Bampton. The Core Strategy sets out an overall need for 340 dwellings per year, amounting to 6,800 dwellings over the 20 year plan period up to 2026. Important to achieving the level of development (both housing and employment) identified and adopted within the Core Strategy are two urban extensions: to Tiverton and Cullompton respectively. 

2.2
The Allocations and Infrastructure Development Plan Document (AIDPD) was adopted in January 2010 following extensive public consultation and examination by a Planning Inspector. It allocates sites for development in order to meet the Core Strategy’s growth requirements. A large proportion of this growth is to be accommodated within the urban extensions identified above. Land to the east of Tiverton has been previously accepted as being the most appropriate location to meet the longer term growth needs of the town. The urban extension has been allocated to meet most of the town’s new housing requirement and its employment needs. 
2.3
The area around Post Hill to the east of Tiverton is allocated for mixed use development in the AIDPD for between 1,550 to 2,000 dwellings and 95,000 to 130,000 square metres of employment floorspace. The location, area and amount of development within this urban extension have been tested at examination and found sound by the Planning Inspector. A range of adopted policies within this document set out requirements for the planning of the urban extension in terms of development requirements, transport provision, environmental protection, green infrastructure, community facilities, carbon reduction and air quality, phasing and masterplanning. The latter, (Policy AL/TIV/6) requires that the Council carry out a major public consultation exercise into the masterplanning of the site before planning applications are made. Furthermore the masterplan is to be adopted as a Supplementary Planning Document. The attached document at Appendix 3 seeks to fulfil this requirement. Text accompanying this policy makes it clear that the potential developers of the site will be expected to fund the masterplanning exercise. 
2.4
 An initial consultation on the masterplanning of the Tiverton Eastern Urban Extension (EUE) was held in May 2013. Five public exhibitions were held across a range of days and times, at Halberton Village Hall and locations in Tiverton. Exhibitions were staffed by MDDC and DCC officers and the design teams and transport consultants representing landowners. 
2.5
141 responses to the consultation were received, raising many matters that are discussed further in the draft Masterplan SPD. The representations and a summary are available to view at www.middevon.gov.uk/masterplanning. Key concerns are outlined below:

Highways

· Timing of new road infrastructure delivery

· Impacts of increased traffic

· Location and design of new roads

Environment

· Impacts on wildlife, habitats and flooding

· Visual impact on canal and the old railway walk

Design

· Retain character and style of existing area

Community facilities

· Central location generally preferred

· Suggestions including post office, pub, doctors’ surgery and many others

Economy and regeneration

· Impact of ageing population on employment demand

· Location close to A361 generally accepted

Housing

· Support for lower density development

Heritage

· Protection of the canal and scheduled monuments

Energy and waste

· Lack of information on type of proposed energy centre

· Location in northern part of the site preferred

· Need for adequate sewerage

3.0
 NEXT STAGE
3.1 
Since the initial consultation, officers and the landowners’ design teams have considered the representations and taken them into account in the formulation of the consultation draft masterplan SPD. Attached to this report at Appendix 2 identifying the representations made together with either how the views have been accommodated within the masterplan, or if they have not been able to be accommodated, the reasons why.  

3.2
A workshop was held on 5th August 2013, attended by specialist organisations such as Natural England and the Environment Agency as well as Lowman Ward members and officers from the Council and Devon County Council. Workshop groups focused on highways and access; green infrastructure and the environment; and the design and character of the built environment.

3.3
The design teams have produced a draft masterplan SPD, attached to this report at Appendix 3. Proposals include one new strategic access point into the site (off the A361) and improvements to Blundell’s Road to accommodate the extra traffic to be generated. Employment development is proposed to the north-west of the site, with a new local centre and primary school forming the core of the development. Housing densities are proposed to be higher in this central area of the development, becoming lower towards the outer edges, particularly to the south where the rural character of the disused railway line and canal should be preserved. Areas of green infrastructure include sports pitches, play areas, community orchards, allotments, open parkland, flood attenuation ponds, enhanced habitats and areas for informal recreation. The masterplan also provides guiding principles and sets out an approach to achieve high quality design across the urban extension. A critical component of the masterplan SPD is the delivery section which addresses how the development is proposed to be implemented and phased in relation to triggers to ensure that the infrastructure is provided at the appropriate time in order to reduce the development’s impact. 
3.4
 The Planning Policy Advisory Group (PPAG) has recommended that Cabinet submit the document for consultation, subject to the following information or changes:

· 2 hectares for community use as stated in the policy

· Minor changes to colouration on maps and keys for clarity

· Final pages to be finished so the document before Cabinet is the complete version for consultation.
3.5
 The draft Masterplan SPD has been amended to take account of PPAG members’ views.

3.6
 Following public consultation, the views received will be carefully considered. The masterplan will be amended if necessary and returned to PPAG, Cabinet and full Council for adoption.
4.0
ADDITIONAL INFORMATION AND FURTHER CHANGES
4.1 
The draft masterplan SPD was initially considered at the meeting of Cabinet on the 3rd October 2013. Members resolved that a decision on the draft masterplan SPD be deferred to allow a report to address a series of issues. At the time it was envisaged that this report would be returned to Cabinet in the first quarter of 2014. The issues identified can be split into several topic areas and are listed below. Each is then addressed in turn. 
Highway and access considerations.

· The possibility of accessing the site via Lowman Way, the second strategic access to Heathcoat Way  and the financial implications of these. 

· The type and position and height of the junction together with its relationship with nearby dwellings.

· Traffic levels expected, traffic calming and access onto Blundell’s Road and possible weight restrictions.

· The routing of traffic within the site. 

Affordable housing.

· Affordable housing and viability issues.

Primary and secondary education.

· The phasing sequence and the timing of education provision, in particular the development of the primary school.

· The lack of detail regarding secondary education and the impact of increased pressure on Tiverton High School. 

Infrastructure triggers.

· Infrastructure triggers in terms of housing and employment floorspace.

Impact upon local residents. 

· The impact of the new junction and the development on residents of Pool Anthony and Uplowman Road.

Consultation.

· The consultation process. 

5.0
HIGHWAY AND ACCESS CONSIDERATIONS

5.1
Following consideration of the draft masterplan SPD at the Cabinet meeting on 3rd October 2013, further information has been received from Devon County Council as the Highway authority in terms of the options considered for strategic access into the site and to address the issues identified at the meeting. This information takes the form of briefing paper and is included below in full at 5.2 to 5.9. EUE refers to the eastern urban extension to Tiverton. The Highway Authority has also produced an Options Appraisal Report and Trigger Point Justification which will be made available on our website with other evidence in support of the masterplan.
5.2
Secondary Access

5.2.1
The Mid Devon District Council Allocations and Infrastructure Development Plan Document long-term aspiration was that two accesses were required for the EUE development; one onto the A361 and another to Heathcoat Way. This would then allow Blundell’s Road to be closed to through traffic and converted into a bus and cycle link.

5.2.2
This option would result in the largest benefits to the transport network, but given the reduced size of the EUE development and large cost associated with implementing both accesses, this is not an economically viable option and a single access, with traffic calming to Blundell’s Road is adequate highway infrastructure to accommodate the development.
5.3
Tiverton – Access onto Heathcoat Way

5.3.1
Traffic Impact

The Heathcoat Way option would provide direct access to Tiverton town centre from the EUE development site and avoid travelling through the middle of Blundell’s School. However, this option is not suitable for traffic wishing to access the A361 and M5 for several reasons. 

5.3.2
Firstly, it would increase the likelihood of vehicles using the road through Halberton and Sampford Peverell. This route is unsuitable for accommodating any significant increase in traffic, largely due to the numerous narrowings and single carriageway sections through Halberton. 

5.3.3
Secondly, the traffic could use the new road and join the A361 at Gornhay Cross. This would put extra pressure on the already busy Lowman Way Roundabout and would result in further delays and congestion along Heathcoat Way. 

5.3.4
Thirdly, this option is also likely to encourage cross town traffic to travel through Tiverton instead of using the A361, which has the potential to cause congestion within the town; particularly around the one way system in the town centre. It would also encourage unnecessary traffic along Lea Road that would impact upon the capacity of Bolham Road.

5.3.5
Lastly, similar to the case at Gornhay Cross, which has a small ‘dumbbell’ arrangement, and a limited capacity, this option would cause capacity issues in the long-term, which in turn would be a constraint on any further development.

5.3.6
Design Issues

As well as not being ideal in relation to transferring traffic around the network, there are also serious engineering issues to be considered. Two potential alignments have been considered: a north route through Lowman Way Industrial Estate and a south route linking to lower Heathcoat Way.

5.3.7
The cost of the Southern Route would be excessive given that the road has to cross the River Lowman, with the majority of the route being constructed in the floodplain. The road would need to be built on a large embankment and a viaduct may be required.

5.3.8
The alignment of an access road to Heathcoat Way is also problematic as it would require land from third parties not linked to the EUE development, so would be subject to ransom. This route would have to pass alongside / through the current dwellings on Gornhay Orchard where there is very limited space. Depending on the route alignment, the demolition of the newly built scrapyard building may be required which was allowed by the planning inspector despite DCC’s recommended refusal.

5.3.9
The south route, with a new junction connecting onto Heathcoat Way being the sole access to the new development would not be desirable, given the large number of vehicles expected to use this route. Equally, a simple priority junction would not be acceptable for the same reason. A roundabout would require additional land on both sides Heathcoat Way and there is minimal space for this. Therefore, signalising is the most likely option, but this would delay traffic on Heathcoat Way. A detailed junction model would be required to test this option.

5.3.10
The north route, with access through to Lowman Way Industrial Estate from the EUE development has various wildlife and ecological issues crossing the River Lowman and would put extra pressure on Lowman Way roundabout, particularly in the PM peak which already suffers from congestion. This would require the demolition of at least one large building on Lowman Way as well as additional land outside the EUE site. This cannot be purchased through a Compulsory Purchase Order (CPO) process because there is an alternative option. In addition to this, providing access to a large residential development through an industrial estate does not follow good planning practices and is likely to have a detrimental effect on both the growth of the industrial estate and future residential development.

5.3.11
In Summary, the access to Heathcoat Way has the following issues:

· Increased traffic through Halberton / Sampford Peverell

· Increased traffic and congestion at Lowman Way roundabout

· Encourages more traffic through Tiverton, not on A361 bypass

· Junction onto Heathcoat Way would be at capacity

· High cost of construction

· Built across floodplain/river, as well as environmental constraint

· Requires third party land and possible demolition of buildings

· Impact of route on Gornhay Orchard dwellings and a range of other properties

5.3.12
Consequently, a better solution for accessing the EUE development is through a new junction onto the A361. This would result in a manageable increase of traffic along Blundell’s Road for people wishing to access the eastern part of the town. The traffic calming measures proposed for Blundell’s Road would encourage people to use the new A361 junction to access the western parts of the town. It would improve the accessibility of the site with easy access onto the A361 and make it more attractive to businesses thinking of moving to the area, promoting economic growth within the town.

5.3.13
In Summary, a junction onto the A361 has the following benefits: 

1. Encourages people to use A361 to get to Tiverton

2. Improves accessibility of site making it more attractive to businesses and promoting economic growth

3. Reduces traffic through Halberton and Sampford Peverall and reduces increase on Blundell’s Road

4. Key attribute of EUE site
5.4
A361 Junction
5.4.1
The A361 forms a strategic link to Tiverton and North Devon. For this reason it is essential that this route is kept as free flowing as possible and an additional roundabout would clearly cause increased disruption and delays.

5.4.2
An additional roundabout on the A361 goes against the objective of minimising the impact of the development of the strategic roads. DCC are currently drafting a plan for the A361, which will outline the long-term strategy to address various problems along the route. This will allow development in North Devon to come forward in both the short and long-term.

5.4.3
In practice, this has already started with the Pinch Point funding for improvements to Junction 27 of the M5, which will be implemented by March 2015. Borners Bridge junction at South Molton is currently being looked at, with DCC’s preferred option being grade separation of this junction. There is also a possibility of alterations to Bolham Roundabout to reduce delays for A361 traffic. In addition to this, consideration could be given to additional widening areas along the route.

5.4.4
As a result of the on-going strategy to future-proof the new junction, a grade separated cloverleaf junction would be the preferred layout. Other junctions on the dual carriageway section of the A361 are also grade separated, both at Gornhay Cross and Sampford Peverell/Tiverton Parkway.

5.4.5
Other options for the new junction were considered, including making use of the existing bridge at Crazelowman. This was discounted due to difficulties in accessing the third party land required to access the junction, along with the structural and design issues encountered.

5.4.6
The preferred location is just to the east of Gornhay Cross, with a direct connection to the new employment and residential development. This would create a spine road which would result in access adjacent to Blundell’s Road. This would also allow all of the proposed development to access the A361, in addition to providing access for existing traffic, which would be removed from Blundell’s School corridor.
5.4.7
The Design Manual for Roads and Bridges guidelines indicate that there must be a suitable distance between the new junction slip-road and the slip-road at Gornhay Cross. Although the Highway Agency standards set this distance at 1km, the County Council has slightly reduced this distance, yet still ensuring that the design lies as close to the 1km minimum standard as possible. As a result, the junction would be constructed close to the existing properties at Uplowman Road. The design has been through an appropriate Safety Audit and Design Checking process.

5.4.8
All the land for the junction is in the control of the development consortium and can be developed.

5.4.9
Due to the strategic and local nature of the junction, there is a bid to the Local Enterprise Partnership (LEP) for part funding of the junction. The scheme has been successful and currently stands at number 6 of 16 on a list of schemes for funding as it fulfils the LEP’s criteria, with particular regards to encouraging local economic growth.

5.4.10
Retrofitting a roundabout onto a relatively straight route of dual carriageway is not desirable as there is the need to slow traffic down and avoid traffic taking the ‘racing line’ through the roundabout. The Highways Agency has recently removed the roundabout at Whiddon Down on the A30 due to safety and capacity issues. To overcome this, the alignment of the A361 would have to be altered, a result of which would be significant disruption during construction, in addition to costs being much higher than first envisaged. 

5.4.11
A roundabout is likely to result in significant queuing during the higher traffic flows experienced on Fridays and Saturdays in the summer, as well as some queuing in the PM peak. This is because roundabouts work best with equal flows on all arms. In this instance, the dominant movement would east-west traffic on the A361 with significantly less traffic on the EUE approach arm, resulting in few gaps in the traffic to allow this traffic to join the roundabout.

5.4.12
Even if the roundabout was able to accommodate the EUE development traffic in the short-term, it would be put under significant pressure in the future and would not be suitable if Tiverton keeps expanding to the east, meaning a roundabout is not future-proof. Once the roundabout was in, it would be very expensive to improve its capacity to cater for future development.

5.4.13
The roundabout option would slow down traffic on the A361, resulting in more emissions and increased noise pollution close to the existing residents. This is because the vehicles have to decelerate and accelerate and is a particular issue with HGVs.

5.4.14
The roundabout option is a relatively expensive scheme for a poor solution and other options offer better value for money.

5.4.15
In Summary, the roundabout is not an option because:

· It slows down mainline traffic leading to increased emissions and noise pollution

· Not easy to construct as realignment of the A361 would be necessary

· Does not fit with A361 Strategy

· Capacity issues with roundabout

· Roundabout does not offer best value for money

5.5
Blundell’s Road Traffic Calming

5.5.1
As part of the EUE development, traffic calming measures on Blundell’s Road are required. This would deter vehicles from using this route, improving the environment in and around Blundell’s School. Various offers are being considered

5.5.2
Initially there should be an option to increase the number of pedestrian crossing facilities outside the school. These could be signal controlled or zebra crossings. These could stand on their own or be incorporated with a raised table. The raised table can be developed into a shared space outside the school, thereby reducing the speed of vehicles at this point. This could be incorporated with additional pedestrian crossings outside the school, or the additional signals could be installed without the table. These crossing facilities could be signal controlled or zebra crossings. . 

5.5.3
A give and take section outside the school could accommodate approximately 450 vehicles each way. This would be a single lane shared space with traffic being controlled by signals at either end to facilitate alternating directions of traffic using the road. This would work in the off-peak but may cause congestion in the peaks. An advantage to this would be that it would discourage vehicles from using this route.

5.6
Construction Traffic
5.6.1
To overcome the issue of the construction traffic, developers have agreed a controlled building of part of the A361 junction prior to construction commencing. This would be a left-in, left-out (LILO) arrangement, which would allow construction traffic direct access to the land in North-East section of EUE without using Blundell’s Road.
5.7
Highway Triggers

5.7.1
The triggers for the highway infrastructure have been calculated based on the predicted increase in traffic on Blundell’s Road and in particular the impact this has on pupils crossing the road.

5.7.2
In summary, the trigger points derived by DCC and developers are:

· Before construction – A361 south slips for construction traffic

· Before occupation – Left-In, Left-Out junction and connection to Blundell’s Road

· 200 Dwellings, 4,000m² Employment – Blundell’s Road traffic calming phase 1 (outside Blundell’s School) and improvements to Blundell’s Road roundabout and Lowman Way roundabout

· 600 Dwellings, 10,000m² Employment – Full A361 Junction and phase 2 of Blundell’s Road traffic calming

· 2,000 Dwellings – Secondary access onto Heathcoat Way

5.8
Weight Restriction
5.8.1
Weight restriction could be introduced for Blundell’s Road but DCC does not consider this to be necessary. If such a measure was introduced, this has the potential to be monitored by one-off automatic number plate recognition cameras or manual surveys. 

5.9
Junction Lighting
5.9.1
Devon County Council have an active programme to reduce the carbon footprint of its existing lighting stock and also to reduce the need for new lighting and minimise the energy consumption of any new installations wherever possible. The design of the new junction on the A361 is at an early stage and detailed consideration of the need for street lighting has yet to be determined. The County Council is willing to work with the Developer to reduce or eliminate street lighting where that can be achieved safely. Should lighting ultimately be required on safety grounds then any such lighting would be designed to provide the minimum light levels necessary and would use luminaries that minimise light scatter. Any such lighting would also be subject to a dimming regime for periods when traffic levels are reduced.

5.10
This information from the Highway Authority sets out crucial highway and access considerations in connection with the urban extension and seeks to answer questions about the location and type of new junction, comments on the assessment of alternatives and the relative benefits and deliverability of the proposed junction to the A361 in contrast to the alternatives. The masterplan reflects the preferred highway access and sets triggers for the delivery of highway infrastructure.

5.11
The masterplan sets out a series of principles to guide the design of a detailed scheme for traffic calming on Blundell’s Road. This is intended to be delivered in two phases. The detailed scheme would not be expected to form part of a masterplan, but will be submitted as part of a subsequent planning application. 

5.12
At the meeting of 3rd October, plans were shown of the emerging design of the grade separated junction onto the A361. These indicated the layout of the new junction including its  relationship with the existing A361 and adjacent land uses including proximity to dwellings. The relative levels between the junction and dwellings (together with their gardens) were identified through a series of cross sections. This plan has now been updated to illustrate how bunding, landscaping and fencing could be used to reduce the impact of the junction upon nearby residential properties. More reference to this is made in section 9.0 below. A detailed mitigation scheme would form part of a subsequent planning application. 

5.13
Since the consideration of the masterplan at the meeting of 3rd October, the developers have stated that they do not consider that the full grade separated junction to the A361 is required as a result of the amount of development on the urban extension. Advice from the Highway Authority confirms its need in order to manage and mitigate the impact of the development. Reference to a full grade separated junction therefore remains within the draft masterplan. 

5.14
The developers have also asked that it be acknowledged that the provision of a construction access from the A361 will need to be assessed in terms of highway safety and its costs taken into account in development viability. Highway safety on the A361 is an important consideration and naturally any proposed intervention to create an access be it for construction traffic or as a permanent junction will require safety assessment. The cost of highway works are also expected to form part of viability considerations. The construction access is expected to divert much, but not all of the construction traffic from the local road network. Its early provision is considered important to mitigate the impact of the development.
6.0
AFFORDABLE HOUSING
6.1
Policy AL/DE/3 of the Allocations and Infrastructure Plan Document (AIDPD) sets a target of 35% affordable housing for open market sites in Tiverton. Policy AL/TIV/1 dealing with the urban extension requires a proportion of affordable dwellings subject to further assessment of viability. This target of 35% will form a starting point for affordable housing negotiation on the urban extension. The masterplan has been amended to make this clear. 
7.0
PRIMARY AND SECONDARY EDUCATION
7.1
At the meeting in October 2013, Members wished for clarification on several aspects of education provision in connection with the urban extension. Devon County Council is the Education Authority and has established based on empirical research that each family dwelling (with 2 bedrooms or more) generates approximately 0.25 primary aged pupils (ages 5 to 11) and 0.15 secondary aged pupils (ages 12 to 16). Developer contributions are required towards education provision where pupils arising from the development cannot be accommodated with existing school capacity. The affordable housing element of a scheme is not expected to make this contribution (Meeting Housing Needs SPD). 

7.2
Policy AL/TIV/4 includes education requirements in relation to the provision of a 1.9ha primary school site, the construction of a 420 place primary school and a proportion of the construction cost of a secondary school, if necessary. 
7.3
Since consideration of the draft masterplan SPD in October, Devon County Council as Education Authority has provided further information on the education issues raised in connection with the urban extension. This information is incorporated into this report below:
7.4
Education Provision
7.4.1
The Education Authority welcomes the principles as set out in the Tiverton’s New Neighbourhood at Post Hill masterplan, in particular the provision of a new primary school and recognition that additional secondary provision will be required over the period of the development. The size and location of the primary school is considered appropriate as it can be serviced early in the development and is well positioned to form a key part of the community hub.

7.4.2
The proposal is consistent with Devon’s Education Infrastructure Plan 2013 – 2031 which provides an estimate of future pupil numbers of a District Planning Authority basis and proposed new infrastructure required to support growth plans. 

7.5
Primary
7.5.1
Consistent with the national position, there has been an increase in births and young children in the Tiverton area which will reduce the number of pupil places available to support the Eastern Urban Extension. Births in the town have increased since 2004-05 by nearly 20% and it is anticipated that the impact of unimplemented consents and demographic change will see the majority of local schools reaching capacity later in the decade.

7.5.2
There are five schools within 2 miles of the proposed development. Three primary schools are projected to have some surplus capacity to support the early phases of development. However the level of surplus capacity will be dependent on future births and migration into the town and therefore it is prudent to assume there will be limited capacity to support the EUE. 

7.5.3
Whilst the provision of the completed primary school by the occupation of 1,000 dwellings is considered appropriate, it is likely the school will need to be developed incrementally as housing is occupied. Evidence from other major developments in Devon demonstrates schools will tend to grow from early years and Key Stage 1 and therefore the first phase of the school build is likely to be required some time before the 1,000th dwelling. It is suggested that a trigger of no later than 400 dwellings would be appropriate for a first phase of the primary school and it will be incrementally expanded as housing is built and occupied. Here lies a delicate balance as too early provision would have a detrimental effect on other local schools. Securing the site early in the development and capital funds will enable early design and delivery of the new school and could be as early as 200 dwellings, depending on the impact this will have on the other local schools. The local need will be monitored as the EUE moves from design to implementation. 

7.5.4
In order to facilitate early delivery, it is requested that there are two triggers relating to the school site. Firstly the land and its access is under the ownership of the local authority prior to commencement of construction on land under the ownership of the school site, this will enable the development of the project including design, enabling packages and construction. The second trigger is the provision of a serviced site (roads and utilities etc.) no later than the first occupation construction on land under the ownership of the school site. This would enable the Education Authority, subject to securing the capital investment, to work with Mid Devon (including the CIL Board), developers and potential school sponsors to facilitate the early delivery of the school to meet need. 

7.6
Secondary
7.6.1
As in most areas, Tiverton High School is projecting to see a fall or levelling off in numbers over the short to medium term. However based on known pupils living in the school catchment area and demographic issues highlighted above, the school is projected to be admitting over their planned admission number from September 2016 with a shortfall of places projected later in the decade.

7.6.2
The scale of proposed development and the associated costs and land requirements means that a new secondary school is not required/justified and therefore additional accommodation will need to be secured at the existing school. Whilst there are significant challenges with the existing site, an initial feasibility suggests the school can be expanded. The school is working closely with PETROC and local community groups including Tiverton Community Arts Theatre to consider ways to maximise their campus including the potential to secure/utilise additional land.

7.6.3
In conclusion, the Education Authority supports the proposed masterplan and notes it is consistent with previous representations. However, the change in demographics and impact of unimplemented consents now means the Authority would request the earlier delivery of the serviced school site to ensure the school can be brought forward in a timely manner as described above.
7.7
Since the consideration of the masterplan at the meeting of 3rd October, the developers have confirmed that the school site identified within the masterplan can be transferred to the County Council at any time they wish. The draft masterplan has also been amended to ensure the primary school site and it’s access is transferred at the beginning of phase 1b, before the commencement of construction to the south of Blundell’s Road; that a service primary school site is provided within the same phase, prior to the first occupation of land to the south of Blundell’s Road and that the first phase of the school is delivered prior to the occupation of no more than 400 dwellings. This balances aspirations to achieve the school as soon as possible with managing the potentially detrimental impact very early delivery could have upon existing schools. These revisions are supported by Devon County Council.
7.8
The 3 primary schools referred to above with projected surplus capacity to support the early phases of the development are Halberton, Tidcombe and Wilcombe. Projected capacity in each at 2017 is estimated at 14, 6 and 31. In addition, capacity in 2017 is also expected in other local primary schools: Heathcoat 25, St John’s 20, Castle 31 and Sampford Peverell 32. Forecast capacity in 2017 totals 151 pupils across all primary schools in Tiverton and the surrounding area, but this will be reduced as unimplemented development in the town is brought forward. The early provision of serviced land for the on-site school as proposed will allow the Education Authority to control delivery to balance need and capacity. 
7.9
Members wished to understand in more detail potential implications of the urban extension upon secondary provision and upon Tiverton High School in particular. The Education Authority confirms that there is existing spare capacity (approx 150 pupils). Pupil numbers are expected to fall further in 2015/16, but then steadily increase. The need for spare capacity will be in the short to medium term and the Education Authority has confirmed that initial feasibility studies suggest that capacity can be expanded and a developer contribution will fund additional classrooms that can be managed within the overall school campus. 
7.10
The Education Authority has also confirmed that there will be sufficient provision for young people and that the further education sector will be able to expand to meet future need. Bids can be made to the Government for capital funding. Alternative providers are also entering the market. 

7.11
The draft masterplan therefore accommodates the on-site element of the primary education requirements and establishes appropriate triggers for its delivery. 

8.0
INFRASTRUCTURE TRIGGERS
8.1
The masterplan seeks to set out expectations for both development phasing and the delivery of infrastructure in order to deliver a coordinated and coherent approach between landowners and parcels of land. The early provision of highway infrastructure is a key requirement in order to reduce the impact of the development upon the highway network and existing local residents. Concern over highway impact was one of the main themes of representations received from the first stage public consultation. Triggers for the delivery of identified infrastructure are divided into types: access and transport; education and early years; community; open space, recreation, play and green infrastructure. 
8.2
Since the 3rd October meeting, primary education triggers have been amended (as set out in 7.7 above) and highway triggers have been revised to refer to no more than * dwellings or * sq m employment floorspace in accordance with Members wishes. 

9.0
IMPACT UPON LOCAL RESIDENTS
9.1
The site allocated for the urban extension abuts existing dwellings in the Post Hill area, around West Manley Lane and Glebelands Road. The masterplan seeks to reduce potential impact upon existing residents of the area through a range of measures: controlling the phasing and delivery of the development with associated infrastructure, setting out a design process to seek a high quality development that has regard to existing character and appearance and identifying suitable locations for different uses. The masterplan makes reference to respecting existing dwellings and creating opportunities to provide areas of planting to act as a buffer between new development and existing housing. The masterplan prioritises the delivery of highway infrastructure in order to reduce the impact upon the local highway network and those living locally. 
9.2
One of the main areas of concern in terms of impact upon residents has arisen as a result of the proposed A361 junction and its potential relationship with existing dwellings at Pool Anthony Drive and Uplowman Road. Narrative on junction options, type and positioning is addressed in the information received from the Highway Authority in section 5.0 above. At the October Cabinet meeting plans of the design of the junction and its relationship with nearby dwellings including cross sections were shown. These have been amended in order to show illustrative mitigation in the area between the edge of highway works and garden boundaries. This shows opportunities for earth bunding, planting and acoustic fencing. This is shown to a height of approx.  3 metres. The relative level of the junction in relation to these dwellings and their gardens is also shown. At the eastern end, the new junction is in cut in relation to the dwellings in Uplowman Road (Long Burrow) by approx. 3.4m. In contrast, the relationship with dwellings in Pool Anthony Drive shows the junction approx. 1.9m higher than no 17. The intervening area for mitigation is approx. 8.5m to the garden boundary of Long Burrow increasing to approx. 26m to the garden boundary of 17 Pool Anthony Drive. It will be expected that full design details for the junction and a scheme of mitigation will be submitted at the planning application stage. 
9.3
The masterplan expects that land on the northern side of Blundell’s Road will be delivered at an early stage. The north-eastern parcel of land is proposed for residential use and forms part of this area. How this area is to be accessed and how the traffic it will generate is to be accommodated have caused concern. The draft masterplan incorporates reference to potential links through to the NHS site and Fairway, but at this stage does not specify the nature of the link, although it is not expected that the Fairway link would be appropriate for vehicular traffic. The suitability of Uplowman Way, the road adjacent to the golf course and the nature of the links referred to above to accept vehicular, foot and cycle traffic will be firmed up at the application stage. The impact of traffic upon existing residents will form part of this consideration. The masterplan would not be expected to provide the degree of detail that will come forward at application stage. 
9.4 
The provision of an urban extension for Tiverton will impact upon existing dwellings. This is inevitable and is a result of the changes that the scheme will bring to the area. However the masterplan seeks to ensure that the urban extension is carried out in a coordinated manner, following good planning and urban design principles in order to reduce or mitigate these impacts. 

9.5
The issue of compensation has been raised by local residents. It is to be stressed that this is not a material planning consideration and therefore cannot be taken into account in planning related decision making. However, under part 1 of the Land Compensation Act 1973, compensation can be claimed by people who own and occupy property that has been reduced in value by physical factors caused by a new or altered road (if they are public works). The physical factors are noise, vibration, smell, fumes, smoke and artificial lighting and the discharge onto the property of any solid or liquid substances. Claims can be made 12 months after the new or altered work first comes into use, but cannot be made for the intensification of use of an existing road. Residents will need to take legal advice to satisfy themselves whether these proposals qualify for compensation under these provisions.  

10.0 
CONSULTATION
10.1
The draft masterplan SPD is recommended for approval for consultation purposes. Unlike initial consultation, the second stage is proposed to be for a longer period. Initially envisaged for six weeks, this is now proposed to be extended to seven weeks since it is likely that it will need to straddle the Christmas and New Year period. It is recognised that this is not ideal, but is dictated by the need to also accommodate deadlines associated with the LEP grant bid process for the cost of delivering part of the A361 junction equivalent to £5.2 million. The adoption of the masterplan SPD is targeted to take place in early April 2014. This timescale allows for consideration of consultation responses and for any appropriate alterations to be made whilst still working with the aforementioned LEP grant bid timeline.
10.2
It is proposed that second stage public consultation incorporate a range of methods: Council website, newspaper notice, press release, presentations to Tiverton Town Council and Halberton Parish Council, public exhibitions in Tiverton and Halberton, site notices, summary leaflets, response forms and web survey such as Survey Monkey. The Planning Service is currently investigating the feasibility of running a rolling pre-recorded presentation at exhibition events in addition to giving the opportunity to discuss proposals face to face. 
11.0
CHANGES MADE TO THE SPD 

11.1
The draft masterplan SPD accompanying this report incorporates several amendments in order to address issues raised at the October Cabinet meeting. These changes arise as a direct result of issues raised at the last meeting or as a result of further discussions with developer promoters. 
11.2
 A schedule of changes is as follows, with changes underlined or as strikethrough to show deleted text:
· Page 9 section1.1. Background: The Development Management Policies Development Plan Document adopted October 2013, (Local Plan Part 3).

· P50 section 3.3, D5 …’homes of all types and tenures including; affordable housing (target of 35% subject to viability) intermediate….’

· P63 section 4.2 Land use budget amended Area A phase 1b School 1.93ha (land/ delivery of 1st part), phase 1c (build out continues), Total 1.93 ha (as POS), Area B (build out continues)
· P65 Section 4.3 Movement: Added text. A new junction is proposed to the A361. This will provide additional capacity and enable access to the employment sites in the northwest of the area. It’s early delivery (in part) can also act as primary access for construction vehicles (The primary construction access from the A361 will be subject to highway safety assessments) 
· P67 section 4.4 Land use Residential. New line after end of first sentence within residential paragraph ‘An affordable housing target of 35% will be sought, subject to viability.’
· P92 section 6.1 infrastructure planning & delivery. Middle para amended: ‘Once the Council has started charging CIL or from April 2015 (whichever is first)…’

· P93 section 6.2 assumptions about the rate of housing delivery. Para on Assumptions on housing mix and population profile. After the first 2 sentences …’The target for this proportion will be 35%.’
· Page 94 Plan on phasing areas. Amended to show school site in phase 1b.
· Page 95. Section 6.3 approach to development phasing. Added text. It is expected that development will first take place to the north of Blundell’s Road following the early provision of transport infrastructure associated with the new grade separated junction to the A361 combined with traffic calming improvements to Blundell’s Road and improvements to roundabouts to roundabouts on Heathcoat Way.  The provision of a construction access off the A361 will be subject to highway safety assessment. It is expected that funding for the provision of half of the cost of the grade separated junction to the A361 will be from external (non-developer) sources. A bid has been made to the Local Transport Board of the Heart of the South West Local Enterprise Partnership. Should that prove unsuccessful, other funding will be sought for the remainder of the cost of the new junction. This will be sought from other external sources. Whether development on the urban extension will be able to afford to fund all the associated infrastructure will need to be robustly demonstrated via viability evidence. 
· Pages 96 -97 Section 6.4 Infrastructure requirements.
Table: trigger amendments: 

Access and transport
· Phase 1 of traffic calming scheme at Blundell’s School and improvements to roundabouts at Heathcoat way and Lowman Way Phase 1a – Prior to the occupation of no more than 200 dwellings or 4,000 sq m employment

· Completion of full movement grade separated junction to A361  and phase 2 of traffic calming Blundell’s Road (between Post Hill  and Heathcoat Way) – Prior to the occupation of no more than 600 dwellings or 10,000 sqm employment

· Secondary strategic link to Heathcoat Way – Prior to the occupation of more than 2,000 dwellings and 35,000 sqm employment
· Bus service enhancements – Phase 1b- prior to the occupation of no more than 600 dwellings.
Education and early years
· Education provision – 1.93 hectare site for primary school
· Education provision: Transfer of land for primary school together and it’s access to the Local Education Authority – Beginning of Phase 1b: Prior to the commencement of construction south of Blundell’s Road

· Education provision: Provision of serviced site for primary school – Phase 1b: Prior to the first occupation of development south of Blundell’s Road

· New primary school provision – Phase 1b: Delivery of first phase prior to the occupation of no more than 400 dwellings

· Pages 98 – 103 section 6.5 Development phasing and infrastructure:
· P98 amend text & diagram. Phase 1b - Add school site transferred and serviced, school started.
· P99 amend text & diagram. Phase 1c – Deleted reference to school build out starting.

· P99 amend text & diagram. Phase 2a – Deleted reference to school build out finishing and school delivered

· Phase 1b –Amended diagram and text: Transfer of land for primary school and access prior to first occupation of land south of Blundell’s Road, servicing of this site prior to the first occupation of development south of Blundell’s Road. First phase of school prior to occupation of no more than 400 dwellings.
· Phase 1c –Amended diagram to show school in previous phase and removed annotation 6. 

· Phase 2a - Amended diagram to show school in previous phase and removed annotation 1.

· P104 section 6.6 Delivery, monitoring & review: ‘This may have implications for the full provision of affordable housing in accordance with the 35% target.’

Appendix 1 Policy requirements

· 1 AL/TIV/1 Proportion of affordable dwellings. Amended text in notes box: ‘Target of 35% affordable housing provision to be subject to viability testing’.

· 6 AL/TIV/6 Phasing strategy: Amended text in notes box: Para starting ‘A construction access…’ amend ..’more than 200 dwellings or 4,000 sqm employment ….600 dwellings or 10,000 sqm employment…’ 

· Amended text relating to primary school in notes box: Delivery in phase 1c – prior to the occupation of no more than 700 dwellings. Delivery of serviced land and first phase of build out in phase 1b (latter prior to the occupation of no more than 400 dwellings). 
12.0
RISK ASSESSMENT
12.1
The Allocations and Infrastructure Development Plan document including the allocation of this site was adopted in January 2011. Since then the Planning Service has sought to work with land owners and developers to deliver the development in accordance with Government planning policy, the Development Plan and other material planning considerations. The masterplan SPD has taken over two years of negotiation to get to a draft stage. Delivery of an adopted masterplan SPD within an appropriate, yet focussed timescale is becoming increasingly important for the following reasons:
· To assist the funding bid made to the Transport Board of the Heart of the South West 
Local Enterprise Partnership for £5.2 million towards the new junction to the A361. This bid is currently in competition with others. Demonstrating that the urban extension is on track for delivery will assist the likelihood of a successful bid. The adoption of a masterplan SPD will assist in this. If the project does not progress in a timely manner there is greater risk of the bid being viewed less favourably compared with other projects and that the £5.2 million sought will not be secured. This would mean that the optimal highway solution may not be able to be delivered or may not be secured at the appropriate time. Alternative funding sources will need to be considered and the scheme may need to be amended. It is likely that any amendments will not deliver such a comprehensive highway solution and will be less effective in mitigating the impact of the development. This could lead to congestion and highway capacity implications in the longer term that will reduce the attractiveness of Tiverton and the town centre. 
· Delay will reduce confidence in the deliverability of the urban extension in a comprehensive and coordinated manner, thereby increasing the likelihood of planning applications being submitted for disparate areas of land without the necessary infrastructure provision or without a means of ensuring that infrastructure can be provided at the right time and in the right place. Additionally, individual applications increase the risk of proposals prejudicing the delivery of other areas of land within the allocation. 
· Local Planning Authorities are required to boost the supply of housing in part through the provision of a five year supply of housing land (with an additional buffer of 5%, rising to 20% where there has been a record of undersupply). Councils need to demonstrate that this five year supply of housing sites is deliverable. Dwellings on the Tiverton urban extension are currently taken into account in the five year land supply and need to come forward in a timely manner. There are significant consequences for being unable to demonstrate a five year land supply in that planning applications are likely to be made on alternative, unplanned housing sites across the district in an ad hoc manner. The Government and Planning Inspectorate are currently giving high priority to  housing delivery in areas without a five year land supply, to the extent that this is over-riding the local impact of development. 
· The Tiverton urban extension is an important component of the Council’s strategic policy aspirations and approach to meeting the needs of Mid Devon up to 2026. The non-delivery of this allocation will prejudice the realisation of these in terms of planned and coordinated housing supply to meet the needs of the population, the delivery of affordable housing and employment land provision detrimentally affecting the local economy. Furthermore wider benefits of the increased population of Tiverton as a result of the urban extension upon the vitality of the Town Centre will not be realised. 
11.2
In the event that the masterplan SPD is submitted for consultation purposes, the current draft timeline for this aspect of the urban extension is targeted as early April 2014 following a proposed seven week period of public consultation. This timescale also allows for consideration of consultation responses and for any appropriate alterations to be made whilst still working with the deadlines associated with the LEP grant bid process. 
13.0
CONCLUSIONS.
13.1
Since the meeting of Cabinet on 3rd October, further work has been undertaken in order to amend the draft masterplan SPD and provide additional information in order to address the issues raised at the meeting. The following table summarises the issues and the response: 
	Issue
	Response

	Options for accessing the urban extension
	Explanation from DCC

	The second strategic access to Heathcoat Way
	Explanation from DCC
Trigger removed from masterplan SPD

	Type and position of A361 junction
	Explanation from DCC

	Height of A361 junction and relationship with nearby dwellings
	Revised junction plan and cross sections to show illustrative mitigation

	Traffic levels, Blundell’s Road traffic calming, possibility of weight restriction
	Explanation from DCC

	Routing of traffic within the site
	Explanation from DCC



	Affordable housing
	Masterplan SPD amended to refer to 35% target subject to viability assessment

	Phasing and timing of primary school provision
	Explanation from DCC

Masterplan SPD triggers amended:

· Transfer of land for primary school together and it’s access to the Local Education Authority – Beginning of Phase 1b: Prior to the commencement of construction south of Blundell’s Road

· Provision of serviced site for primary school – Phase 1b: Prior to the first occupation of development south of Blundell’s Road

· New primary school provision – Phase 1b: Delivery of first phase prior to the occupation of no more than 400 dwellings

	Secondary education needs, impact upon Tiverton High School 
	Explanation from DCC



	Infrastructure triggers: housing and employment floorspace
	Masterplan SPD triggers amended:

· Phase 1 of traffic calming scheme at Blundell’s School and improvements to roundabouts at Heathcoat way and Lowman Way Phase 1a – Prior to the occupation of no more than 200 dwellings or 4,000 sq m employment

· Completion of full movement grade separated junction to A361  and phase 2 of traffic calming Blundell’s Road (between Post Hill  and Heathcoat Way) – Prior to the occupation of no more than 600 dwellings or 10,000 sqm employment

· Bus service enhancements – Phase 1b- prior to the occupation of no more than 600 dwellings.

	Impact of the new junction upon existing residents
	Revised junction plan and cross sections to show illustrative mitigation

	The consultation process
	Information in this report. The views of members on consultation including the number of exhibitions will be sought. 


13.2
Members are therefore asked to submit the draft masterplan SPD for consultation purposes.
	Contact for any more information
	Professional Services Manager 

(Mrs Jenny Clifford)

01884 234346
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