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Introduction

Background

The Tiverton Eastern Urban Extension (EUE) is allocated for a mixed use development
by Policy AL/TIV/1 of the Mid Devon Allocations and Infrastructure Development Plan
Document (AIDPD). Policy AL/TIV/1 describes how the Tiverton EUE is allocated for a
mixed-use development comprising the following.

e From 1550 - 2000 dwellings, including a proportion of affordable housing.

e From 95,000 - 130,000 sqm of employment floor space.

« Transport provision to ensure appropriate accessibility for all modes.

e Environmental protection and enhancement.

«  Community facilities to meet local needs arising.

e Carbon reduction and air quality improvements.

e An agreed phasing strategy to bring forward development and infrastructure in step
and retain overall development viability.

Policy AL/TIV/7 describes how before a planning application is made, the Local Planning
Authority will carry out a major public consultation exercise into the masterplanning of
the site. That masterplanning exercise was completed in 2013/14 and a ‘Masterplan
Supplementary Planning Document’ (hereinafter referred to as the masterplan SPD)
was adopted by the Council in April 2014.

The masterplan SPD relates to the west and north areas of the Tiverton EUE, known as
Area A. The masterplan SPD makes clear that a further public consultation exercise will
be required for the remaining area of the Tiverton EUE, known as Area B.



Since the adoption of the masterplan SPD, two Outline planning applications have been
submitted in relation to Area A. In summary, these proposals are as follows:

e The Waddeton Park application (13/01616/MOUT) relating to part of Area A in the
north east of the allocation sought permission for: up to 300 dwellings; associated
access infrastructure; public open space; and landscaping. This application was
granted outline consent on 18th September 2015.

e The Chettiscombe Trust Estate application (14/00881/MOUT) relating to the bulk of
the rest of Area A sought permission for: up to 700 dwellings, 22,000 square
metres of B1/B8 employment land, care home, primary school and neighbourhood
centre with associated access including a left in left out junction on the westbound
A361 and access and egress onto Blundells Road. This application has a resolution
to grant planning permission subject to the prior signing of a S106 agreement.

Given that applications that are acceptable to Council haven been received on Area A,
the Council is now looking to continue the masterplan process for Area B. The Council
intends to adopt a new Supplementary Planning Document for Area B of the Tiverton
EUE.

Purpose and Scope of the Study

This document is intended to form part of the evidence base to inform the
masterplanning process for the Area B SPD. The objectives of this study are twofold:

1. To provide Mid Devon District Council with an updated evidence base sufficient to
complete the land use planning work in the master plan SPD across Area B.

2. Provide MDDC with a thorough assessment of the potential to accelerate delivery of
Area B by examining the feasibility of the creation and use of alternative primary
access options at Mayfair and/or Manley Lane.

In response to the first objective, the following technical assessment work has been
undertaken:

Topographical survey (Area B)

Arboricultural survey (Area B)

Ground conditions desktop survey (Areas A and B)

Ecological walkover survey (Area B, with a review of Area A ecology evidence)
Noise assessment (Area B)

Air quality Assessment (Area B)

Area B Vehicle Trip Forecast and Capacity Assessment

NouhwN =

These technical assessments are summarised in section 2 of this assessment and are
provided as separate standalone documents.
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In response to the second objective, as currently drafted, the Area A masterplan SPD
indicated that the development of Area B would commence toward the latter phases of
Area A. This is because Area B was reliant upon access through Area A to Blundell’s
Road.

In consultation with the Area B landowners, the Council has identified a potential
opportunity to accelerate delivery of Area B in advance of the main access being
provided through to the site from Area A. In doing so, it wishes to consider the
feasibility of options that are presented by the use of existing roads at Mayfair and
Manley Lane either individually and/or in combination, whilst taking account the
proposed new access route through Area A as currently set out in the adopted
masterplan SPD.

On this basis the study assesses the potential impacts on the residential amenity of
residential properties in the immediate vicinity of four access options for the Tiverton
Eastern Urban Extension (EUE), Area B, these are:

= Access and egress via Mayfair

= Access and egress via Manley Lane

= Access via Mayfair and egress via Manley Lane

= Access via Manley Lane and egress via Mayfair Lane.

The study of residential amenity includes input from four specialist assessments of the
above access options. These specialist assessments are in relation to the transport
implications of the access options, landscape and visual amenity, air quality and noise.
These aspects are covered in chapters 3 to 6 respectively. Technical reports covering
these issues are also appended to this assessment.

The technical assessments that have been gathered establish the existing baseline
position in relation to the specialist areas, such as existing noise levels in the area for
example. The potential change resulting from the proposed access options is then
considered against the baseline as an assessment of effects.



Technical Assessment Overview

Introduction

This chapter provides an overview of the technical assessments that have been
undertaken part of the evidence gathering process that will be used to inform the
masterplanning process for Area B. As described in section one above, the technical
assessment are provided a separate standalone documents.

Topographical Survey

The topographical survey extends over the Area B part of the Tiverton EUE. In addition,
adjacent roads at Mayfair, Post Hill and Manley Lane have been surveyed to inform the
access feasibility study. The width of these roads is of particular consequence to their
ability to accommodate traffic associated with the Area B part of the Tiverton EUE.

The topographical survey has the added benefit of informing the masterplanning of
Area B and is required for a number of other technical assessments, such as the
arboricultural survey for example.

Arboricultural Survey

The topographical survey has surveyed the locations of all trees of note within the site.
This has been used to produce an Arboricultural Survey, which details the species and
quality of trees. An Arboricultural Survey is an essential component of the
masterplanning process as it identifies the protection areas of trees and their roots
systems from development. The identification of trees in the vicinity of the potential
access points to the development is also a key consideration.

Ground Conditions Desktop Survey

The Ground Conditions desktop survey has provided details of the geology,
hydrogeology, hydrology, radon, history, geotechnical hazards and preliminary ground
contamination assessment in relation to both Area A and Area B. The survey has
assessed the Ground Conditions reports submitted with the two outline applications at
Area A and has reviewed known records in relation to Area B.

The Ground Conditions desktop survey would inform a number of further detailed
studies such as foundation design and drainage strategies. For the purposes on the
Area B masterplanning exercise, the survey confirms that ground conditions and
contamination will have little impact upon the location of development within the
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allocated urban extension area. It considers that the former railway line may potentially
be a source of hydrocarbon (fuel) contamination that should be investigated at a later
date. This part of the site is not proposed to be developed in any event.

Ecological Walkover Survey

Like the Ground Conditions Survey, the Ecological Walkover Survey has reviewed known
ecology studies on parts of the urban extension and has carried out further
assessments to provide a full picture of how ecological issues might affect the
masterplanning of Area B.

The two outline application at Area A were accompanied by habitat surveys and
detailed survey for protected species. One of the Area B landowners has commissioned
a recent habitat survey and detailed surveys for protected species on part of Area B. A
habitat survey was carried out in 2013 for both Area A and Area B. Given its age a
revised habitat survey has been undertaken.

The combined recent surveys and newly provided surveys as part of this evidence
gathering exercise has provided sufficient ecological to inform the masterplanning
process of Area B. The main conclusions and mitigation measures include the retention
of hedges with 5 metre buffers. Whilst sufficient information has been collected for
masterplanning purposes, further details protected species surveys would be required in
support of a planning application for those parts of Area B that haven't been fully
surveyed.

Noise assessment

The Noise Assessment describes that the existing noise levels in the vicinity of Area B
have been assessed. This is referred to as the baseline noise levels.

The baseline noise levels can be used to predict noise levels arising from the
development when it is complete. A Noise Assessment will be required in support of any
future planning application for Area B.

Noise modelling has also been undertaken to show the effects in terms of noise upon
residents through the different highway access options at Mayfair and Manley Lane.
This topic is discussed in chapter 6 of this report.

Air Quality Assessment

Like the Noise Assessment, the Air Quality Assessment describes that the air quality in
the vicinity of Area B have been assessed. This is referred to as the baseline level that



has been used to assess the impact of the development upon the air quality of the area
locality.

Modelling has also been undertaken to show the effects in terms of noise upon
residents through the different highway access options at Mayfair and Manley Lane.
This topic is discussed in chapter 5 of this report.

Area B Vehicle Trip Forecast and Capacity

Assessment

This document has been prepared to provide explanation as to how forecast traffic
associated with Area B of the Tiverton Urban Extension has been calculated along with
a junction capacity review of the Posthill / Mayfair priority junction.

The vehicle trip forecasts have been used to inform the noise and air quality
assessments that are based upon the predicted number of vehicles serving the
development.

The trip forecasts are referred to at section 3.4 of this report in relation to consideration
of the proposed alternative access options to Area B.
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Access Feasibility Options

Introduction

The access feasibility options study assesses the ability in highway engineering terms of
Manley Lane and Mayfair, either individually and/or in combination, to accommodate
additional traffic movements associated with an alternative primary access to Area B.

In order to meet the housing needs of the District, the Council has commissioned this
access feasibility study to assess the feasibility of alternative assess points to Area B via
Manley Lane and Mayfair.

Manley Lane forms the east boundary of Area B and could readily access the site in a
number of locations. The narrow nature of parts of Manley Lane means that it is
unlikely to provide a suitable primary access to Area B on its own.

It has been brought to the attention of the Council that one of the Area B landowners is
in the control of a residential property at 10 Mayfair, the south boundary of which is
adjacent to Area B. The landowner proposes to provide a short vehicular link along the
access drive to 10 Mayfair to Area B. This would link Area B to the existing Post Hill and
Mayfair Junction.

On this basis, the access feasibility study assesses a number of options utilising the
potential access points at Manley Lane and Mayfair. These potential options are as
follows:

= Access and egress via Mayfair

= Access and egress via Manley Lane

= Access via Mayfair and egress via Manley Lane

= Access via Manley Lane and egress via Mayfair Lane.

Area A and Area B Development Timescales

As described in section 1 of this report, the masterplan SPD envisaged connection to
Area B of the Tiverton EUE from Area A once it nears completion. The Chettiscombe
Trust Estate application (14/00881/MOUT) that proposes up to 700 dwellings in Area A
is located immediately adjacent to the boundary of Area B. It is likely that this
development would commence with a new access formed at Blundells Road and then
gradually develop southward in phases. This natural southward progression means that
development on the border with Area B is likely to be one of the last phases of that
development.



