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Forward Planning
Mid Devon District Council
Phoenix House
Phoenix Lane
Tiverton
EX16 6PP

2nd July 2020

Dear Sir/Madam,

Consultation on Mid Devon Design Guide SPD

Origin 3 are acting on behalf of our client, Barratt Developments plc, to make representations to the
consultation on the Mid Devon Design Guide SPA in relation to their land interests at Junction 27, Tiverton
Parkway, Tiverton.

The Design Guide SPD comprises the following documents:

• Volume 1: Procedural Guidance

• Volume 2: Designing for Landscape and Settlement Form

• Volume 3: Compendium of District Design

• Volume 4: Special Topics Sheets

• SEA Screening Report

• HRA Screening Report

The general approach to providing guidance that can be used to help inform the design of new buildings
and raise awareness and standards throughout the planning process is welcomed.

The Design Guide highlights the importance of a robust design process and careful consideration of
context to create sustainable development.  However, we suggest a clearer summary of design principles
to guide future development within Mid Devon, and make the following suggestions on how the design
guide could be used by housing developers to build high-quality, well-designed homes and
neighbourhoods that are deliverable.

The principles of good design and addressing climate change, through commitment to zero carbon by
2030 are supported and shared, but viability considerations need to be considered. The Design Guide
needs to appreciate the shopping basket of planning obligations required by developers and a balance
needs to be struck to ensure deliverable schemes.

We believe that the document could be more interactive and user-friendly, by the introduction of a step
by step system to guide developers on what to use when planning homes and neighbourhoods in Mid
Devon. Additionally, maybe the introduction of a universal checklist summary, to be used by both
developer and officer when they are assessing planning applications would be of great benefit and help to
focus minds on the design process.

The detailed representation is set out below:
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Draft Policy: Comments:

Volume 1:

Procedural

Guidance

It is clear that within the Design Guide, significant emphasis is placed upon the
distinctive pattern and form displayed by Mid Devon settlements.  It is agreed
that to carry out development which ignores these unique characteristics is to
miss opportunities which are important in creating identity and long lasting
value, however, the Design Guide would benefit from citing ‘good practice’
precedents of how contemporary and traditional schemes may have successfully
interpreted the local character, this would be of greater relevance to our client.

Volume 1:
Procedural
Guidance

Mid Devon is one of the four authorities that comprises the Greater Exeter Area.
Further housing growth will be identified across the GEA and therefore in
addition to the Design Guide being focused on the existing Local Plan settlement
hierarchy, to future proof the Design Guide and give it longevity, design
principles for new settlements, as potentially could be delivered at J27 should be
included.

Volume 1:

Procedural

Guidance

Volume one identifies the design process.  Early engagement to establish

common ground right at the start of the process is welcomed by our client.  We

would encourage the Design Guide to go further and look to influence sites, such

as J27 as the promotional stage, before even getting to pre-application.  This is

key to developing a design which at a later date does not suffer unnecessary

objection.

Volume 1:
Procedural
Guidance

The Council’s commitment to zero carbon by 2030, requires developers to
identify opportunities to address climate change through the design of places
and buildings and appreciate this commitment is likely to be realised through a
variety of methods. The ideology is shared but viability considerations must be
appreciated to ensure deliverability in regards to other planning gain.

It is agreed, housing makes a significant contribution to CO2 emissions in the UK.

The need for sustainable approaches to building design is therefore fundamental

if the challenges associated with climate change and steps to reaching zero

carbon development are to be addressed. The Design Guide appears to miss that

larger scale developments, (New Settlements) provide the opportunity to

address site wide considerations for sustainable development and introduce

sustainable technologies and infrastructure from the start and that this would be

more viable on volume.

Volume 2:

Designing for

Landscape and

Settlement Form

(p11)

Cullompton, Tiverton and Crediton are the focus of development in the district.
The   Design Guide focusses on retaining each town’s individual identity whilst
achieving the scale and mix of development set through the Local Plan.

The design of a new settlement can also have its own identity based in part on
the sites’ landscape and waterscape characteristics and through good master
planning, adopting the urban design principles mentioned in the Design Guide, a
distinctive scheme can be delivered. Good practice can represent contemporary
as well as traditional build examples.

Volume 2:

Designing for

Landscape and

Settlement Form

The Design Guide recommends that development coming forward in the main

towns is considered in the context of the framework plans which have been

prepared as part of this Design Guide.
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(p12) The design of a new settlement can also have its own identity based in part on

the sites’ landscape and waterscape characteristics and through good master

planning, adopting the urban design principles mentioned in the Design Guide, a

distinctive scheme can be delivered.

Volume 2:

Designing for

Landscape and

Settlement Form

(p14)

It is noted that Tiverton is currently the largest town within the district, but its

assets are also its constraints to further growth.  Finding less constrained sites in

the region are therefore required going forward - housing demand can therefore

be met in part, by a new settlement and the Design Guide should recognise this.

Volume 2:

Designing for

Landscape and

Settlement Form

(p14)

The Design Guide recognises that highways dominate layouts among the newest

neighbourhoods. Our client welcomes the objective of delivering streets to

encourage walking and cycling and reduce the reliance on the car, however, we

recommend the Design Guide acknowledges reference to Manual for Streets

must be balanced with the technical auditing process with the Local Planning

Authority’s county highways team.

To reduce the reliance on the car within larger proposals, a mix of uses should be

provided, including local facilities close to public transport to promote walking,

cycling and bus use and designed around existing public transport infrastructure.

Parking
A balanced approach should be taken to achieve convenient parking near
households whilst reducing the dominance of car parking on the street scene. In
larger schemes this is likely to result in a range of parking solutions being
incorporated.

It is recommended that acknowledgment is made of the County Council’s current
parking standards and suggested that a compliant scheme is cited, supported
with a set or car parking principles to improve the quality of car parking
provision.

Waste Management
The Design Guide should address the importance of refuse and recycling
management. The provision of considered waste management facilities within
developments is fundamental if waste reduction and recycling targets are to be
met. Reference should also be made to how Storage facilities could integrate well
with their surrounding environment.

Volume 2:

Designing for

Landscape and

Settlement Form

(p27)

The Design Guide references that while the Local Plan only makes provision for

about 10% of total new housing provision in Mid Devon to be outside the 3 main

towns, this small proportion can nevertheless have potential for profound effect

on the form of rural settlements and consequently the landscape character as

well as facilitating smaller communities meaningfully responding to the climate

change emergency.

The Design Guide appears to miss that Mid Devon comprises the Greater Exeter

Area and that further housing growth will be identified across the GEA. This will

undoubtedly be larger scale development and to future proof the Design Guide
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and give it longevity, design principles for new settlements, as potentially could

be delivered at J27 should be included.

Volume 2:

Designing for

Landscape and

Settlement Form

(p32)

The Design Guide identifies that a settlement which is focussed around a square

or a green has a recognised centre, where activity and uses are concentrated.

Development increases in density and scale around the central space providing a

clear sense of arrival. Navigating and sense of direction around these settlements

is always with reference to the centre and development form assists in indicating

in which direction the centre is located.

These general design principles and characteristics are also relevant to a new

settlement. The density should be appropriate to the location, respond to and/

or enhance the character of the existing settlement. For larger development

proposals a range of densities, building types and forms will be required.

It is considered that increased densities should be focused around key public

transport intersections, along strategic routes, overlooking public spaces and

within neighbourhood, local and village centres. This varied density profile adds

character and interest, supports local facilities and public transport and can

provide the building mass to create strong framing of public spaces. All of these

principles can be applied to larger strategic developments/urban extensions and

new settlements. Contemporary design can achieve these principles.

Volume 2:

Designing for

Landscape and

Settlement Form

(p36)

The linear form is one of the most common settlement forms across Mid Devon.

It exists in a variety of topographical situations which require a variety of design

approaches in order that the settlement form maintains its integrity:

A primary objective of design is to maintain the continuity of built form along the

main route; however, continuity of form does not necessarily mean terracing.

There are number of examples in towns and villages within Mid Devon that

achieve continuity with detached and semi-detached dwellings, and this should

be reflected in the Design Guide.

Volume 2:

Designing for

Landscape and

Settlement Form

(p75)

Development in the countryside, in the context of the Mid Devon Local Plan

Policy S14, is defined as land outside of the main towns (Policies S10-S12) and

designated villages (Policies S13). Such land is defined as the countryside but can

include small settlements and hamlets.

The aspirations for development in the countryside while within the constraints

set by this policy and other broader development control are as follows:

“Development outside the settlements defined by Policies S10-S13 will preserve

and where possible enhance the character, appearance and biodiversity of the

countryside while promoting sustainable diversification of the rural economy”.

The Design Guide should highlight the importance of an environmentally led

Masterplan and providing exemplar Green and Blue Infrastructure.

SUDS

Surface water features, watercourse and Sustainable Urban Drainage (SUDs) can
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make a significant contribution to the landscape character, biodiversity and

sustainable performance of development and reinforces identity of place.

Consideration at an early stage in the design process of how to manage surface

water can reduce the proposal’s demand on the network. Attenuation ponds,

swales, and the balance between soft and hard landscape areas can contribute to

this reduction and help reduce the risk of flooding.

Landscape

The way in which landscape and open spaces are organised can make a

significant contribution to the character and success of a development. It is

critical that this is a consideration at an early stage in the design process and

integrated with all other services and drainage requirements and informs the

layout of new neighbourhoods.

Biodiversity

In line with the National Planning Policy Framework all developments in Mid

Devon will be expected to contribute to the Government’s commitment to halt

the loss of biodiversity and deliver net gains where possible.

The 10% net gain in biodiversity required on all developments once the

Environment Bill is enacted should be referred to as the use of the DEFRA metric

will be required.

Volume 2:

Designing for

Landscape and

Settlement Form

(p76)

The Design Guide refers to development typologies in “Open Countryside”.  The

Design Guide explains that Mid Devon is recognisable for the relationships

between landscape and development in the countryside, the majority of existing

buildings within the open countryside in Mid Devon can be grouped into four

distinct typologies:

• Ribbon/Terrace

• Farmyard Cluster

• Manor House

• Landmark/Isolated building

It is stated that where new developments in the open countryside are supported

by planning policy, they will be more sympathetic to the character of the district

when designed to be in accordance with these typologies.

The National Design Guide makes it clear that well-designed new development

should be based on an understanding of the existing situation including…” the

architecture prevalent in the area, including the local vernacular…”. This means

that in considering a design approach for a new development it is important to

respond to the architecture that exists in the immediate locality rather than seek

to introduce vernacular styles, the nearest references for which may be some

distance from the site.

New developments should be designed to meet the lifestyles of the people likely

to live there. Devon and Mid Devon generally has little or no demand for high

density and or apartments, so building layout and form should consider design

that reflects end user requirements and the market.  This is likely to be increased
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as a result of the Covid-19 pandemic and the desire for outside personal space.

The Design Guide should draw lessons from contemporary precedents and

provide a framework for the delivery of house types designed for modern living

and streets and places designed around modern lifestyles (such as with

convenient and practical parking and the ability to charge an electric vehicle

easily).

A response to local distinctiveness must be proportionate and appropriate to

each place and be balanced with the needs of the community who will live in the

new development. For example, if a development site is next to Conservation

Area which comprises a locally distinctive palette of materials it would be

appropriate to reflect those materials in the new design.

Paragraph 127 (c) of the NPPF makes it clear that existing built environment

surrounding a site is relevant to the design of the proposed development when

its states that new developments should be “sympathetic to local character and

history, including the surrounding built environment and landscape setting, while

not preventing or discouraging appropriate innovation or change (such as

increased densities);”

There are some good principles set out in the draft Design Guide that apply to all

typologies and densities such as encouraging active travel, providing for

sustainable drainage systems and delivering clear street hierarchies, including

tree-lined streets.

However, the only typologies shown, predominately comprise terraces with

minimal car parking. No provision is made for detached homes or any lower

density form of housing. Detached homes are an important part of the character

of Mid Devon and they remain very popular housetypes that provide for modern

lifestyles. Parking can be accommodated within driveways between homes and

well-screened within the street scape. Electric cars can be charged conveniently

close to properties.

The Design Guide should refer to detached homes and how they should form

part of the creation of mixed and balanced communities as well as high quality

streets and spaces. Detached homes can be used to create strong corners, focal

points, key groupings, addressing gradients and provide skyline interest.

Volume 3:

Compendium of

District Design (p2)

Agreed that considered in isolation a single design feature may be justified in

many ways, however, it is through the necessary balancing of technical and

aesthetic priorities that a broader design rationale can be made which respects

context, is innovative, and contributes to the commitment to a zero carbon

district by 2030.

Volume 3:

Compendium of

District Design (p5)

The importance of Public realm is supported; however, the images are devoid of

cars and the 21st century need of car parking, shopping/ internet deliveries etc

cannot be ignored.

Volume 3: Note as above, the car is absent.



Origin 3, 23 Westfield Park, Redland, Bristol, BS6 6LT

T: 0117 980 4900 E: info@origin3.co.uk W: www.origin3.co.uk
Page 7

Compendium of

District Design (p8)

Volume 3:

Compendium of

District Design (p9)

In village and town centres principle elevations typically front the street (A) or a

public space (B). The elevations of individual buildings tend to have a strong

rhythm with regular openings of consistent proportions. This creates a continuity

to the street scene which makes a positive contribution to the character of the

district.

Volume 3:

Compendium of

District Design

(p10)

The consideration of “Boundaries & Thresholds” focusses on the historical village

character, which is relevant in part, but the Design Guide should acknowledge

the technical balance of delivery, building reg compliant homes, adoptable roads,

service provision etc. It currently does not.

Volume 3:

Compendium of

District Design

(p11-12)

The Design Guide would benefit from citing examples how local distinctiveness

can be reinterpreted in a contemporary way fit for 21 century developments.

Good practice should include contemporary and traditional styles.

Volume 3:

Compendium of

District Design

(p23-24)

A balanced approach should be taken to achieve convenient parking near
households whilst reducing the dominance of car parking on the street scene. In
larger schemes this is likely to result in a range of parking solutions being
incorporated.

It is recommended that acknowledgment is made of the County Council’s current
parking standards and suggested that a compliant scheme is cited, supported
with a set or car parking principles to improve the quality of car parking
provision.

Volume 3:

Compendium of

District Design

(p24)

Agreed that new development should make reasonable provision for alternative
means of transport. It is considered that new strategic scale development should
be focused around key public transport intersections.  J27, Tiverton Parkway is
uniquely placed to support growth in Mid Devon and the wider strategic Exeter
area via an existing, sustainable transport solution.

Volume 4: Special
Topic Sheets

Designing for the community and for health and wellbeing is considered in this

volume.  It is disappointing however, that the guide does not follow on from its

consideration of the Council’s climate emergency declaration and commitment

to a zero-carbon district by 2030 to consider the opportunities to design new

communities around existing public transport infrastructure and the overall

benefits to the environment, economy and health and wellbeing of such

development.

J27, Tiverton Parkway is uniquely placed to support growth in Mid Devon and the

wider strategic Exeter area via an existing, sustainable transport solution.

Volume 4: Special
Topic Sheets

Design, Housing Delivery & Viability is considered within this volume. The

connection between good place making and financial value and deliverability of

new development is recognised but the reference to slower build out rates on

larger sites being a result of the homogeneity of house types limiting market
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absorption rates is disputed. Larger sites often have complex infrastructure

issues which delay commencement.

Larger sustainable new settlements and urban extensions will be required to be

allocated within Mid Devon to ensure that much needed housing and facilities

are delivered to meet the needs of future generations. The standards that are

being sought need to be affordable/achievable and there should be recognition

of this in the design Guide.

We seek the Design Guide fully acknowledges that economic viability is a key

component of sustainable development and that housing delivery with the Mid

Devon growth areas, will need to balance, increased infrastructure, social and

community obligations and increased material costs.

It is agreed that increased development value can be created through carefully

design and the Design Guide should aim to encourage developers and their

design teams to assess which design interventions are achievable and have the

greatest impact to improve new housing environments.

Volume 4: Special
Topic Sheets

The Design Guide notes that in a similar way to residential development,

employment and commercial development has the potential to affect the

identity of the district.

Mid Devon has successful town and village centres that have developed over

time around crossroads, with the incremental growth of housing, retail,

community, and employment uses around the original core. Successful

communities require a full range of local facilities and services conveniently

located and integrated within a settlement and connected by safe and green

streets. The Design Guide should set out how New Settlement Design could

incorporate a range of facilities within a neighbourhood via mixed use centres or

neighbourhood hubs.

Additional Points The Design Guide was written before the Covid-19 pandemic and it would be

prudent to consider the implications of this in the Guide, as it will have significant

repercussions and undoubtedly influence the way in which we approach the

design of our community, buildings and spaces going forward.

The current lockdown has accentuated the benefits of having everything within

walking distance of home.  Larger scale developments such as new settlements,

provide the opportunity to incorporate site wide considerations from the start,

that would be more viable on volume.  New communities with strong

placemaking can incorporate principles such as walkability to local, social

infrastructure such as shops.  Design can make home working easier and more

successful.

Whilst this is the case, Mid Devon must at the same time ensure that wider

infrastructure investment is applied to address public transport, broadband

connectivity and placemaking, ensuring wider sustainability of larger sites.
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Yours Sincerely,

Chris Wilson
Director


