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1 INTRODUCTION 
1.1
The Support Statement has been prepared for High Bickington Parish Council to accompany an outline application for approximately 8.25ha of land at Little Bickington Farm, High Bickington.   The application seeks to obtain outline planning permission, with the only details for consideration at this stage relating to highway/access matters, for the use of:

· 1.020 ha of land to provide a new village school (together with playing fields and playground), 

· 52 dwellings on 2.35ha of land gross (comprising ‘affordable’, general market housing and self build homes), 

· health, community and retails uses (0.94ha), 

· the provision of open space (1.257ha), and 

· a community woodland (2.418ha).

1.2
The majority of the site forms part of Little Bickington Farm, with approximately 0.288ha of land to the west of the northern access point forming part of ‘Gooding’s’ land – refer to the ordnance survey extract attached as Appendix 1.  The farm land is owned by the County Council and as part of the rationalisation of their assets, which is associated with the restructuring of farms to aid efficiency (e.g. amalgamating land to create larger farm units of approximately 100ha) Little Bickington Farm was identified as being ‘surplus to requirements’.   It was then offered as a ‘pilot project’ whereby local residents could participate in determining its future.    The High Bickington Project 2000 was borne out of this concept as a not-for-profit organisation with the objective of identifying and pursuing the interests of local residents in relation to the Pilot Project.   The Project 2000 group have undertaken a number of public exercises and in consultation with County, District and Parish Councils, the current proposals have emerged as dealing with local needs and optimising the future of the surplus farmland.  Please refer to Appendix 2 for details of the public consultation exercises undertaken and the process through which the Parish Appraisal and Plan resulted.

1.3 The purpose of this Supporting Statement is therefore to explain the context of the proposals and demonstrate how they assist in achieving both Central and Local Government objectives, as detailed in Regional Planning Guidance (RPG), Planning Policy Guidance (PPG’s), the Devon Structure Plan and Torridge District Plan, as adopted and emerging.  

1.4 In addition to this Support Statement a number of other supplementary reports have been prepared including:

· Landscape Assessment and letter of endorsement;
· Historical Society Notes;
· Archaeological Assessment (prepared by Devon CC);
· Bat & Owl Survey;
· Traffic Assessment and letter summarising findings;
· Letter from North Devon Primary Care Trust.
These are referenced in this report but are separate documents that should be considered in addition to this statement.
2
BACKGROUND & DESCRIPTION OF PROPOSALS 



Relevant Background

2.1
As a result of restructuring the County owned Farms Estates, please refer to Appendix 3 for further background information, property and land is released as a by-product.  The conventional approach by the County Council has been to seek the highest value planning consents on its surplus assets and dispose of them accordingly.   However, it was recognised that this approach did not always serve all the interests of the community i.e. it often reduced employment opportunities in the countryside and encouraged migration into villages, thus adding to the pressure for affordable housing.
2.2
Innovative and creative thinking by Members and Officers of Devon County Council, Torridge District Council and High Bickington Parish Council followed about the need to find ways in which local communities could be involved in the regeneration process and ensure a best value approach was adopted for the use of publicly owned resources.   The idea was to generate community inspired, asset based community development, where the assets of the Council could be used to generate social gains for the community, ultimately creating a more sustainable and inclusive community. 

2.3
On the 30th May 2000 the Executive Committee of Devon County Council resolved “That approval be given to proceed with three pilot projects on property falling vacant on the County Farms Estates.”   The ambition was to explore the creation of sustainable village communities founded on the attainment of 4 key objectives:

· the development of a potential model for community planning and development

· the design of a new rural regeneration solution

· the pursuit of new forms of building construction with highly sustainable characteristics

· a means of optimising the use of corporate estate to achieve strategic goals, i.e. adding social value to the capital released from publicly owned assets.

2.4
One of the vacant sites was Little Bickington Farm, part of which forms the application site.  

2.5
A supplementary report titled Agricultural Background has been prepared by the County Council.   This provides a useful document about the change in agricultural practices of the Council and a reasoned justification behind the decision to designate Little Bickington Farm as ‘surplus to requirements’.  Please refer to Appendix 3.
2.6
The need to release this asset together with the commendable approach of trying to maximise social and economic gains for the community resulted in the formation of the High Bickington Project 2000, a not-for-profit organisation, set up by the Parish Council in November 2000.  

2.7 In determining how the site could be used as a lever to generate optimal social gains and create a sustainable community a Parish Appraisal was undertaken.   This gave the residents of the Parish of High Bickington the opportunity to offer their opinion about what they viewed as possible, necessary or lacking in the parish, with particular emphasis on the future of Little Bickington Farm.   This survey, which resulted in a 72% response rate based on the number of forms issued and returned (95% of those eligible to take part completed a form), highlighted a number of issues that the residents perceived as the greatest problems/concerns for the parish.  These can be summarised as:

· the need for a new primary school with the possibility of additional community facilities for leisure activities, adult education, functions etc;
· a need for additional health and social care;
· the provision of housing for local people (affordable and local needs housing);
· the volume of traffic through the village and problems of parking;

· the need for additional space for indoor and outdoor recreation;

· greater local planning and democracy;

· the need for environmental enhancements in the area.
2.8
These issues then formed the basis of looking at how the release of Little Bickington Farm could support social gains and generate a sustainable community.

2.9
Various acts of community participation culminated in the preparation of The High Bickington Parish Plan 2003-2023.  A flow chart is attached as Appendix 2 which details the processes undertaken from the designation of the pilot project, through the preparation of the plan to its adoption. 

Proposals

2.10
In light of the findings of the Parish Appraisal, the proposals for Little Bickington Farm emerged.   The Parish now wish to pursue the project and are seeking outline planning consent.   Therefore this outline application, with means of access the only detailed matter for consideration at this stage, seeks consent for the principle of allowing 2.35ha of land for housing, with 32 affordable/local needs dwellings, 16 general market dwellings and 4 self build units; the provision of a new school and associated facilities on 1.02ha; health and recreation on 0.4711ha; community and retail uses on 0.47ha (including the existing farm buildings); public open space on 1.257ha and managed woodland area comprising 2.418ha of land.   

2.11
Two (2) access points are proposed to link the site to the village and surrounding road network, one link from the north and the other from the B3217 to the east.  The access to the east would be provided via a proposed new roundabout. 
3
RELEVANT PLANNING HISTORY

3.1 There is no relevant planning history attached to the application site.

3.2 Representations on the emerging local plan were not submitted for this site.   However, other representations were put forward and the Local Plan Inquiry Inspector commented on them.   His main findings for High Bickington were:

· that additional housing could occur following the recent permission which allowed housing on HIB3 site, to the north of the local centre, but added that:

“I believe that any of the objection sites referred to in objection 726/2693 (14 and 11 at North Road Farm) and objection 949/2159 could be developed for housing in a way that would relate better to the form of the village than housing on HIB3.”
· The Inspector went on to comment that given the strategy of strongly restraining growth in the villages, he was unable to recommend any of the objection sites be allocated for housing.   If the Council decided there was a need to allocate more land for housing in the village the choice of which of the three sites (or combination thereof) may depend on access and given the lack of evidence before him, he could not reach a firm conclusion. 
· The Report went on to recommend:

“That the Council reviews the need for additional housing in the settlement in the light of recent decisions regarding HIB3.  Should the Council conclude that additional housing land is required one or more of the three parcels of land referred to in objections 726/2693 and 949/2159 should be allocated.”
3.3
At the time of preparing this Support Statement, the Council have yet to publish their response to the Inspector’s Report.

4 PLANNING POLICY FRAMEWORK

National Level 

4.1
A central component of the Government’s commitment to sustainable development is the concept of sustainable communities.   “Sustainable Communities: Building for the Future” 2003 has been prepared by the Government to provide the tools to build successful, thriving and inclusive communities.   It forms a key part of the Governments drive to raise the quality of life in communities through increasing prosperity, reducing inequalities, more employment, better public facilities and better health and education, together with much more.  

4.2
The Government has produced a list of key requirements which together make a sustainable community (page 5 of Sustainable Communities: Building for the future) and this includes a flourishing economy, engagement and participation by local people, good public transport, good design principles, mixed and integrated homes and good public services.

4.3
The regional plan “Sustainable communities in the South West” 2003 sets out the proposals for implementing “Sustainable Communities: Building for the future” in the south west region and targets housing, planning and neighbourhood renewal issues. This paper recognises that sustainable communities cannot be created from Central Government, but from the engagement, participation and involvement of those at the local level.

4.4
The publication of these documents represents the Governments commitment to the concept of enabling, facilitating and retaining sustainable communities and it is this commitment and policy approach that sets the foundations upon which the current application is based.

4.5
At the more local level, the Structure and Local Plans provide the framework for development. 

Structure Plan

4.6
The concept of sustainable communities is, to some extent, echoed in Structure Plan policy.  The Deposit Draft Devon County Structure Plan has been through an Examination in Public, completed in July 2003, and is therefore afforded considerable weight in decision making.   

4.7
Policy ST16 deals with development in rural areas and places a need on District Authorities to designate Local Centres in their Local Plans and which can act as a focus for essential facilities within rural communities.   

4.8
Policy ST17 allocates Torridge District Council for 5,300 new dwellings in the period 2001-2016.

4.9
Policy ST18 states that adequate provision is made for affordable housing, based on an assessment of need, and encourages 30-50% of housing to be “affordable”, as per Regional Planning Guidance.

Torridge District Local Plan

4.10
The Torridge District Local Plan is the Council’s first Local Plan to cover the entire District.  The First Deposit Local Plan was published in October 1999.  The Revised Deposit Local Plan published in January 2001 and following a Public Local Inquiry into the objections, the Inspector’s Report was published in June 2003.   Given the advanced stage of preparation, the Revised Deposit Local Plan is afforded considerable weight in decision making under the principles of PPG1.  
4.11
Under the terms of Policy DVT1 of the Revised Deposit Local Plan, High Bickington is recognised as a local centre which has a strategic role as an employment and service centre.     The Inspector has supported this policy and aside from changes to the supporting text to simplify the explanation of this policy, the main thrust of it has been accepted.   
4.12
Policy DVT2 deals with development in rural areas and seeks to direct development to rural centres as well as guiding the form of development that is acceptable in major or minor villages.   Outside these rural centres, which are strategically less important than the local centres identified in DVT1, then development is restricted to the re-use of buildings, agriculture, recreation or other forms of sustainable tourism and/or other appropriate forms of farm diversification together with alterations, improvements and/or extensions related to an established use.    

4.13
The Inspector has questioned the simplicity of this policy and made a number of suggestions about how it could be split in to one policy dealing with development in rural settlements and dealing with development in the countryside.  It has further been suggested that the text should read that “Outside local centres [e.g. outside the boundary of High Bickington] development in the rural areas should be located in existing settlements. Such development will be strictly limited to that which is essential for meeting identified local social or economic needs.   All such development must be in keeping with the form, character, appearance and setting of the settlement.” (our emphasis).
4.14
Proposal HIB3 deals with land to the north of the village which is allocated for employment use.  Since the Revised Deposit Local Plan, the Council have granted planning permission for employment and residential development and the Inspector has concluded that the plan must be updated accordingly.  Attached as Appendix 4 is a copy of the Committee Reports relating to the development of this land.
4.15
Paragraph 176/1 of the Inspector’s report, page 220, deals with omissions and new proposals at High Bickington with regard to additional residential provision.   Objections were raised about the need to identify additional land for housing purposes and three sites suggested.   The Inspector noted that additional housing could occur following the recent permission which allowed housing on HIB3 site, to the north of the local centre, but added that:

“I believe that any of the objection sites referred to in objection 726/2693 (14 and 11 at North Road Farm) and objection 949/2159 could be developed for housing in a way that would relate better to the form of the village than housing on HIB3.”
The Report goes on to recommend:

“That the Council reviews the need for additional housing in the settlement in the light of recent decisions regarding HIB3.  Should the Council conclude that additional housing land is required one or more of the three parcels of land referred to in objections 726/2693 and 949/2159 should be allocated.”
4.16
 At the current time, the recommendations of the Local Plan Inspector have not been dealt with and the application site of Little Bickington Farm is outside the identified local centre.  
4.17
The Little Bickington Farm proposals are therefore, in part, a departure from the Local Plan as some parts of the scheme are allowed for in other policies.   Policy HSC6 deals with Rural Exception sites and allows for housing in rural areas provided it meets a number of criteria, one of which relates to the meeting an identified need for affordable housing.

Planning Policy Guidance (PPG’s)

4.18 Paragraph 65 of PPG 3 ‘Housing’ (2000) recognises that not all development can take place within urban areas and goes on to state that any substantial new development, whether a town expansion, village expansion or new settlement should not consist exclusively of housing but must be planned as a community with a mix of land uses, including adequate shops, employment and services.

4.19
Paragraph 71 states that there should be adequate housing provision in rural areas to meet the needs of local people and that these needs may often be best met by the ‘exception’ policy.   Annex B of this document refers to rural exceptions housing and states that an exception policy enables local planning authorities to grant planning permission for small sites, within or adjacent to existing villages, which may be subject to restraint i.e. Green Belt or countryside, which a local plan would not otherwise release for housing in order to provide affordable housing to meet the needs in perpetuity.    

4.20
It also adds that general market housing or mixed developments consisting of high-value housing used to cross-subsidise affordable housing on the same site is inappropriate on these exception sites.

4.21
The emerging revised PPG3 (in the form of a consultation paper) adopts a similar approach with regard to the provision of affordable housing in rural areas and exception sites.  The implications of this are that the site, as currently designated outside the rural settlement might only be considered for 100% affordable housing schemes, subject to all other matters being acceptable.

4.22 Paragraph 3.8 of PPG7 ‘The Countryside: Environmental Quality and Economic and Social Development’ accepts that a range of industries can be successfully located in rural areas and that these bring benefit to the local economy and employment.   Paragraph 3.23 recognises that people who live in rural areas should have reasonable access to a range of services and the nature and extent of rural needs should be met through promoting mixed and multi purpose uses.

4.23 The government has recently published its Consultation Paper on Planning Policy Statement (PPS) 7 (to replace PPG7).  Part 2 of this paper identifies the Government’s objectives, one of which seeks to promote thriving, inclusive and sustainable rural communities.  It promotes development in or near local service centres where such development would further the Governments aims of encouraging inclusive and sustainable communities.   

4.24 PPG13 ‘Transport’ encourages development, comprising jobs, shopping, leisure and services (including health and education); to be in or near local service centres to help ensure that it is served by public transport and provides potential for access by walking and cycling.    

4.25 PPG17 ‘Planning for Open Space, Sport and Recreation’ states that, inter alia, in identifying where to locate new areas of open space, sports and recreational facilities, local authorities should promote accessibility by walking, cycling and public transport.

5
COMPLIANCE WITH  PLANNING POLICY
5.1 The Parish Plan was adopted in June 2003 by the High Bickington Parish Council. The Parish Plan was also presented to the Development & Trading Services Committee on 15th July 2003 where it was resolved that:

“1.
This Council endorses the High Bickington Parish Plan 2003-2023 and recognises that the developments specified therein will be the subject of appropriate planning applications in due course.”

The Parish Plan specifies, inter alia, the proposed future development of Little Bickington Farm, which essentially comprises the following:

· school/village hall

· housing (Affordable and market)

· conversion/re-use of existing building/use of existing farmhouse

· health 

· food/retail/craft

· public open space

· managed woodland
· New pedestrian and vehicular infrastructure

5.2 The mixed use of the site, with homes, employment and services is sustainable and relates well to the existing village area.   In this respect, the proposal accords with Government advice with regard to creating inclusive and sustainable communities.   Further, it is the Parish Council’s intention to adopt a holistic approach to the concept of sustainability and engage in sustainable building techniques, renewable energy and reed beds amongst others.  

5.3 Given the range of land uses proposed, it is appropriate to assess each of the elements of the proposal separately. 

School/village hall
5.4 The existing school, whilst highly praised for its teaching standards, is wholly inadequate and is not capable of fulfilling certain national curriculum requirements, as criticised by Ofsted in paragraph 42 of their Report, copy attached as Appendix 4.   This view was further endorsed by Ms Parfrey who was independently appointed by the Diocese and produced a supplementary document to OFSTED 2000 – please refer to an extract of this supplementary report attached in Appendix 2.   
5.5 The school does not have basic hall facilities and is too small to adequately accommodate the number of pupils and unable to accommodate future growth in pupil numbers.  The physical condition of the building has deteriorated beyond economical repair and the playground is not owned by the County Council.  The playing fields (which are not owned by the Local Education Authority) are located 1km from the school, accessible via a narrow road and this effectively restricts their use and the time available for such activities. Further, the site of the school is land locked with no scope for extensions to the buildings. An alternative site is therefore required to upgrade this facility.  None, however, have been identified in the Local Plan process.    Ofsteds concerns about the school were echoed very clearly in the Parish Appraisal.  The proposal therefore includes a parcel of land for a new school and playing area.
5.6
Policy HSC22 of the Revised Deposit Local Plan deals with Community development and local services and states that these will be permissible within or adjoining the defined development boundaries, provided it is in the best place to serve the local community.    The policy also makes provision for such development on protected land if it is required to support or provide facilities which support the role of centres in the settlement hierarchy.

5.7
The School is clearly an important community facility, required to support the status of the village as a local centre of recognised strategic importance.  The current site is inappropriate and inadequate and there are no alternative sites within the development boundary of the village.  In view of this, the only alternative is to consider a site outside the development boundary. 

5.8
The proposed site is the closest alternative location, being immediately south of the development boundary.  It is in close proximity to the established village and residential areas and easily accessible by both pedestrians and vehicles.   The infrastructure link to the north encourages its integration with the centre of the village and supports the assertion that it is a sustainable location in terms of accessibility to the local population.  Further, the Travel Plan for the school, a supplementary document, indicates the sustainable approach being taken to encourage walking and cycling.   

5.9 Given the strategic importance of having a school which is capable of meeting national curriculum requirements and the difficulties of finding a suitable site within the village boundary, the proposed location, being immediately adjacent to the boundary, is considered to comply with the policy approach of HSC22.   This element of the proposal would not be a departure from the development plan.     

 Housing

5.10
Policy HSC6 deals with rural exceptions and allows planning permission to be considered for housing use when certain conditions are satisfied, namely:

· An up to date and comprehensive assessment of community needs demonstrates a lack of affordable housing;
· The site is within or adjoining a village
· The site would not otherwise be released for housing;
· The housing provided would be affordable and designed to meet local needs;
· The housing will remain available for local needs in perpetuity.
5.11
The Council’s Housing Needs Survey was initially undertaken in 1999/2000 and subsequently reviewed for High Bickington in December 2001 following the High Bickington Community Appraisal.    The data indicates that there is a need for 21 units of affordable accommodation.   This figure has been rolled forward and is referenced in the ‘Affordable and Local Needs Housing’ Supplementary Planning Guidance, consultation draft 2003.    Within the context of the emerging Local Plan, no land has been identified that could meet this need.   

5.12
Planning permission has been granted for housing on land to the north of the site, referred to as HIB3 site.  This scheme, last approved under reference 1/2048/01/27/10 included the provision of 15 affordable housing units and 10 rural workshops and contributes to the needs identified in the Housing Needs Survey and High Bickington Appraisal.  However, it is understood that discussions are taking place with a view to transposing this provision of affordable housing to the Little Bickington Farm site.    The application site would therefore assume the responsibility for meeting all the foreseeable affordable housing needs in the village and contribute to the District housing needs.    

5.13
On the basis that the HIB3 site is no longer to provide any affordable housing and in view of the housing needs surveys, which are up to date and comprehensive with regard to the Parish of High Bickington, it is considered that this criteria of Policy HSC6 is met in so far as the proposal would meet a recognised need for affordable housing in the Parish and indeed wider area.

5.14
The land proposed to be allocated for housing purposes is located close to the village boundary, with direct access to the village services and facilities as well as those proposed as part of the scheme.   The site is not therefore isolated and is well related to the local centre of High Bickington, satisfying one of the criteria of Policy HSC6.

5.15 The site has a preferable relationship with the existing village centre than the HIB3 site to the north of the village.  The application site is more accessible from the village centre and would not prejudice the attainment of any other objectives of the plan (i.e. the loss of employment land for housing as is the case with the HIB3 site).   The Inspector in his report in to the Local Plan recognised two potential alternative sites for housing to the east of the village.  These were not formally accepted or indeed assessed for such purposes and do not in any event preclude the promotion of the current site.
5.16 The mix of tenure and size of housing is to be considered at the reserved matters stage, although it is envisaged that there will be a split of shared ownership, social rent and low cost housing.   It is intended that the new affordable homes will provide a range of unit sizes.   An element of general market housing is required in order to fund the affordable element of the scheme, with the County Council using the sale of land profits to fund the new school.   The balance of housing is weighted towards affordable housing on a 60/40 split. With this in mind, together with the wider aims of community development; it is considered that this represents an exceptional case which overrides the policy presumption against market housing on such a site.   Without cross subsidy the scheme as a whole with the new school and community facilities is not viable. 

5.17 The provision of 32 units of affordable housing meets the recognised needs of the Parish (21 units) and contributes to the wider needs of the District, as identified in the Housing Needs Survey.     
5.18 The density of housing is, as a gross figure, 23dpha, which falls short of the advice of PPG3 which encourages 30-50dpha.   However, as detailed in the Archaeological Assessment, there are a number of historic hedgerows.   These are historically important and it is intended to retain these where possible.   Consequently, the developable area of the site is reduced, due to design constraints of siting development around the hedgerow and the need to provide adequate buffer zones.  In addition to this restriction, it is intended to use sustainable drainage systems and these require considerably more land than the traditional drainage systems.   This further reduces the extent of developable land within the 2.35ha.    These constraints effectively reduce the amount of developable area to approximately 1.73ha.   This equates to approximately 30dph. 

5.19 A significantly higher density development would be more damaging to the character of the area.   The density proposed (equating to 30dph net) is a figure which enables the retention of the historic hedgerows, the use of sustainable drainage systems, the provision of landscape buffer zones and minimises the impact on the character and appearance of the area.    The density proposed is therefore appropriate and justified.

Workshops/conversion of existing workshops

5.20
It is proposed to convert the existing farm buildings to provide workshop space together with community uses.    A detailed description of the existing former farm buildings can be found in Table 2, page 8 of the Archaeological Assessment document.    
5.21
PPG7, paragraph 3.14 encourages the re-use and adaption of existing rural buildings and recognises that this has an important role in meeting the needs of rural areas for commercial and industrial development.  This advice is reflected in the thrust of Policy DVT3 of the Revised Deposit Local Plan, which allows for the conversion and re-use of buildings provided they are capable of conversion; in scale and character with the location; retain important features of buildings and the setting is not harmed.   
5.22
The buildings proposed to be converted and re-used as part of the proposal are capable of conversion without major or complete rebuilding works.   Many are traditional in character and make a positive contribution to the character and appearance of the area.    Their retention makes a positive contribution to the character and appearance of the area.   Further, the re-use of these building could be achieved without extensions.

5.23
The buildings are located towards the northern boundary of the site and would be directly accessible from the infrastructure link running north.   The community/employment uses would therefore form an extension of the existing facilities provided to the immediate north of the site and would enable the Little Bickington Farm site to be sustainable, furthering the development of an all inclusive community, as per central government advice. 
5.24
The conversion and re-use of the former agricultural buildings for community and employment purposes would be in compliance with Policy DVT3 of the Revised Deposit Local Plan and PPG advice.   The proposed land use for this part of the site would not represent a departure from the development plan.

Future health care site

5.25
Policy HSC22 deals with community services and states that such uses will be permissible within or adjoining the defined development boundaries provided that the site is located in the best available place with regard to the community to be served and it would not harm adjacent residential amenities.

5.26
Health care facilities fall within the definition of a community service and the site is adjacent to the development boundary of the local centre.   It is therefore necessary to demonstrate that this location is the best available place to serve the community.   

5.27
This community use, on a site of approximately 0.4ha, would be sited immediately adjacent to the workshop/retail areas proposed as well as being centrally located to the land proposed for housing purposes.   The site is therefore well related to the residents it is intended to serve. 

5.28
The location of this land-use has therefore been selected on the basis that it would be easily accessible, by a number of different means of travel, to residents residing in the existing village as well as future occupants of the proposed housing areas.   

5.29
The proposed land-use allocation for community uses, including a Doctor’s surgery, is the most appropriate location to serve existing and future local needs for such facilities. It forms part of a wider land-use pattern aimed at creating a sustainable and inclusive community.    Having regard to the provisions of HSC22 and the justification for the siting of such uses, the proposed land-use allocation complies with development plan policy and is not a departure.
Food/Retail shop/Craft

5.30
The food/retail areas are intended to be located on a 0.47ha parcel of land, which includes the existing farm buildings.   It is anticipated that at least some of these uses will be accommodated in the existing buildings.   As discussed above, paragraph 5.20 – 5.24 the re-use of buildings is acceptable in principle.  In this respect the proposal accords with local plan policy.    The question is therefore whether the uses are appropriate and a sustainable form of development.

5.31
The provision of food and retail areas is essential in developing the Little Bickington Farm site in to a sustainable and inclusive community - one of the fundamental aims of the project.  In order to achieve this objective basic facilities/amenities are required to support the new households and to deter unnecessary travel to nearby centres for products and services.   It is also intended that this land-use allocation, being at the northern end of the site, will become integrated into the existing village centre and support its vitality and viability, given its strategic importance.

5.32
Given the importance of creating a sustainable community and one that can help support the role of High Bickington as a local centre, the benefits of accepting such uses in the land allocations are held to be a significant material consideration.
Public Open Space

5.33
The public open space/playing fields would be located at the southern end of the site and would comprise 1.26 ha.   This element of the scheme has been strategically sited so it is not only accessible to recreational users (with infrastructure links from the existing village and through the new community), but to provide an effective and appropriate transition between the built form of the proposal and the open countryside. Its purpose is therefore two-fold, first to provide a much needed and valued community benefit and secondly to provide a ‘soft’ edge to the proposed development of the site.  

5.34
The provision of public open space/playing fields together with its accessible location, in relation to the school and housing areas, accords with the terms of Policy HSC13 of the Revised Deposit Local Plan.  

5.35
The existing playing field would be returned to agricultural/horticultural use.

 Managed Woodland

5.36
An area of 2.4ha is proposed to provide community woodland to the south west of the site.   It is intended that this area will be used for educational, social, recreational and nature conservation purposes.   Such activities, subject to the details of any facilities that may be required to support such varied uses, are entirely appropriate in the countryside and are encouraged and supported in PPG advice and Local Plan policy.     
5.37
The managed woodland has been specifically sited so it forms part of the southern and western boundaries of the site.   This will help mitigate the visual impact of the land-uses proposed more centrally within the site and therefore the landscape impacts of the proposal.
Highways

5.38   Central to the whole project is the proposed pedestrian and vehicular access arrangements to link the site to the existing village.  A new access is proposed to the east of the site, providing access on to the B3217.  Please refer to Drawing No. EATS(N) 200/01/0.   This access followed a traffic audit, with the Traffic Assessment submitted as a separate supporting document.  It has been designed to provide the primary route in to and out of the proposed development area.   County Council Engineers have been responsible for engineering the access and ensuring it complies with County Highway standards.    In order to achieve the required visibility splays and provide a traffic management system, a roundabout has been proposed at the junction. The size of the roundabout has been designed to minimum standards.   The scheme has been designed on the basis that the road will have a 30mph restriction.

5.39
The access to the north of the site will remain as existing, subject to some upgrading in terms of finish.     It is intended that this will serve the housing, community and retail areas.   The internal road infrastructure is not a matter for consideration at this stage.

Landscape

5.40    A Landscape Assessment document is submitted in support of the application and this provides a detailed description about the landscape character of High Bickington, past and present.   The proposed development of Little Bickington Farm will undoubtedly impact on the landscape character of the area.   However, every effort has and will continue to be made to ensure that the existing landscape features of trees and hedgerows will be maintained where possible. 

5.41   The land use planning of the site has also been orientated around minimising the impact of the proposal on the landscape character of the area.    The woodland and open space/recreational areas have been specifically located on the periphery of the site with the more intensive uses and more visually intrusive forms of development have been centred to the north of the site, linking both physically and visually to the existing built form of the village.   The land use allocations therefore serve to provide an appropriate transition between the built form and the wider landscape.    

5.42   The detailing of the development, whilst not a consideration at this stage, will reflect the streetscape and character of the existing village area, as supported by public opinion.   This will ultimately help integrate the development into the wider landscape setting.

6
SUMMARY & CONCLUSIONS

6.1 The High Bickington Project 2000 is an innovative and creative concept.  It represents a ‘grass roots’ approach to planning and has been fostered and positively encouraged by the County, District and Parish Councils, seeking to further the advice and direction provided by Central Government.   The concept is based around community planning to meet community needs together with the aim of creating sustainable and inclusive communities.   In addition to this, the project also embraces and is committed to the concept of sustainable forms of construction, renewable energy and other forms of sustainable resource management.

6.2 The Parish Appraisal identified a number of community needs for the local centre, not least the desperate need for a new primary school which could also provide improved community facilities in the form of a hall for evening classes/meetings etc.   This together with a number of other needs including health facilities; housing (including affordable housing); and employment opportunities led to the preparation of the Parish Plan.   

6.3 In pursuing the objectives of the Parish Plan, which has been supported at County and District levels, the outline planning application is being submitted.  It seeks to establish the acceptability of the land-use allocations required to further the objectives of the Parish Plan and agree the access arrangements at this stage.   

6.4 The site is located immediately adjacent to the local centre boundary and it is therefore well related to the existing population for which many of the uses would serve.   The site is therefore ideally located to provide the facilities and services required to meet the identified needs of the community.  The area includes previously developed land and a number of buildings, which it is intended to re-use and in this respect it accords with Government Guidance.   

6.5 Many of the proposed land uses are acceptable under policy, with particular reference to the community facilities and services and affordable housing.  Reasoned justifications are provided to demonstrate the exceptional circumstances that exist for allowing the uses not supported by the development plan.   Indeed, the strategy for the site, in terms of its financial viability and ability to create an inclusive and sustainable community, cannot work without all the components proposed.
6.6 It is hoped that this innovative approach adopted towards meeting identified local needs will be supported by Members and Officers.  










