
Application No: 3/32/18/042
Parish Stogursey
Application Type
Case Officer: Jane Fuller
Grid Ref Easting: 320558      Northing: 142977

Applicant Mr Alford

Proposal Variation of Condition No. 22 (approved plans) of
application 3/32/07/008 to increase the total number of
permitted dwellings from 59 to 66 with changes to
layout and design (resubmission of 3/32/17/012)

Location Paddons Farm, Stogursey

Reason for referral to
Committee

The recommendation is contrary to the views of the
Parish Council.

Recommendation

Recommended decision: Grant subject to a supplementary agreement to the S106
Agreement.

Recommended Conditions

1 The development hereby permitted shall be carried out in accordance with the
following approved plans:

Plans revised under this application:
052 REV B    SITE LOCATION PLAN 
023 REV A   PROPOSED SITE PLAN
051 REV C    STREET ELEVATIONS & SITE SECTION 
053 REV D    BLOCK KEY PLAN
060 REV D   BLOCK A PLANS & ELEVATIONS
061 REV C    HOUSE TYPE B - DEAN PLANS & ELEVATIONS
062 REV C    BLOCK C PLANS & ELEVATIONS
063 REV B    BLOCK D PLANS & ELEVATIONS
064 REV C    BLOCK E PLANS & ELEVATIONS
065 REV C    BLOCK F PLANS & ELEVATIONS
066 REV C    BLOCK G PLANS & ELEVATIONS
070 REV A    PLOT 31 PLANS & ELEVATIONS
071 REV A    PLOTS 24 & 25 PLANS & ELEVATIONS
303.18.LD 01 REV A RELOCATED PLAY AREA

Previously approved plans:
           167-021 (P1) M



167-021 (P2) A
SPP/1172/2A
06.05.084112   P01
06.05.084DS01 P01
06.05.0841099 P01
06.05.084110  P01
06.05.084103  P01
06.05.084105  P01
06.05.084DS02 P01
06.05.084111  P01
06.05.084123  P01
06.05.084113  P01
06.05.084120  P01
167-024A
167-011B
167-013A
167-015C
167-016B
167-102A
167-106B
167-120B
167-121B
167-122B
167-123B
167-124B
167-301B
167-302A
167-021L
167-023D
167-025H
167-026D
167-022G
167-027
167-101A
167-002B
167-003A
167-004A
167-005B
167-010B
167-011B
167-012A
167-013A
167-014B
167-117B
167-118B
167-119B
167-201B
167-301B



Reason:  For the avoidance of doubt and in the interests of proper planning.

2 Unless otherwise agreed in writing by the Local Planning Authority, the estate
road, footpaths, junctions, visibility splays, individual accesses, including the
pedestrian access and link between the site and Lime Street, street lighting
installations and highway surface water drainage shall be completed to at least
base course level prior to the commencement of any other works on site and
shall be provided finished and ready for use in all respects in accordance with
the approved plans to current County Highway Authority adoptable standards
prior to the first occupation of any part of the development hereby permitted. 

Reason: In the interests of highway safety.

3 The existing children's play area is to remain open, usable and well maintained
to a standard acceptable to the Council until such time as the replacement
children's play area has been completed (in accordance with a specification to
be firstly submitted to and agreed in writing with the Local Planning Authority)
and is open and ready for use and shall therafter be retained in the approved
form.

Reason: To ensure proper provision and maintenance of open space facilities
to serve the area.

4 (i) An updated landscaping scheme (related to revised plans submitted under
3/32/18/042) shall be submitted to and approved in writing by the local Planning
Authority prior to such a scheme being implemented.  The scheme shall include
details of the species, siting and numbers to be planted.

(ii) The scheme shall be completely carried out within the first available planting
season from the date of commencement of the development.

(iii) For a period of five years after the completion of each landscaping scheme,
the trees and shrubs shall be protected and maintained in a healthy weed free
condition and any trees or shrubs that cease to grow shall be replaced by trees
or shrubs of similar size and species.

Reason:  To ensure that the proposed development does not harm the
character and appearance of the area.

5 If, during the course of the works hereby granted consent, any items of
archaeological or historic interest are uncovered, the Local Planning Authority
shall be notified immediately.  The Local Planning Authority, or a person
nominated by them, shall be allowed access to the site at all reasonable times
for the purpose of recording such items or features prior to their disturbance,
removal or covering up.

Reason: The Local Planning Authority wishes to ensure that any items of



archaeological interest are properly recorded for posterity.

6 Prior to occupation of the building(s) (approved under 3/32/18/042), works for
the disposal of sewage and surface water drainage shall be provided on the site
to serve the development, hereby permitted, in accordance with updated details
that shall previously have been submitted to and approved in writing by the
Local Planning Authority. The works shall thereafter be retained and maintained
in that form.

Reason:  To prevent discharge into nearby water courses. To ensure the
adequate provision of drainage infrastructure.

7 Measures to minimise the impact on ground and surface waters shall be carried
out strictly in accordance with the hereby approved Method Statement to the
timescale and programme of works detailed therein.

Reason: Previous activities carried out at this site may have caused
contamination of soil, subsoil and groundwater present beneath the site, and
thus may present a threat to the quality of controlled waters of Stogursey Brook,
especially as a result of the proposed development and the additional work is
required to ensure the development will not cause pollution of Controlled
Waters.

8 Prior to any further construction of the development (following approval of
application 3/32/18/042), hereby permitted, updated samples of the materials to
be used in the construction of the external surfaces of the development shall be
submitted to and approved in writing by the Local Planning Authority.  The
development shall be completed in accordance with the approved details and
thereafter maintained as such.

Reason:  In the interests of preserving the listed building, its setting and any
features of historic or architectural interest that it possesses.

9 Prior to any further construction of the development (following approval of
application 3/32/18/042), hereby permitted, updated samples of the materials to
be used in the construction of the external surfaces of the development shall be
submitted to and approved in writing by the Local Planning Authority.  The
development shall be completed in accordance with the approved details and
thereafter maintained as such.

Reason: To protect the character of the building, the site and the Conservation
Area, in the interests of visual amenity.

10 All materials to be used in boundary treatments and means of enclosure to the
development and gardens abutting the open landscaped areas on the site shall
be carried out strictly in accordance with this permission and prior to occupation
of the development.

Reason: To ensure that the appearance is in harmony with the traditional
character of development in the area in the interests of visual amenity.



11 The stone features shown on the drawings shall be in local natural stone laid in
a traditional manner with flush or recessed pointing with lime based mortar.
Prior to the features being constructed, representative samples of the stone to
be used and a one metre square sample panel shall be agreed in writing with
the Local Planning Authority.

Reason: To ensure that the appearance of the stonework will be in harmony
with the traditional character of development in the area in the interests of visual
amenity.

12 The protection and enhancement of the existing woodland and badger foraging
habitat along the Stogursey Brook shall be maintained in accordance with the
submitted scheme (and any amended scheme approved by the Local Planning
Authority thereafter) for the management and landscaping of this area and the
open ground associated with same.  The area of land identified for potential
burial ground provision shall be maintained as species rich grassland, in
accordance with a detailed scheme for same which shall be submitted to and
approved in writing by the Local Planning Authority prior to the commencement
of any works hereby permitted on site.

Reason: In the interests of biodiversity and to enhance the character and quality
of the area.

13 The applicant shall ensure that all vehicles leaving the site are in such condition
as not to emit dust or deposit mud, slurry or other debris on the highway. In
particular (but without prejudice to the foregoing), efficient means shall be
installed, maintained and employed for cleaning the wheels of all lorries leaving
the site, details of which shall have been agreed in advance in writing by the
Local Planning Authority and fully implemented prior to commencement, and
thereafter maintained until the use of the site discontinues.

Reason: To safeguard the general amenities of neighbouring dwellings.

14 No development shall commence unless a Construction Environmental
Management Plan (updated following approval under 3/32/18/042) has been
submitted and approved in writing by the Local Planning Authority. The works
shall be carried out strictly in accordance with the approved plan. The plan shall
include:

Construction vehicle movements;
Construction operation hours;
Construction vehicular routes to and from site;
Construction delivery hours
Expected number of construction vehicles per day;
Car parking for contractors
Specific measures to be adopted to mitigate construction impacts in
pursuance of the Environmental Code of Construction Practice;
A scheme to encourage the use of Public Transport amongst contractors;
and
Measures to avoid traffic congestion impacting upon the Strategic Road



Network.

Reason: To safeguard the general amenities of neighbouring dwellings.

15 Unless otherwise agreed in writing by the Local Planning Authority, activities on
the site, other than ancillary, temporary site office uses hereby approved or
internal maintenance work to same, no demolition/construction work, or
operation of vehicles, plant, machinery or equipment shall be carried out on site,
except within the following times and days:-

i.    between the hours of 0800 and 1800 Monday to Friday inclusively;
ii    between the hours of 0800 and 1300 on Saturdays;
iii.  and there shall be no working on Sundays or Public Holidays.

Reason: To safeguard the aural and general amenities of neighbouring
dwellings.

Informative notes to applicant

1 STATEMENT OF POSITIVE WORKING

In determining this application the Local Planning Authority considers it has
complied with the requirements of paragraph 38 of the National Planning
Policy Framework.  Although the applicant did not seek to enter into
pre-application discussions/correspondence with the Local Planning Authority
in advance of submitting the application, for the reasons given above and
expanded upon in the planning officer’s report, the application was considered
acceptable and planning permission was granted. 

Planning Background and Proposal

This application is seeking to vary Condition No. 22 (approved Plans) of application
3/32/07/008 to increase the total number of permitted dwellings from 59 to 66 with
changes to layout and design. This is a resubmission of application 3/32/17/012
refused by committee on the 17th October 2018.

It should be noted that Appeal proceedings have already commenced on application
ref. 3/32/17/012. (Appeal reference APP/H3320/W/18/3215128).

The following table provides a summary of the relevant planning application history
which is detailed further below.



APP REF. PROPOSAL DECISION DECISION
DATE

3/32/06/003 Erection of 55 dwellings
and associated works

Approval 5.7.06

3/32/07/008 Erection of 59 dwellings &
associated works as
amended

Approval 26.4.07

NMA/32/17/002 Non-material amendment
to application 3/32/07/008
The addition of a condition
listing the approved plans’

Conditional
approval (extant
conditions apply)

8.8.17

3/32/17/012 Variation of Condition No.
22 (approved plans) of
application 3/32/07/008 to
increase the total number
of permitted dwellings from
59 to 66, Paddons Farm,
Stogursey.

Refused 17.10.18

Site Description

Paddons Farm, is situated within the village of Stogursey adjacent to its eastern
boundary. The site has been partially constructed and built out with 39 homes that
are now occupied. Associated infrastructure including highways, drainage,
landscaping and children’s play area have already been delivered on site. This
application is seeking amendments to the approved scheme in order to redesign
parts of the site to accommodate an additional 7 dwellings to complete the overall
development

The site is bounded by existing residential areas to the west, off St. Audries Close
and Park View. St. Andrew’s Church and burial ground lie to the south with farmland
and open countryside to the north and east. Stogursey Brook runs through the site
to the east and south of the houses, bounding the areas of public open space. The
stream is partially screened with overhanging trees and foliage.

There is one main vehicular access in to the site from the road known as Paddons
Farm, which connects on to a T-junction with Church Street to the west and Priory
Hill to the east. There is also a pedestrian link in to the site from Park View as well
as a pedestrian footbridge via a stepped access path over the brook to the south of
the site.

The site falls within the built-up area of Stogursey, within the Stogursey
Conservation Area and was originally allocated for residential development under
retained Policy H/1 of the previous West Somerset Local Plan (2006).



Planning Application Background

There is significant background to this application. The planning applications that
have preceded this one are detailed below.

Full Planning Permission 3/32/06/003

On 7th February 2006, a full application was submitted seeking planning permission
for the ‘Erection of 55 dwellings and associated works’ – Land at Farringdon
Hill

Lane, Stogursey, Bridgwater TA1 2PX’ .

Conditional Planning permission was granted on 5th July 2006 supported by a
Section 106 Agreement (‘the Principal Agreement’) dated 3rd July. 

Full Planning Permission 3/32/07/008

On 13th February 2007, a full application was submitted seeking permission for:
‘Erection of 59 dwellings and associated works as amended by drawings and
 documents listed in agent’s letter of 6th March 2007 received by Local Planning
Authority on 7th March 2007’.

The drawings submitted included new drawing numbers 06.05.084120 (Rev PO2),
 SPP/1172/2 (Rev A), 161-021(PI) (Rev M) and 161-021(P2) (Rev A), received
by the LPA on 23rd April 2007.

On 26th April 2007 planning permission was granted under delegated powers,
subject to twenty-one conditions.  A Supplementary Agreement to the Section 106
was agreed dated 2nd May 2007.  The Supplementary Agreement provides that the
 provisions of the Principal S106 Agreement shall apply, save for an amendment
increasing the developer contributions for ‘Mobile Youth Provision Contribution’ from
£20,000 to £28,000 Index Linked.

The decision notice approving this application referred to ‘amended and new
drawings’ submitted prior to that approval but these were not listed as approved
drawing at the time.

On 8th July 2009, a further Supplementary Agreement under Section 106 TCPA
1990 was agreed.  This further Supplementary Agreement observes Magna Housing
 as a landowner and party to the Principal Agreement and varies provisions to allow
 the affordable housing units to be used for affordable social rental purposes. 

The development permitted under 3/32/07/008 was implemented by the applicant in
 tandem with Magna Housing Association, resulting in the delivery of all of the
affordable housing provision secured under the relevant S106 Deed.  However, of
the 59 dwellings permitted, only 39 dwellings were fully completed.  The incomplete
development was then occupied but has hitherto remained incomplete.  The
applicant has attributed this state of affairs to the poor economy and difficult market
conditions prevailing through this period.



.
Non-Material Amendment (NMA/32/17/002)

On 12th June 2017 the applicant sought to address the detail lacking in the decision
notice issued under ref. 3/32/07/008 through applying for a non-material
amendment to the decision notice issued on 26th April 2007.  This non-material
amendment was granted on 8th August 2017, identified in application ref.
NMA/32/17/002 as: ‘The addition of a condition listing the approved plans’.  

Through this decision, a further condition (Condition 22) was added to the list of
conditions under application ref. 3/32/07/008 listing the approved plans. This
enabled the applicant to submit the application, the subject of this appeal, to vary
certain approved plans under Section 73 TCPA 1990.

Section 73 Application to vary Condition No.22 (3/32/17/012)

A Section 73 application was submitted on 11th October 2017 which sought to vary
the approved plans of application 3/32/07/008 to increase the total number of
permitted dwellings from 59 to 66. The specific changes sought under this
application are:

Amended layout and design of housing area to accommodate 7 additional
dwellings with associated parking;
Relocation of children’s play area (LEAP) to accommodate 2 of the additional
dwellings
Changes to design of children’s play area

Following an officer’s recommendation for approval, the application was refused by
committee on 17th October 2018 for the following reasons:

The proposed revisions to the plans previously approved under App Ref:
3/32/07/008 including the addition of seven dwellings would result in an
unacceptable cramped form of development compromising the site’s
functionality, reducing its overall quality and negatively impacting the local
character and the setting of the conservation area.  The revised layout
results in inadequate and poorly sited parking provision (including
undersize garaging) and the reduction and loss of amenity space.   The
repositioning of the LEAP results in a less convenient, less accessible,
(particularly for disabled persons) less useable and attractive area being in
a shaded and sloping position close to the stream which is contrary to
saved Policy R/5 and R/7.

Resubmission of Section 73 Application to vary Condition No.22 (3/32/18/042)

The applicant has now resubmitted a revised application plans in response to the
concerns raised. The following changes have been made:



Removal of all the proposed new garages, which have been replaced by parking
spaces;
The proposed parking configuration and its allocation to plots has been reviewed
and amended to improve the proximity of parking spaces to plots and pedestrian
connections from parking spaces to plots;
11 visitor spaces have been added;
The pedestrian route to the proposed relocated play area has been amended;  
The proposed play area has been re-designed and section drawings provided to
show how it would work in the proposed location; and
New play equipment is proposed which would be a more modern and improved
design and range of equipment than is currently provided on site.       

Consultation Responses

The Parish Council, Council Officers and members of the public who made
representations on the previous application have been reconsulted on the revised
proposals.

Stogursey Parish Council - Object

Stogursey Parish Council welcome the changes made by Strongvox to the site
planned for the children’s play area. Although not perfect, it does move the play
area away from the stream, which had been a concern due to the potential hazards
associated with its close proximity to the water course. The new position will also
allow for a greater degree of sunlight.

As far as can be ascertained, there seems to be only minor alterations made to the
previous submission. As mentioned previously, the play area has been moved to a
slightly more acceptable position, the other change has been made to parking
provision.

Car parking for 66 households must be taken into account, particularly when the
proposal for 7 extra dwellings will likely generate an extra 14 vehicles. The extra 7
dwellings will reduce the already small space available on the site.

The issue of parking seems to have been addressed by increasing the number of
parking spaces by introducing ‘tandem-parking’ bays. Tandem parking is
theoretically a good way of managing parking, however, in practice it merely serves
as a solution on paper, causing anxiety and discord for those expected to use the
system.

Stogursey Parish Council feel very strongly that the extra dwellings proposed for the
Paddons Farm development will represent over-development of what is already a
small estate of housing, and therefore cannot support the application.

Highways Development Control - No objection

No objection however previous comments and conditions submitted under



3/32/17/012 still apply. Additional comments:

With reference to drawing number 262/023/A – the applicant will need to confirm
how the proposed footpath link that runs across the frontage of plots 141 and 142
will be maintained.

From a highway point of view it is advised that the parking bays located between
plots N20 and N21 relocated further away from the 90-degree bend.

Biodiversity and Landscaping Officer - No objection

The scheme will need full landscape details.

Somerset County Council - Lead Local Flood Authority - No objection

No objection. Supporting information was requested to quantify the increase in the
impermeable area of the development to demonstrate that this will not have any
discernible impact upon the surface water drainage proposals for the development.
Information provided on 17/01/19 showing increase would be less than 1% increase
in overall hardstanding.

Applicant should note that LLFA would expect to see the revised impermeable area
figure used in the detailed drainage design

Representations Received

6 letters of objection have been received which raise the following issues:

Reiterate comments already made on 3/32/17/012
The revised application does not address the principal reasons for the refusal
of 3/32/17/012
2 proposed houses by No. 4 will not have legally required space for driveways
and footpath without impinging on private driveway to numbers 5 and 6
Increase in car traffic and parking limiting the already limited parking options
Will be forced to move cars to Church Road causing impediment to traffic
2 new dwellings will be close to boundary line of No. 4 Paddons Farm
generating noise, disturbance and impacting privacy
Concern over potential for damage to garage wall and metal fence of No. 4
through moving play area and building 2 new properties
Moving play area to side of a steeply banked stream will result in legal claims
Proposed pathway around No. 4 will incite unsocial behaviour
Strongvox in breach of Section 106 obligations in particular related to
conveyance of open space to Parish Council along with fuding to construct
car park and toilet and establishment of maintenance scheme for various
other open spaces at Paddons Farm
£49,864 behind with maintenance payments
Strogvox have not completed the original so should not be allowed to make
changes



Inadequate parking provision
Lack of proper access for people with disabilities
Lack of amenities in local area including jobs, schools and doctors
Poor quality of finishes of existing properties including rotting garden fencing
within 2 years and seizing door handles as examples
Proposed increase of 7 dwellings does not constitute a minor amendment
therefore Section 73 should not be used to make amendments
Overdevelopment of the estate, particularly the central area, given the
previous permitted increase from 55 to 59 units
Proposed garages are too narrow and too low for medium to larger sized cars
Tandem-bay approach will cause disputes between neighbours and minor
collisions
Strongvox should be made to comply with their original requirements for
visitor parking provision
Concerns over nature, specification and quality of play equipment proposed –
reduction of swings from 3 down to 1
Reduction in amenity space through replacement of play area
Relocated play area site is too close to stream, dangerous for children
Existing unresolved drainage problems
Building house next to main gas tank area
Live badger setts
Extra housing is substandard compared with the original approved scheme
Proposed density unsuitable for family usage
Poor architectural design and finish
Construction phase will create colossal disruption to existing residents 

Planning Policy Context

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that
applications are determined in accordance with the development plan unless
material considerations indicate otherwise. 

The development plan for the West Somerset planning area comprises the West
Somerset Local Plan to 2032, retained saved policies of the West Somerset District
Local Plan (2006) Somerset Minerals Local Plan (2015) and Somerset Waste Core
Strategy (2013). 

Relevant policies of the development plan are listed below. 

West Somerset Local Plan to 2032

SC1 Hierarchy of settlements 
SC2 Housing Provision
SC3 Appropriate mix of housing types and tenures 
SC4 Affordable Housing
SV1 Development at primary and secondary villages 
CF1 Maximising access to recreational facilities 
NH1 Historic Environment



NH2 Management of Heritage Assets 
NH6 Nature conservation & biodiversity protection & enhancement
NH7 Green infrastructure
NH13 Securing high standards of design

Retained saved polices of the West Somerset Local Plan (2006)

W/7 River Corridor Protection
T/8 Residential Car Parking
T/9 Existing Footpaths 
R/5 Public Open Space and Large Developments 
R/7 Amenity Open Space
SY/2 Community Facilities 

Determining issues and considerations

This site was originally allocated for residential development under retained Policy
H/1 of the previous West Somerset Local Plan (2006). The original allocation was for
45 dwellings. The subsequently approved scheme was for 55 dwellings (ref.
3/32/06/003), amended to 59 dwellings (ref. 3/32/07/008) and now proposed to be
increased to 66 overall. The principle of residential development in this location,
within the Stogursey Conservation Area, has therefore already been established by
the extant permission for 59 dwellings which potentially could be built out.

The proposed amendments to increase the number of dwellings by an additional 7
will create a denser core to the development however the overall density of the
development remains acceptable. Aside from the pair of semi-detached dwellings on
the play area site, the additional dwellings have been accommodated through
reconfiguration of the existing plots therefore overall there is limited material change
to the layout of the site through these changes.

Policy SC1 of the West Somerset Local Plan to 2032, identifies Stogursey as a
primary village where limited development will be permitted, where it can be
demonstrated that it will contribute to wider sustainability benefits for the area. The
revised housing mix, focussing on two and three bed houses rather than four bed
houses is more in line with the identified housing requirements for West Somerset
as set out under Policy SC3.

It should be noted that there is a national imperative to increase the supply of
housing as stated within National Planning Policy Framework (NPPF). Paragraph 59
states that it is the Government’s objective to significantly boost the supply of
homes. In the context of the national housing shortage paragraph 122 states that
decisions should support development that make efficient use of land.

It should be noted that with 25 affordable homes already provided on site,
requirements under Policy SC4 Affordable Housing, have already been satisfied.



Policy NH2 requires that development within a conservation area should preserve or
enhance its character or appearance. The proposed amendments are not
considered likely to give rise to harmful impacts upon the conservation area. The
completion of the site and new and improved play area should overall enhance the
visual amenity of this part of the conservation area. The architectural style, materials
and finishes are proposed to be in keeping with those already deemed acceptable
within the conservation area under the approved scheme. No objection has been
received by the Council’s heritage officer.

Retained Policy T/8 establishes the Council’s parking requirements for residential
development whereby a minimum of 2 car parking spaces is usually expected.
Where no garages are provided, 1 secure and covered cycle parking space is
expected to be provided per dwelling. Concerns were raised with the applicant that
the garages proposed were below the Council’s minimum size standards (as set out
in the Somerset County Council Parking Strategy (2013) and these have now all
been removed within this revised scheme. The parking standards meet with the
Council’s policy requirements and there has been no highways objection on these
grounds.

Two of the additional dwellings are proposed to be sited on the area identified within
the existing S106 Agreement as a children’s Locally Equipped Area for Play (LEAP).
 This play area has already been delivered on site and therefore the proposals would
result in the existing play area being removed and a new play area being provided in
an alternative location.

Policy CF1 states that the ‘unnecessary loss of valued services and facilities should
be prevented, particularly where this would reduce the community’s ability to meet
its day to day needs’. It also states that ‘Where a development proposal would result
in the loss of such facilities, equivalent or greater replacement facilities serving the
same area must be provided as part of the proposals.’ Therefore for the proposals to
be policy compliant the applicant is required to reprovide an equivalent or greater
play facility.

The applicant has worked with the Council to agree to an alternative location for the
play area, taking in to account the concerns raised by local residents. The play area
is proposed to be located adjacent to the existing play area but further to the south
and closer to the stream, still connected to the existing pedestrian network.  This site
is more sloped than existing which the applicant has sought to make use of as a
feature and incorporate within the design, for example including a slide. The new
location will continue to be fenced and gated and informal surveillance will be
provided by the new two dwellings fronting on to it. Concerns were raised on the
previous application in relation to the footpaths leading to up to it which have now
been redesigned. Other locations for the play area on the site have been explored
such as in the area of green space on the east of the site. However this area is not
as well connected to the pedestrian network from the village and there are active
badger setts in this area.

In accordance with retained Policy W/7 the River Corridor environment must be
protected. Council’s landscape officer has not objected to the proposals but has



stated that full landscape details will need to be provided with the revised scheme.
This will be required under a revised condition.

It is acknowledged that this aspect of the proposed amendments has generated
objection from local residents who clearly value the existing play facility. It is
considered however that the delivery of a new play area can provide the opportunity
for a better quality, improved facility to that already on site.  A Supplementary
Agreement to the original S106 will be required which will ensure that full details of
the specification and location of the new play area will need to be agreed by the
Council. Via this agreement the applicant will also be required to retain the existing
play area on site until the new play area is completed so that residents are not left
without the facility. Although the relocation of the play area has met with
considerable objection locally, it is considered that the benefits of the completion of
this stalled site and delivery of additional housing outweigh the potential concerns
about the new location.

retained Policy R5 sets out the requirements for public open space on large
developments for twenty-five dwellings or more. Even taking in to account the loss of
the 500sqm of amenity space from the removal of the play area, overall the amount
of public open space on site remains policy compliant.

Conclusions and Recommendations

Paddons Farm has stood incomplete for some ten years creating significant
disruption and uncertainty for the existing residents. This application provides a way
of completing the site whilst providing additional housing and a new, modern play
facility in landscaped surroundings.

It is the Officer’s view that the increased number of dwellings on the site can be
satisfactorily accommodated and that the overall density of the development
remains acceptable.  The previous concerns raised over garages, parking provision
and quality of play equipment have now been addressed within this revised scheme.

The existing Section 106 agreement (together with the Supplementary Agreements)
remain in place and all of the contributions have now made except for the transfer of
land to the Council for burial ground. A Deed of Variation will accompany this
application relating to the provision of the relocated play area. The list of conditions
attached to the approved scheme will be reapplied where relevant as well as any
new conditions that may be necessary. 

For the above reasons it is recommended that the application should be approved
subject to prior resolution of a Supplementary Agreement under Section 106 TCPA
1990. Unless previously discharged, the requirements include those set out in the
Section 106 Agreement previously entered into by the Applicant with the Council
under  Ref: 3/32/06/003 dated 3rd July as well as any Supplementary Agreements
thereafter :



The provisions of the Principal S106 Agreement include obligations for:

Landscaped open space and a children’s play area;
Reservation of an area of land for potential future provision by the Council of a
burial ground;
Payment of financial contribution to the Council (£15,000 Index Linked) towards
the cost of providing a public toilet and car park for use in association with the
burial ground;
Payment of a financial contribution (£22,000 Index Linked) to the Council to
enable it to carry out repair works to a specific length of the existing boundary
wall of the Priory Church of St Andrew;
Payment of a financial contribution (£20,000 Index Linked) to the Council
towards the costs of providing an appropriately equipped motor vehicle to
facilitate the operation of the Mobile Youth Provision which the Council considers
to be requisite to meet the need expected to arise from the Development
Proposal;
Payment of a financial contribution (£20,000 Index Linked) to the Council
towards the cost of the provision or enhancement of off-site recreational facilities
which the Council considers to be requisite to meet the need expected to arise
from the Development Proposal. 

In preparing this report the planning officer has considered fully the implications and
requirements of the Human Rights Act 1998.
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