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Case Study 1 - Charlton Hayes

Summary and key findings

Charlton Hayes s a large, complex scheme, originally permitted through outline permission in 2008. It
is divided into 4 distinct phases, each with its own separate Design Code. This has allowed reflection
on what has worked, and what has not, and for Design Codes to be drafted accordingly.

The use of a dedicated Delivery and Liaison Officerand developer’s agent, combined with
representatives of the community sitting on a regular Steering Group, has helped toincrease
communication between parties, improve trust and highlight delivery issues resultingin positive
action on the ground. However, the use of social media to disseminate information, whilst potentially
far-reaching, can present challenges of exclusion and scheme comprehension.

Suggestions forimprovements to the post-consent process include:

» greater continuity of understanding from all parties to improve the coherence of delivery
through use of developerteams with identifiable leads, so that continuity can be maintained
should staff leave (through use of planning conditions or legal agreements);

» providing opportunity to review and amend design coding through subsequent phases to reflect
experience from earlier stages of build-out;

» greateruse of community “eyesand ears on the ground” to alert the LPA (and developerwho
may not be aware of specificimplementation matters), which could be formalised through
s.106; and

» raising awareness between parties as to the demands and pressures on their respective sides of
the operations, including planning/development processes, implementation factors and wider
contextualinfluences.

Project description

Charlton Hayesis a large housing development within the South Gloucestershire Council area(see
Image CH1).

Image CH1: Site location map (taken from DAS, December 2007)
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Charlton Hayes was initially granted outline planning permissionin 2008 for 2,200 new dwellings,
66,000sq m employment floorspace and 1,500 sqm retail floorspace. The final development, as
delivered, largely reflects the original outline consentin terms of road and plot layout set outin the
original Masterplan (see Image CH2). The scheme was divided into 4 ‘phases’, which have been
implemented by anumber of different developers. A Design and Access Statement setthe parameters
for a subsequent masterplan, and there was a requirement for Design Codes to be approved for each
Phase (see Image CH3).

A ‘contemporised’ urban living design approach was sought by the local authority in Phase 1, although
this was perceived to have had “limited success” due to a range of externalinfluencing factors alongside
on-site challenges (see Images CH4 and CH5). The latter phases suggestlessons were learnt by all parties
and the design quality of the overall scheme increases significantly in the parts of the site that were
completed most recently.
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Image CH2: Masterplanplotlayout approved as part of the 2008 Outline consent PT03/3143/0
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Image CH3: Initial concept designs fromthe approved Design Code Phase 1, noting the contemporarydesign style

Images CH4 and CH5: Different design styles on Charlton Hayes Boulevard, photos taken from opposite sides of the street looking north, note
the white window detailing of the prominent comer building compared withthe greywindows and timber cladding onthe east (right) of the
street.

Planning history

The Charlton Hayes housing development comprises four distinct phases (although these were not
delivered sequentially):

Phase 1 — reserved matters approved 2009

e Woodlands Phase (parcels H50-H55) — Parcels H50 and H51 reserved matters approved
November2011!

e Phase 2- reserved matters approved 2013

e Phase 3 - reserved mattersapproved 2013

1 Permission Ref. No: PT11/2687/RM Erection of 53no. dwellings. (Approval of reserved matters to be readin
conjunction with outline planning permission PT03/3143/0).

Page | 5



Year Selected planning history

2003 PT03/3143/0 - Two concurrent outline planning applications for Charlton Hayes were
originally submitted in 2003 by Bovis Homes and BASystems Ltd, one of which was referred
to the Secretary of State (3 October 2003).

2005 The South Gloucestershire Local Plan (adopted Nov 2005) allocated the land at ‘North Field’
for mixed use in Policy M1.

2007 Following dismissal of the appeal (SoS decision June 2007) the scheme was furtheramended
and the second of the two applications was taken forward following ‘extensive discussions
with the local authority’ (DAS, para 1.3.2). The application was formally amended fourtimes
up to September 2007 (DAS, para 1.3.4).

2008 PT03/3143/0 - The principle of the scheme was approved?in 2008 for2,200 new dwellings,
66,000sq m employment floorspace and 1,500 sqm retail floorspace. The application was
accompanied by a Design and Access Statement? (DAS) thatincorporates the Inspector’s
recommendations, as set outin the SoS decision (June 2007), which included a requirement
for more formalised primary and secondary streets (IR para 10.21) and design ‘sketches’ to
provide exemplars of good design (IR para 10.22). The subsequent DAS accordingly contains
‘sample layouts and elevations to indicate the design principles and to fix the design quality of
the scheme’ (DAS, para 1.4.7). The intention was that subsequent design codes (alongside the
masterplan) would be prepared foreach phase of the scheme to ‘discharge the conditions of
the outline consent prior to the submission of the relevant reserved submissions’ (DAS para
1.4.7).

2009 PT09/0099/RM - Phase 1 reserved matters application was submitted forinfrastructure,
including highway works, landscaping, street furniture, paving materials and lighting.

2010 PT10/2029/RM - August 2010 - reserved matters application for Charlton Square. Around the
same time there was a reserved matters application for parcel LC1, comprising flats and retail
space, howeveronly a small quantum of retail space has been delivered due to ‘lack of
demand’, somethingthat was particularly lamented by residents at the time, although this
has now been addressed. Plans forthe linear park along Highwood Road were also simplified
due to concerns around maintenance costs (see below).

2010 The east to west direction of the phasing was overtakenin 2011/12 due the availability of
government Local Infrastructure Funding grant money, which was used to implement the
Hayes Way access road. In doing so this enabled the ‘Woodlands’ part of the scheme (parcels
H50-H55 to the extreme west of the site) to come forward earlier than anticipated. It offered
family homes at a lower density with a more ‘traditional’ finish than the housingin Phase 1.

2011 In November 2011 the reserved matters forthe first two parcels (H50 and H51) in the
Woodlands Phase were approved. This area contained an avenue of around 14 mature lime
treesthat were identified in the supporting material for the reserved matters application to
be saved. The SGC case officer noted in the delegated report that ‘tree retention has

2 Qutline Permission reference PT03/3143/0 Major mixed-use development across 81.25 hectares of land
comprising 2,200 new dwellings, 66,000 sqg m of employment floor space (B1, B2 and B8), 1,500 sq m of A1, A2, A3,
A4 and A5 floor space: together with the provision of supporting infrastructure and facilities including; new
vehicular and pe...

3 DAS ‘North Field’ December 2007 Final Edition (available as a paper copy only, courtesy of SGC).
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informed the overall layout for this scheme’, with the reserved matters permission* requiring
these treesto be protected during construction by delineating ‘no-dig areas’ preventing road
construction from harming the tree roots. In implementing the scheme the opposite of this
occurred. Two were accidentally lost through constructor error, and subsequently adecision
was taken toremove and replace the remaining treesin the avenue. Therefore, even witha
strong, clearly worded planning condition, mistakes can be made on-site. Thisis different,
however, to a willful dilution of a scheme’s design content.

2013 The Phase 2 detailed masterplan for Charlton Hayes was approved in Oct 2013. The Design
Codesforphases 2 and 3 were prepared simultaneously based on the learning taken from
Phase 1. The main housebuilder’s design approach moved away from the limited success of
the contemporised approach and instead, supported by SGC, introduced “simple design
features”such as pilasters, deeperwindow reveal, grey window frames, higher gables and
better quality materials resultingin a more robust architectural appearance within a
standard housebuilder product type.

In November 2013 Approval of detailed master plans for Phase 2 (Rev 1) and Phase 3 (Rev G)
under PT03/3143/0 were deemed acceptable and therefore formally discharged the
respective aspect of condition 5. Phases 2 and 3 were delivered concurrently, with Phase 3
being completed before Phase 2.

2014 PT14/5028/0 - In December 2014 a planning application for land to the west of the main
Charlton Hayes development (a triangular-shaped parcel originally foremployment use but
agreedthroughthe South Gloucestershire Core Strategy to be re-allocated for 120 dwellings)
was submitted by Arlington Business Parks GP Ltd forup to 120 new dwellings, up to 8000
sgm of office developmentand up to 400sqm of ancillary retail use.

2015 PT15/0174/F - InJanuary 2015 a retrospective application needed to be submitted forland
Parcel H39 in Phase 3. This came about due to an on-site construction error in which an
earlier version of plans was implemented that lacked some of the key external design
features. The pilasters and paneling were subsequently amended along with grey window
frames beinginstalled into the houses, butin lieu of retainingthe windows in the cornerflats
a deal was negotiated with the developerto secure afootpath link adjacent to Lloyds bank
instead.

2016 PT15/5353/RM - In January 2016 a reserved matters application was submitted forlaying out
of the open space of The Crescentincluding enclosures and hard and soft landscaping. This
was related to the Masterplan and Design Code for Phase 3 linked to the original outline
permission and also the reserved matters permission for Phase 2 and 3 infrastructure
highway corridor including public realm design, landscaping, street furniture and highway
engineering design. A pedestrian bridge overthe landscaped swale adjacent to Hayes Way
was provided to link Charlton Hayes with the Lidl supermarketand YTL new housing scheme
(to be constructed on the Filton airfield site to the south).

4 Condition 2 of permission PT11/2687/RM stated ‘The internal roads hereby approved shall be constructe d using a
‘no-dig’ construction as set out in the Bosky trees Arboricultural Implications Assessment, Arboricultural Method
statement, and Tree Protection Plan lodged at the Council on 23 August 2011.In accordance with Policy L1 of the
adopted Local Plan.
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The delivery of part of Phase 3 involved a sub-developer using their company standard floor
plan with elevated designs forthe frontages, eaves, roof materials, fenestration, bricks,
projections and other “layers of details” the apartment blocks “were bespoke”forthe site.

2020 | Thelast parcels of Phase 2 are under construction in the north west part of the site are
unlikely to be completed before 2022.

Key players

Although a single national housebuilder has been, and continuesto be, the main developer, other
developers have beeninvolved due to the need to spread the cost/risk of developingin an uncertain
financial climate. The Key Playersinclude:

Councils Developers Community
Patchway Town Council Barratt Homes Charlton Hayes/Patchway Steering
South Gloucestershire Council Bellway Wain Homes Group
Bovis ReACH - Charlton Hayes residents’
David Wilson Homes group
Goodman (employment land) Residential care home providers

Linden Homes

Treatment of design in the original consent

The outline application’s Design and Access Statement (DAS) set outan intention to follow a
“contemporarised design” approach, which was to be applied to the main housebuilder’s standard
productsin orderto “elevate them”. It was focused onthe notions of perimeter blocks and mixed uses,
vertical emphasis of three storey buildings, and with design details such as rendered finishes and timber
cladding panels. The contemporary ‘apartment’ style design direction was supported by the Inspectorat
appealresulting in the developerneedingto amend theirstandard approach to fit this contemporised
urban living concept for Phase 1.

The design approachin the DAS, and subsequently in Phase 1, was driven by the council’s Urban Design
officerat the time. Unfortunately, that officer subsequently left the council before the scheme’s
implementation requiring “people who had not previously been involved in that process to try to
interpret it” resulting in both parties "having a go” at interpreting what contemporary meant. According
to interviewees, the “limited success” in achieving a successful contemporary design was due to a range
of factors, including: the developerusingan in-house team with "limited” familiarity at deliveringsuch
an approach ratherthan retaining the consultants originally employed to negotiate the design detailing;
the authority’s inability to “describe what they meant by contemporary design”; and challenging
economicconditions prevailing at the time.

The national recession in 2008 necessitated aviability review, which resulted in reduced amounts of
affordable housing and a scaling back of the infrastructure onsite. These changes were seen as essential
by the developerin orderto make the delivery of much needed housingviable in the face of external
financial pressure, notleast due to the cost of the land. It also prompted the sale of some plots to other
developers (e.g. the southern part of Charlton Boulevard was sold to multiple other developers), each
with their own interpretations of the design code, who entered into their own negotiations with SGCon
design details. The local authority’s view is that it seems developers stuck to the Design Code “in spirit if
notquite in execution”. The developers by contrast considerthat the design aspects were “a battle, and
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... on reflection SGC officers may think that ‘perhaps they had got it wrong’ in terms of dictating a
particular design style”.

It was believed by one interviewee that “SGCdidn’t do a good job at ensuring consistency of design
across Charlton Hayes where other developers came on board... SGCshould’ve applied the design codes
more consistently. Some elements were complied with but one developer in particularveered away from
it in a number of places quite radically along Charlton Boulevard where there are a mix of styles, which
was never theintention. It is clear where the different developers have contributed particular blocks”.

The main developer considersthat “the original design conceptin terms of layout and greenspaces has
stayed incredibly consistent and true to the original DAS. But the buildings along the Boulevard does not,
which is a real shame”. Onreflection, the developerwould like to have built the entire scheme outas a
coherentwhole, and not sold any of the site to other developers but economic circumstances at the
time dictated a differentviability approach. The situation was further complicated by SGC at the time
not havinga 5 year housing land supply, thus weakeningthe LPA’s hand during design-related
negotiations. Consequently, SGCneeded to “soften theirapproach to design” at Charlton Hayesin order
to getthe housingdelivered causingan “erosion of design through value engineering costly aspects out
of their design”. A combination of all of these factors led to the different stylesand approachesto
design along Charlton Boulevard that were allowed subsequent to the approved Design Code.

The Phase 1 deliverables have changed on a number of occasions due to the developerhaving viability
issues with previously permitted schemes. For example, mixed-use parcels have beenreducedin terms
of employment/retailuses and increased in house numbers. Landscaping has been similarly revised.
Phase 1 has also been acknowledged by all parties as having “some design issues”, partly it seemsthese
have been caused by issues with communication (as set out below) but there is also the opinion that
these are a result of a mis-intentioned attemptto “contemporarise” the developmentin a way that is
out of context with the local character. This approach can be traced back to a Design Workshop (2005)
in which a ‘contemporaryvernacular architecturalstyle forapartment blocks’ was recommended,
although with use of ‘traditional materials’ (DAS, para6.6.22). Whilst this approach was substantiated
through the appeal outcome it seems that all parties now agree that the contemporary ‘urban living’
style was poorlyimplemented in Phase 1, particularly along the Charlton Boulevard part of the scheme.
It is noticeable that the road frontagesin Phase 1 are of a markedly different quality to the rear
elevations.

There are some significant differences in design from one end of Charlton Boulevard to the other. A
number of different developers have contributed blocks of buildings to this part of the site, each with
their own take on the design code to be applied. It was noted by one interviewee that “lessons have
been learnt from the earlier phase 1 buildings, where the Design Code prescribed timber paneling. There
was recoghnition in later phases and Design Codes that this aspect should be dropped as the end product
hasn’treally worked”.

To this end one developer commented that “the Patchway end of scheme design was ‘strongly
persuaded’ or ‘forced’ by SGC Urban Design Officer at reserved matters stage to follow a vertical design
to the architecturalstyle (e.g. windows tallreaching the floor, cedar cladding) very urbanized style. Our
customers are not particularly thrilled with this. We tried to change this through the woodlands phase
and are extremely proud of that part of the scheme, which reflects more of a Regency Clifton style.”

Developers note thatit is “very efficient to deliver a standard product” in terms of achieving build
quality. This though is differentto 'design' quality, where value engineering can water-down the
ambition of the designintentovertime. Where bespoke designs are required these are effectively
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“prototypes”andit is therefore trialing something new, both in terms of design and materials. That was
a keyreasonwhythe developer considered that design quality suffered in this Phase.

Improvements in design were instigated for subsequent phases building on the lessons learnt
previously. The developeris particularly “proud” of their later scheme inthe Woodlands phase of the
development where they employed external architects (ratherthan usingan inhouse team) to devise
different front elevations to create what they considerto be a more ‘Georgian’ style feel (see Images
CH6 and CH7). Average house prices® in the eastern part of Charlton Hayes compared to the
northern/western partappearto reflect the differencesin, forexample: design quality; wide avenues
with woodlands/trees (see Image CHS).

Image CH6: The ‘Georgianstyle’ of the woodlands phase. Athree storey detached town house with flat dormer roof windows, capped parapet
gables, symmetrical fenestration (white plastic double-glazing with reconstituted stone lintels), creamrender finish, central front door
(traditional design) with pillar-surround and canopy, front garden metal railings with side access to brick-built pitched roof garage.

Image CH7: A pedestrian greenroute through the Woodlands phase.

Image CH8: Woodlands phase has a wide avenue at the entrance tothe area, with trees and render/brick frontages

In contrast, the north western part of the site (Phase 2) comprises a fairly consistent style as the main
housebuilderhad influence over design throughout, although another sub-developeris also now

5 Average house prices per street postcode as taken from Zoopla website July 2020.
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constructing some of this Phase. Phase 2 also provides greater detailing of homes and surfacing
materials and finish quality. For example, the houses fronting onto Highwood Road demonstrate the
difference in quality. See Image CH9 (Phase 1) and Image CH10 (Phase 2).

L I

Image CH9: Highwood Road Phase 1 (looking East)

Image CH10: Highwood Road Phase 2 (looking West)

In retrospect, gaining an understanding of what a developeris “capable of delivering” was considered
important, not only forthe local authority but also for the agent/architect working on behalf of that
developer, sothat their standard product range can be most effectively “tweaked”tofit the needs and
circumstances of the site. Having “experience” of whatis realistically going to be incorporatedinto the
designis valuable.

Design Codes

Design Codes were seen as “very usefuldocuments” by developers, in that they allow specificcosts to be
allocated to particular houses and the scheme as a whole. The local planning authority considered that
theyare “good, if done well”. For SGCthis means that they should be “precise”, there shouldn’t be too
much flexibility within them to downgrade the design asit doesn’t provide a strong position for the LPA
to argue for inclusion of particular features. A flexible design code can hinder speed of decision-making
as where there’s flexibility there’s scope to have long-running discussions between parties as to the
most appropriate way to proceed®. In contrast, a developerview is that there does need to be flexibility
in a Design Code to allow for circumstances on the ground during delivery to be takeninto account.
Interestingly, the Inspector’s appeal report took a middle line in stating that the ‘important factors [for
design codes] are its quality, clarity and the right balance between prescription and flexibility’ (IR para
10.32).

In Phase 3 developersand SGCagreed thatrender was not an appropriate finish for all buildings — it
doesn’t weatherwell—this view was supported by current residents who spoke with researchers during
site visits. The Design Code allowed forthe renderto be scaled back and more brick finishesto be
introduced. Overall, there was a “consortium effort on design between [one of the sub-developers]and
SGC” but also talking with local members and residents on adjacent sites. For one of the sub-developers
involved in part of Phase 3, the Design Code was used extensively “during negotiations with SGC” thus it
“allowed the reserved matters process to be a bit smoother”. It helped to prescribe street hierarchy,
perimeterblock layout, creates characterareas and allows these to be “well defined” creating a sense of
place, soin that sense the developer considers the scheme works well.

6 An example of where the Design Code has been approved across the whole site is at Lyde Green. And East of
Harry Stoke one has been approved as part of full application for 700+ houses, but this was “challenging to
determine” due to the level of detail.
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The greatestinfluence overthe final build quality for one of the sub-developersin Phase 3 wasthe
palette of materials, as required by the design code — in particular the reductionin amountof render
finish and more use of brick finishes. Sample panels were provided as part of reserved matters
discussions with SGC officers so that they were aware what was being proposed and developers could
cost it into the scheme.

In contrastto Phase 1, the Woodlands phase was undertaken using a more consultative approach
“Whilst it took the same time and effort a much more positive process and outcome was achieved. If we
are able to work together then it has a more positive result”. All interviewees agree that Phases2and 3
Design Codes are clearer in their requirements and the results are improved (see Image CH11).

Image CH11: Phase 2 Wood Street (from west end looking east back to phase 1 brickfronted houses in distance). Wide primary street with
parking bays, wide kerbed pavements and ‘through’ access to parking at rear. Two and three storey semis and terraces. Mainly rendered finish
with some blue/grey brick detailing at first floor, plastic wood effect paneling over the rear access tunnel. Note the stone sill with deeper reveal
grey fenestration, parapet gabled ends and railed front gardens.

In terms of Phase 3, one developerbelieves thatthe “overallappearanceis a success as there’s a clear
hierarchy and sense of place”. (see Image CH12).

Image CH12: Atertiary street in Phase 3 with narrowed shared space carriageway access, predominantly brick finish, open front gardens and
side (rather than frontage) parking. This creates an intimate street character.

The use of multiple Design Codes across a large site, introduced in a phased way, has allowed for
changes and improvements to made between phases. If there were to only be a single Code across the
whole scheme thena “review mechanism” needs to be inbuilt into the Design Code so that any issues

Page | 12



and necessary amendments can be inserted following ‘on-the-ground’ implementation — it was
suggested that such a review should be considered after 200-300 houses are completedin a large
scheme.

The use of separately written Design Codes foreach of the Phaseswas seenasthe “saving grace” by
SGCfor latter Phasesin thatit has provided an opportunity to review the content of the code, compared
with onsite implementation, to see where improvements can be made. The benefit of using codes was
echoed by a developer, who stated in respect of Phase 3 thatit was used “extensively” and that it
“allowed the reserved matters process to be a bit smoother”.

Recycling/residual container storage

The design of waste/recycling storage facilities varies between plots and even between houses within
the same parcel. Minutes from a community group meeting (ReACH, 29/11/16, pg.3, related to Phase 1)
notedthat there were "rubbish bags hanging on railings". This was witnessed on the streetsin all Phases
of Charlton Hayes that were visited. It is clearly a bigger issue in some places with waste piled into front
‘gardens’/amenity spaces. Itappeared worse in Phase 2 on the day of the first site visit (a Wednesday
morning).

Some units do not appearto have any storage space to the front elevation and limited access to the rear
of the property. Others (in Phases 2 and 3) have individual ‘L-shaped brick ‘shelters’ for bins (see Image
CH13), which residents see as being “better than nothing”. Also, other properties have acommunal
wood faced storage shed, which from viewing during the site visit are wellusedin some casesand
abusedin others.
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Image CH13: An ‘L’ shaped brickbin storage area helps to maintaina tidy appearance at the front of dwellings in Phases 2 and 3.

It is understood that SGC have recently acquired new vehicles for collecting recyclable materials and/or
refuse whose length dictates housing road layouts and thus plot design. The size/weight of vehicles is
also impacting upon the road surface materials with tarmac having to be used instead of block paving in
particular key areas due to turning/weightissues.

The ReACH "“getting things done" campaign involved publicity of actions through a series of posters. One
of whichrelatesto: Clean up the streets —working with the developerto mendfencesand broken
paving —this is a key post-consent design issue that has worked in seeingaction on the ground. Another
relatesto the inclusion of 30 streetlights into the scheme (see Image CH14).
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Image CH14: Street lighting installation - “ReACH enabled 30 to be installed” (ReACH Promotional Report 16 May 2019, 1st page last para)
(image courtesy of ReACH)

Treatment of design post-consent

The scheme’s narrative can be viewed through both ‘chronological’ and ‘thematic’ lenses. The former
illustrates transitions between phases, as detailed in the previous section, whereasthe latteris derived
from reflecting on the issues apparentaround the area. Four broad themes were identified:

1. Designdetails— this is in effectthe chronological narrative of the site’s architectural journey as
already documented above. In summary, the transition was from the developers ‘havingago’ at
attemptingto meetthe LPA vision of ‘contemporised’ designin Phase 1, to all parties adoptinga
more collaborative approach to design in later Phases building onlessons learnt as the scheme’s
implementation progressed.

2. Planningprocesses — Forthis scheme there have been challengesinherent withinthe planning
process, most notably the difficulty of havingan outline permission that is then subject to numerous
Reserved Matters applications and subsequent revisions, many of which contain within them further
variations and non-materialamendmentsto plans.

Monitoring and enforcement, until more recently, has been piecemeal “reactive due to resource
constraints”, and “ad hoc and not done well”. Two particular breaches were: ParcelH39 (the first part
of Phase 3), where a retrospective application was required for incorrect plans havingbeen usedin
construction; and the second for the removal of Lime treesin the Woodlands phase contrary to a
planning condition (brought about by contractor method error).

More eyes and ears are needed on the ground and the residents’ group ReACHhas made a
difference ininforming of changes. The Council’s Delivery and Liaison Officer’s role is significant here,
acting as a bridge between the counciland contractors, so as to potentially avoid the need for
enforcement. In Charlton Hayes it is now a “team effort”to monitor proactively, involving: the
delivery and liaison officer; case officer; developer; and local residents.
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3.

Landscaping and Public Open Space - Charlton Hayes is perceived as beinga “clean, airy and green”
place in which to live. The DAS (2007) states that ‘a network of accessible, memorable and distinctive
openspaces... will be designed to be safe and secure with overlooking properties that provide
surveillance’ (DAS, paras 6.76/5). This has largely been achieved across the site, albeit that some
places still require further works/planting—forexample in Skinners Croft Square (Phase 1) thereis a
lack of planting overall and the wrongtypes of plants have been usedin some places.

The creation of a ‘linear parkway’ along Highwood Road, forming the northern boundary of Charlton
Hayes, was a key feature of SGC’s objective of integrating the new Charlton Hayes development with
the existingtown of Patchway . It initially involved a ‘wavy hedge’ design detail (see Image CH15) but
this was eventually simplified through a second application. Delivery was “slow and poor” as plans
were revised to exclude the ‘wavy hedge’ following concerns from SGC Highways, Parks and
Recreation Dept about ongoing maintenance costs. Initial objections have been overcome and it now
appearsto be a pleasant place to be. Before and afterimages capture the change (see Images CH16
and CH17).
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Image CH15: Linear Parkplan showing ‘wavy hedge’ detailin the centre.
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Image CH17: Highwood Road afterhedge removal (Source: Google Streetscene)

The southern boundary of Charlton Hayes with Filton airfield is formed by the Hayes Way link road. It
was presented as part of the public open space requirements forthe site however “jt doesn’t function as
such”and is still awaiting tree planting. The road and its associated landscaping forms a significant
impedimentvisually and physically between the current Charlton Hayes site and the future housing on
the airfield, albeit the later provision of a footbridge overthe swale provides some linkage (see Image
CH18). This infrastructure was engineering and cost led. There are junction clutter issues, including a
“forest of lighting columns”. A particular problem with the final implementationis that the houses were
constructed at the incorrect level— built 1Im too high above approved ground levels. This resultsin a
steeperslope down to the swale than would otherwise have occurred thus reducing the potential for
recreation activities to take place on the grassed area.
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Image CH18: The Hayes Way landscaping scheme with footbridge crossing the swale inthe distance

4, Communication between parties — The relationships between actants was considered by all parties
to be veryimportant to a scheme’s successfulimplementation. As akey element of this, the
continuity of personnelinvolved was crucial. It was acknowledged that changes in staff at both the
local authority and the various developers (plus theiragents) overthe long running delivery of
Charlton Hayes potentially affected the coherence of the development on the ground, particularly
the early phase of the scheme.

This also relates to the formation of a local residents’ group, called Residents Association of Charlton
Hayes (known locally by the acronym ReACH, see Section 5.2.6 of this case study). The group
conducted a public consultation (May 2017) to find out residents’ priority issues (ReACH Blueprint for
the Future, 1st page 1st paragraph). Responses werereceived from 91residents. Of these anumber
relate to post-consent design issues, such as open space/landscaping (56 mentioned), road design
(78 mentioned) and waste/litter (26 mentioned). The key priorities are set out in the outcomes
report (ReACH, July 2017).

The community perceives the relationship between developers, builders, local authority and
themselvesto be one of “unequalpower”. Changesin developerteam “absolutely” improved the
communication between developerand residents and, from 2018 onwards, has resultedin “things
getting done”. The relationship between parties has similarly improved as a consequence.

In May 2020 ReACH had organised a physical community ‘get-together’, called the ‘Big Day’ (see
Image CH19) involving the unveiling of a 16ft community-created mural (see Image CH20). The Covid
lockdown during 2020 resulted in the Big Day event necessarily being replaced by an interactive
event, providing “a more digitally focused approach with the use of video recordings to celebrate the
pastand linking it to the future”. Notwithstanding these wider contextualissues, the event had been
difficult to arrange as there are no large communalfacilities within the Charlton Hayes development.
This lack of public facilities is seen as a detractor by local residents. Forexample, whilst retail units
were constructed around 2010 it wasn’t until late in 2018 that a Premier store moved into one of
these, and a vacant unit still remains within this block. This is possibly due to a “lack of market
appetite”to bring forward the shops that were originally planned forthe development. However,
some of these are now coming forward, forexample, Sainsbury’s are taking up the larger retail unit
to the north east of the site (under constructionin 2021), which will also include a nursery. Unitsto
the north west of the site are similarly under construction but, at the time of preparing this case
study, it is understood thata tenanthad not been secured.
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Image CH20: 16ft mural tobe unveiled by the community at the Big Day event (image courtesy of ReACH)

Elected councilors have been involved through the community liaison group meetings. It has helpedto
build relationships between the members and developers by, forexample, having the lead developer
take memberson a tour of the early phase. This built greater understanding between different parties
as to the situation.

Views from residents on design quality

The Charlton Hayes development has experienced a “multitude of problems... the more one digs down
the moreit snowballs”. There was “definitely an issue with communication between parties”. But this is
not only between organisations but also within organisations, including within the local authority
between departments. Examples giveninclude: the cost of landscaping maintenance le ading to reduced
schemesto reduce ongoing liabilities; the waste collection service procuring large refuse vehicles whose
size will dictate future site layouts (with road widths needingto be greater, turningcircles increased and
road surface materials more resilientis specific places); the proactive monitoring of sites; the need for
delivery and liaison officer (compliance officer) to increasingly dilute time between numerous large
schemes with ongoingliaison issues.

In terms of the relationship between developers and the LPA, it was felt that different officers at the
council (forexample transport/ and education) have different goals with each wanting “their own pot of
money”and therefore developers believe it needs someone “further up the tree” to take a wider view
and overall responsibility for getting things delivered. It had been generally difficult to deal with the
senior person in the authority. The communication situation between the main housebuilderand LPA
(SGC) hasimproved considerably since early 2018 following two key appointmentsthat were
coincidentally created around the same time: for the formeran externalliaison consultant (3 days p/w)
to manage on-site infrastructure provision, such as landscaping, road closures, public space, trees etc.);
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for the latter a Delivery and Liaison Officer provides a link role between the residents, the LPA officers
and the developer. The purpose of these two rolesisto “manage the expectations” of residents and to
personalise accountability for getting things done, with the latter also having a compliance function. The
link liaison “bridges the gap” between parties. Both appointments have increased the transparency of
both organisations to the local residents and have been welcomed.

Additionally, the creation post 2018 of a new delivery liaison team from the developer “absolutely
resulted in a change of power differential”. This view is echoed by another developerwho considers that
the relationship with SGC on post-consent designissues changed over time, gaining loyalty and
understanding of the pressures on each otherovertime. It was stated by one developerthat “they have
a good skills set in SGC officers” and that there is “good team working between parties”. In particular it
was noted that “stability helps” having the same individuals in jobs and organisations helps to build
those relations and understanding between parties. SGC officers have agood understanding of what
they’llbe able to get developerstodoand what they won’t do so officers know what they’ll be able to
achieve realistically. However, all parties noted that turnover of staff at both the local authority (there
have been around 5 different LPA case officers overthe 10 year ‘life’ of the Charlton Hayes scheme) and
the developers (and theiragents) can cause difficulties as subsequent employees often do not know the
site history, or crucially which plans are the most current. This lack of continuity in a verylarge and
complex scheme with lots of amendments and variations has mean that almost inevitably “things have
fallen between the cracks”.

Local Residents’ Involvement

Ongoing engagement with the community, particularly where there are residents in situ of earlier
phases, is important. If the developeris required (by s.106 agreement) to create and attend a
stakeholder group this helps to ensure thatthe developer “fronts-up to the community” to explain why
something has happened (ornot) and what will be happening on the site next. This localised pressure
being placed on the developerhelpsto “personalise” the issues so that individual people have asense of
ownership and responsibility for ensuring that somethingis done.

ReACHwas formedin 2016, with its own website https://www.charltonhayes.org.uk/.ReACH’srole is
“meeting and talking with key stakeholders and localservice providers on a regular basis” (ReACH
Promotional Report, 16 May 2019, 2nd page). One of the stated reasons forthe group’s conception was
due to the ‘untidy and dangerous’ site.

A ReACHrepresentative sits on the Charlton Hayes Steering Group, set up initially by Patchway Town
Council, which meets quarterly to discuss various issuesin the area. It is comprised of a wide variety of
members, with attendance reflecting the issues to be discussed at any given meeting. The group has
“worked really well” andis “key to making things happen”, so much so that ReACH have been
approached by communities in other developments (for example at Lyde Green) asking how they can
create something similar.

“Something that| feel is happening a little bit more but would definitely like to see more of
would-be housebuilders seeing the added value in taking more of a proactive role in helping to
build the community side of their developments notjustthe bricks and mortar. | think a lot is
donein the initial stages of buying the house for obvious reasons, but thatongoing relationship
could help improve the way in which people feel aboutthe place they live increasing their sense
of pride and investment in their area. | think if developers viewed their importance as builders of
communities they would perhaps strive to implement greater quality and engage more
proactively throughoutthe build through perhaps a development-specific Facebook page or
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newsletter. This would also be a good idea when a new development adjoins an existing
community.”

Key lessons to support design quality post-consent

The Developersand LPA consider the DAS and Design Codes to be “useful” elementsin speedingup the
negotiating process at RM stage. There is, however, a difference of opinion as to the extent to which the
design code should be prescriptive (with little room for maneuver) or contain a degree of flexibility to
address circumstances at the time. All parties, though, acknowledged it being usefulto have multiple
design codes across a large site so that that improvements can be made where necessary overtime.

There is potential for greater awareness between parties as to the demands and pressures on their
operations. Forexample, one interviewee suggested that it would be usefulfor LPA officers to have
training and knowledge relating to on-site delivery and implementation practicalities of the design
related things they are asking of builders/contractors. And for developersitwould be helpfulto gain a
betterunderstanding of the processes undertaken for deciding planning applications and thus why
statutory determination timescales are not always met.

The tools SGCcurrently have forensuring compliance are not necessarily the most effective in achieving
results on the ground. It is seen as more usefulto have community “eyes and ears on the ground” to
pick up on deliveryissues andto alert the LPA (and developer who may not be aware of specific
implementation matters —this could be formalised through s.106 requiring the conveningand
attendance atregular stakeholder liaison meetings and at a pre-consent Design Review Panel). Forthis
to work effectively there needs to be “mutualrespect” between parties. A high level of community spirit
and engagement at Charlton Hayes has in recent years helped to foster good relations between parties,
although all acknowledged that communication between those involved could be furtherimproved. A
number of interviewees stated that elected councilors could play a greaterand more proactive role in
this regard.

The delivery issues apparent over the duration of this site’s development has “increased the need for
greatercommunication and transparency between the parties”, in particular the “outward
communication during the delivery stages” with residents and otherinterested groups as opposed to
justbetween the counciland the developer. Itis noted by one interviewee that to date this has been
"morereactive than proactive", hampered by “miss-communication and hierarchy”. This has been
compounded by some “generalised miss-conceptions" about the failure to provide community facilities,
some of which have been market / viability led with others, such as public open spaces, a matter of
timing. These are complex matters and failures in communicating this effectively "can put barriers in the
way when it comes to positive liaison”. Social media allows people to engage, butit also creates
challenges for those thataren’t connected, orin instances where only part of a situationis presented.
There remains the need for “a consistent and non-biased approach for communicating with all
residents” so that people are not excluded orleft with unanswered questions.
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Case Study 2 - Former Cheltenham Road Library Case Study

Summary and key findings

This redevelopment scheme of the former Cheltenham Road library, is a development of 36flats.
Submitted as a full planning application in 2008, on site implementation did not take place until
2017 with the build-out developer seekinganumber of amendmentsto the design contained in
the original consent. Key findings from this case study derived from the consented participant
interviews and widerresearch are:

» The needforeffective management of cumulative change post-consentto ensure
ultimate delivery of desired intent. In this instance different views of the extent of
impact of the post-consent changes were evident, but there was agreement from all
participants that the management of post-consent is crucial;

» Changesto original design may be inevitable and there is some need foracceptance of
this and a focus upon how to enable change whilst still preserving the original design
intentions. In this instance views diverged as to the extent to which the original design
intent was retained in the delivered scheme;

» Theimportance of continuity and retention of key design principles is a critical point of
emphasis within the context of change identified above. This is a matter beyond
continuity of personnel, and concerns information/document/project management,
communication, and techniques to establish and maintain the key design principles
throughoutthe project (end to end);

» Aninadequacy of local authority resources generally, and particularly in the post-consent
arena, was identified by some participants as a potential dynamicin scheme delivery
and;

» Theinterrelationship/dependency of different regulatory frameworks impacts upon what
can, and is, delivered. Awareness of this throughout all stages of the projectis important.

Project description

This case study concerns the former Cheltenham Road Library site, Cheltenham Road, Bristol, BS6
5QX. The site is located within the administrative boundary of Bristol City Council. The development
sought demolition of the former local library and erection of 36 self-contained flats overan
underground parking area. The site development was undertaken as part of a widerlocal authority
strategy to relocate the local library facility into a mixed-use redevelopment of the former North
Bristol Baths located furtherto the north on Cheltenham Road. Notwithstanding theirassociation,
these developments were not directly connected as redevelopment projects.

The site is located on the western side of Cheltenham Road, opposite a school, with a mixture of
residentialand commercial uses surrounding. The site is north of Bristol city centre, ona key north-
south road served by a number of primary bus routes, and is characterised by a mixture of usesand
built forms. The development proposed replacement of the former library building with a new ‘L’
shaped structure. The principle elevation of the property fronts Cheltenham Road. The replacement
building consists of a sub-levelarea principally devoted to car parking, with 4 floors of residential flats
above, the uppermost floor part-occupying the roofspace, utilising dormerwindows within the
roofplane. A courtyard shared garden space is located in the north west corner of the redeveloped
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site. The building consists of 36 flats, of which none are affordable.
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Image CRL1: site location in context

The original application site was presented as follows:

Image CRL2: Site location plan

Page | 23



The 2008 planningapplication submission block plan presented the redevelopmentinthe following
manner:

CHELTENHAM ROAD FLATS

’ ARCHITECTS

Image: CRL3 (Block plan)

Planning history

The implemented permission for this site comprises applications 07/05632/F, 07/05634/LC, and
08/03696/F which sought permission to demolish the former library buildings onsite and the erection
of 36 self-contained flats over an underground parking area. Due to externaleconomicfactorsthe
site did not then move towards implementation until 2017 when a series of applications were
submitted to discharge conditions and seek approvalfor amendments to the scheme, particularly:

e 17/00856/NMA — Agreed repositioning of some windows
17/02803/COND — Approvalfor the discharging of conditions relating to drawing and materials

e 17/03342/NMA - Agreementto raise east/front block by 500mm to accommodate 'accessible
parking'

e 17/04002/COND — Approval for works to wall fronting Cheltenham Road and construction/site
management method. Agent: 3Sixty Real Estate. Applicant: MD Homes

e 17/04355/NMA - Non-Material Amendment NOT agreed for chimney reduction in height by
approximately 1120mm. Consideredto go beyond a non-materialamendmentand as such a
variation of condition was required (17/05967/X —Approved)

e 17/04748/COND - Approvalforthe discharging of conditions relating to drawing and materials.

Notably, the variations included changes to the building heights, chimney heights, windows, and
materials, all matters highlighted as key design features by the key players.

Page | 24



Key players

Councils Developers Community

Bristol City Council Chatsworth Homes (South West) Building residents
Ltd Local community (including local
MD Homes residents, businesses, and a
Autograph Homes school)

The original development proposition was submitted by Chatsworth Homes (South West) Ltd. The
original planning permission secured for the development was via ESHA Architects, who also acted
as agent. Following grant of planning permission, progress on site was limited due to Chatsworth
Homes having entered into administration. The subsequentimplementation of the development
(2017), included a series of variations, led by MD Homes, later Autograph Homes. Although MD
Homes held conversations with the previous agent (ESHA Architects) concerning post-consent
changes, from 2017 3Sixty acted as agent on applications associated with the pursuit of variations on
the site.

The Local Authority Case Officer for this proposal changed between the initial seeking of planning
permission (2008) and implementation (2017), with one officer dealing with the original permission,
and a different officer managing subsequent applications.

In total there were 6 participant interviews undertaken in association with this case study. 5
participants consented for theirviews to be included in this report, with the commentary reflecting their
views only.

Treatment of design in the original consent

Permission forthe original form of developmentwas secured viaan application for full planning
permission. The original site was presented as follows:
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Image: CRL4

The development proposition which secured the original permission via 08/03696/F presented ascheme

as follows:

ek

CHELTENHAM ROAD FLATS
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Image: CRL6 (South East and South West Elevations)

Image: CRL5 (North East and North West Elevations)
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Certain elements of the scheme were identified by the key players as being critical to the design
qualities of the scheme. These included:

1. A building design concept which responded to the context of the locality, most notably the
school opposite but also wider matters of scale, rhythm, materials, fenestration, and design
detailing;

2. Retention of a boundary wall fronting Cheltenham Road, characteristic of the school and a
feature commonplace in the immediate vicinity;

3. Prominentchimneyfeatures, characteristicof the area and, in particular, found on the school
opposite;and

4. Materials reflective and characteristic of the area.

The original design, as representedinthe images above, appearedto reflect broadly unified aims,
intentions, and aspirations for the Architects and local authority. Between these two key players the
scheme does notappear, therefore, to have been challenging conceptually. There was, however, some
wider sensitivity surrounding the redevelopment associated with the library relocation and associated
redevelopment of the former North Bristol Baths.

Treatment of design post-consent

Subsequentto the 2008 permission, the site essentially remained undeveloped for almosta decade.
From 2017 a series of changesto the scheme were pursued, principally via the discharge of Conditions
and through ‘Material and Non- Material Amendments’ (NMA/MA). These included changes to
materials, the chimneys, fenestration, the boundary wall, and building height.

The resultant variations can be seen most clearly via a comparison betwee n the original provided
Perspective image (08/03696/F) and the scheme actually delivered on site:
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Image CRL6: Original ‘Perspective’ plan
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Image CRL7L Scheme as builtout. (Source, Google Map, Streetview, A38, Bristol. 2020)

The changes to the original scheme pursued by variation were identified by consenting participant
interviewees as relating to key design attributes/characteristics of the original scheme. Itis notable
however, that views on the acceptability of the delivered scheme diverged significantly:

“The postplanning changes seemed to get no consideration atall”

“His concept [the Architect’s] for that site, which was a fabulous building, was diluted to an
unacceptable degreein his eyes, and | have some sympathy with that”

“I think the building does fit in really well, the brick is nice and ties in with the girl’s school
opposite. It looks good”
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“When it was actually built, ultimately in bright red modern brick work, I’'m afraid that rather
destroyed the concept.”

The needforchange in this case study was, to a certain extent, accepted by consenting
interviewees. Butthe needforgreaterlocal authority resourcing for post-consentto ensure that
the ultimate outcome is acceptable and in line with initial intentions and aspirations, was, however,
highlighted by some consenting participants in the context of the effective management of the
post-consent process:

“This is a real obstacle to delivery, on design; [is] resourcing and having enough staff”

An expressed view linked to this was that the post-consent space is critical to outcomes delivered on
site, and that currently it is not considered to be effectively resources/managed. It was noted by one
participant that the current post-consent performance/resourcing/managementimpacted in some
way upon eitherupon design quality or the efficiency/effectiveness of the process:

“The postplanning changes are almost like the bread and butter donkey work of the planning
department, it’s not considered to be the important stage. This crucial stageis seen as being
the original planning permission, and all the emphasis is put there.”

In this case study, the elapsed time between the grant of permission and build out, and the change
of playersinvolved was perhaps particularly significant.

A furtherstated view was that clear local policy on designis important, along with the importance of
adheringto this policy by all decision makersin both the application decision and also any
subsequentapplications seeking variation. It was not considered that recent and planned national
design policy/guidance/approaches have particular significance, rather the local scale was given
particular emphasis from the perspective of policy/guidance and decision making.

Views from residents on design quality

With regards the design qualities of the building, it is notable that the residentsinterviewed spoke
generally highly of the appearance, materials, detailing, layout, and practicalities of the property. Itis
also interesting to note that some aspects highlighted as significant changes, including the chimneys,
were not giventhe same importance by the residents (eitheras original or as built out).

The choice of materials in the delivered scheme, including brick choice, was referenced positively. The
residents interviewed were not aware of the design changes undertaken post-consentin terms of the
appearance of the building, and when asked didn’t view the changes made as problematicor
controversial. The building was generally considered to sit well in its context, and although the
courtyard was identified as an area that could be larger, it was spoken about positively forits role as a
shared space for interactions and experiences.

The most significant challenge identified through the residentinterviews related to construction
standards. Issues were identified with the finishing, detailing, and construction techniques employed,
as well as the challenge in resolving some of the identified issues. Though not a planning matter, this
is pertinent here because it references the wider point of the relationship between different
regulatory regimes and the practical realities of successful projectimplementation:
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“The snagging has just continued forso long”

Key lessons to support design quality post-consent

Key points raised by this case study via both documentary/site analysis and the primary research can
be summarised as:

1. Continuity of the design narrative and key principles in the post-consent space is critical to
the delivery of the original design aims. This is more than maintaining the same people, itis
maintenance of intent;

2. Effective project management of the scheme, fromideato delivery, is necessary
for/between allstakeholders to enable satisfactory outcomes;

3. Effective resourcingand management of the post-consent processisimportantto ensuring
its efficiency and effectiveness, and the delivery of satisfactory outcomes; and

4. Robustdesign policy and guidance, where applied and used effectively/consistently, can
support successfulmanagement and delivery of design quality in the post-consentarenaas
well as during the initial permission.
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Case study 3 - Haywood Village

Summary and key findings

Haywood Village is a large=scale development scheme located near Weston-super-Mare on the
former Weston Airfield (WAF). The WAF re-development included a business quarterand an industrial
quarter, both currently in use. The construction of Haywood Village is still ongoing. Two outline
planning applications granted permission for two phases of the residential part of the development:
phase 1, comprising 900 dwellings and relevant mixed uses; and phase 2, comprising 1,650 dwellings
and relevant mixed uses. This case study mainly focuses on the first phase of Haywood Village as it is
being built out. Key findings of this study are:

> There are different, and opposing, perceptions about the level of quality delivered by this
scheme;

» The design quality is being mainly managed via design codes that were required as a
condition of the outline planning permission for both phases. They were reported to be
helpfulin managing and achieving quality, particularly for phase 1, sub area 1;

» Some variations from the original outline appearto have impacted the scheme negatively
(e.g. materials and massing), but some variations do not appearto have had any specific
negative impacts (e.g. access);

» Some amendments that could have had a negative impact on the scheme were rejected (e.g.
materials, number of units, housing types, access, and design details). Most of these
applications were made post-consentand were refused based on the basis of the design
codes;

» Insome phases of the development, residents have played animportantrole in the scheme,
mainly through complaints; and

> A consistentapproach, or better communication between different parts of the local
authority, might have helped avoid some issues.

Project description

This case study (Haywood Village) is aresidential area located within the site known as the former Weston
Airfield (WAF), which was one of the largest brownfield sites in the local authority (Image HV1). WAF is
located east of Weston-Super-Mare town centre, bordered by the A370, A371 and Winterstoke Road. A
rail line runs to the north of the area between the town centre and Weston Milton Station. WAF is a
strategic site and local authority comprehensive thinking behind managing the development of this site is
evident.
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WAF gained outline planning permission (07/P/1950/0) for an office business quarter (17.5 ha) with
associated uses, an industrial quarter (12 ha), and sustainable drainage in the form of rhynes, swales and
wetlands. Atthe strategiclevel, it was agreed that this part of the site was to be started before developing
the residential phases.

Pegasus Planning Group, on behalf of Persimmon, gained planning permission for the in dustrial quarter
and the business quarter of the site on Dec 2009 (Image HV2). The construction for this phase is now
finished. Weston Business Quarter (WBQ) is formed from the 89 Acre commercial element of the
Haywood Village development. Itis a partnership development between Persimmon Homes, Express
Parks (KMW Properties Ltd), North Somerset Counciland St Modwen.
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Planning history

The first outline application (phase one) forthe residential part of this site (Haywood Village), covering
27.4 hectares, was granted in August 2010 and was fora large-scale mixed-use development comprising
up to 900 dwellings including affordable housing, mixed use Local/District Centre to include a
supermarketand complimentary uses, a primary school, engineering works including a Cross Airfield
Link Road with associated landscaping, open space and ancillary related works including flood
management, earthworks and services following demolition of existing airfield buildings. All other
matters (including access, appearance, material, landscaping and layout for the construction of tarmac
roads and underground sewer services and pumping stations, swales and open watercourses and
associated grass landscaping) were reserved for subsequent approval. The outline permission required
the developertodivide the developmentinto phases and to submit design codes and masterplans to
guide the reserved matters applications for each sub area, of which they were 11.

An outline application for the second phase of the development was approved in 2018 (12/P/1510/0T2)
for a mixed use development to include demolition of the existing development, site clearance, raising
land levels and re-contouring of site, erection of up to 1,650 dwellings including affordable housing, 3.8ha
of class B1, B2 and B8 employment development, a primary school, a link road with associated
roundabouts, works associated with drainage/flood management, landscaping, public open space,
wetlands area, linear lake and allotments. In this application all matters otherthan access were reserved
for subsequentapproval. Submission of the outline application in 2014, was accompanied by a separate
DAS forthis second phase, also done by Pegasus on behalf of Persimmon.
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SUB AREAS & PARCELS KEY.
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Image HV4: Sub areas of phase 2 (phase 2 sub area 2 design code 2020)

In August 2020 Persimmon submitted their Reserved Matters application for phase 2 sub area 3
(20/P/2026/RM) (Image HV4). This is the latest application on this site.

Key players
Councils Developer/designer Community
North Somerset Council Persimmon Local residents

Charles Church
Pegasus Planning Group

Phase one of this scheme is being delivered principally by a single developer (Persimmon), with Charles
Church (its subsidiary) involved in some sub-areas of both phase one and phase two. Pegasus Planning

Group submitted the outline applications for both phase one and phase two, but planning matters and

design codes were dealt with ‘in-house’ by Persimmon from phase one- sub areatwo onwards.

A number of different departments and officers from the Local authority have beeninvolved, befitting
of the scale and complexity of this scheme. One principal planning officer has been involved as the case
officersince day one of this scheme.

Residents, once onsite, proactively formed a residents’ groups and have played an important role in
post-consent events of this development as discussed below.
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For this case study a total of 5 interviews were carried out, two with Persimmon, one with an urban
designer at Pegasus Planning, one with the local authority case officer, and one with a local resident
representing the local community.

Treatment of design in the original consent

The online planning application (10/P/0756/0T2) included a Design and Access Statement (DAS). Inthe
DAS, the vision for the Haywood Village was stated as “To produce a high quality living environment with
a clear and recognisable identity reflecting its position within a distinctive rhyne landscape. A distinctive
place to live, interact, relax, play, shop and work”. The DAS appeared ambitious and clear about design
principles. But the aspirations are not always easy to follow in the realized urban form (Image HV5). It
attempted to create a design specific to this scheme that would “create character, define access
promote diversity, be green, and achieve legibility”. This reads as an ambitious vision for the site.

Image HV5: Some aspirations from the DAS are hard to identify in the actual built form

The main mechanism for delivering this ambition was seen as the use of design codes and masterplans
for each sub area” and as such both planning permissions for phase one (10/P/0756/0T2) and two
(12/P/1510/0T2) required the developer, by condition, to submit design codes and masterplans for
every sub area of each phase (Image HV6).

7 It should be noted that the urban design at Pegasus suggested that this scheme had been to a design review panel (done by
CABE Design Council), discussion at which had focused on both street layout and design details. However, there are not publicly
available records of this review, and it was raised by neither the local authority or the main developer.
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Parameter Plans and Development Framework Plan
Establish design parameters such as:

Principles in Design and Access Statement
Establish design parameters such as:
- Use and amount;

- Land use; - Layout and access;
- Urbar.1 design; - Street hierarchy; Approved and granted in Outline
Stage 1 - Density; - Parking; Plansiba Parmiscion
- Scale; - Development Edges; 9
- Access; - Character Areas;
- Movement; - Scale;
- Green Infrastructure. - Landscape Design;
- Appearance.
Design Code
Detailed Masterplan - Ensure that tAhe masterplan is robugt a(\d provides
’ —— design solutions to complex technical issues;
Regulates and guides the Reserved Matters Application ] : 2 ; et
(BMA) - Deliver the design aspirations contained within the
2 : : 4 Design and Access Statement (November 2010); Discharging Conditions 5 of the
RMA should be in conformity with the character, design . . " X .
S SR : - Give a clear steer to future Sub-Areas and to what is Outline Consent which requires a
Stage 2 principles and form expressed in this Detail Layout. . . )
: : : expected in terms of urban form and design quality; Sub-Area Masterplan and a Sub-
Amendments to the Detailed Masterplan will require a b 7
3 - Accelerate the Reserved Matters Application process Area Design Code
mutual agreement between the applicant and the LPA g ; :
A by providing a sound basis upon which Reserved
and may only occur if it will enhance the standard of the S % :
design already illustrated in the Detailed Masterplan SEHESAR BB S S SR e s e
. by Development Control within North Somerset District
Council and Somerset County Council.
Stage 3 Reserved Matters Application Discharging all other conditions of

Generally requires a conformity with the Detailed Masterplan and the Design code produced for the Sub-Area the Outline Consent

Image HV6: the design code process stated in all design codes of this scheme (phase 1 sub-area 2 p7)

So far,a number of sub areas have had design codes approved by the Local Authority. These are aimed
at providing greater certainty and consistency in “achieving a high levelof quality in the final product”
(DAS, p113). The design codesincluded the following matters all of which were reserved in the first
outline permission: Movement and Street Hierarchy; Parks and Open Spaces; Block Principles;
Environmental Sustainability Standards; Building Materials and Features; Boundary Treatments; Building
Types and Uses; Landscaping; Building Height and Massing; Building Elevations; Safety and Security;
Character Areas; Parking; and Servicing.

The first design code was written by Urban Design & Masterplanning - Pegasus Group (Pegasus Planning
Group) on behalf of Persimmon. The design codes for phase one sub-areatwo onwards have been
written by Persimmon. The Local Authority saw it as disappointing, that external specialist urban design
expertise has not been continually engaged in this project, reportingthatan in-house sales person had
become in charge of design.

Interviews with key players identified differences of opinionin the initial vision for the scheme. The local
authority had expectations and hopes for a high quality outcome from the beginning. The developer, on
the otherhand, reported that “From the beginning, there was a perception/understandingthat the price
of the houses here would be capped”. Persimmon explained they were notaiming forthe highest
quality product because of the marketsegmentitintendedtoreach. These houses were “built to provide
a mix of housing which provides for a range of incomes including first time buyers” whereasin fact, the
prices currently being achieved at Haywood Village were reported by the developerto be much higher
than they had anticipated.

It is of note that both the urban designer from Pegasus and the local authority referenced a
neighbouring scheme by Homes-England, perceived to be of high quality. This proximity, they felt, put
pressure onthe developerto raise the housing quality “at least the appearance” at Haywood Village,
but it is difficult to evidence how meaningfulthisimpact wasin practical terms.
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Treatment of design post-consent

Since the granting of outline permission, numerousdischarge of conditions and non-materialamendment
applications have been made. The post-consent planning history for phase 1 appears more complicated
(and players have reported more tension in the delivery of this phase) as compared to phase 2 (although
this is not yet complete).

The developer appears to have frequently asked to include more housing units, and relax requirements
seen as costly. A review of non-materialamendments reveals applications, by way of example, to: ‘revise
street scene and elevation plans to reflect as built chimneys’ (13/P/0834/RM); ‘revision of details of
layout, materials, scale, street scene and landscape’ (plot specific, 14/P/2723/RM); ‘removal of windows
on side elevations’ (15/P/2437/RM); ‘to allow an alternative brick to be used in parcels H6 and H8 in lieu
of approved brick’ (10/P/0756); and ‘substitution of house types for some plots and relocation of
affordable plots’ (13/P/0834/RM). One example of an application to vary a condition included an
application to amend house types and increase the number of units (13/P/0834/RM).

Not all applications foramendments have, however, been approved. Application 14/P/0828/RM to amend
house types and increase numbers from 36 to 42 units in area H6 was refused. In the decision letter, it
stated that;

“The proposed development and amendments to the design and appearance of this phase of the
new village conflict with the approved high quality principles of design as incorporated into the
Design and Access Statement approved under 10/P/0756/0T2 and the Design Codes approved
under 13/P/0834/RM. The proposed amendments result in an unacceptably reduced and poor
quality design which fails to enforce the strong sense of place created by the initial phase of
development and fails to take the opportunity to respond to local character and local
distinctiveness. They also resultin a reduction in the number of key design features andthe variety
within neighbourhoods thus harming the village's distinctiveness and legibility .”

This example shows how the planning officer used the design code and established ideas about design
quality to reject what was not deemed acceptable. It also should be noted however, that it was also
reported that not every planning officer would be prepared, or have the confidence, to refuse developer
amendments, as aresult of pressure from more senior levels not to hold back delivery.

From the case study interviews, three key issues appearto have arisen relevant to managing quality
post-consent. The first, relates to the use of design codes. As mentioned above, design codes have been
used as the main tool for managing design quality. It is not easy to evaluate effectiveness in this case,
but overall, there appeared to be agreement between interviewees, about the usefulness of design
codes, with codes consistently reported by all playersto be “have been helpful”. Nevertheless, codes
have presented some challenges. Issues appearto have arisen regarding the re -use of design codes for
different phases/sub-areas. The local authority wanted original ideas and new design codes for each
sub-area, whereas the developer wanted to replicate codes for the different sub-areas, stating that “we
are notreinventing the wheel for each design code” and “we find it frustrating when the local authorities
disapprove something they had approved foran earlier phase”. The developer was also unhappy with
the time-consuming process of approval of design codes for each sub-area (although, it should be noted
that in practice the design codesforsub-areas do appear very similar). The local authority reported
disappointment with the design codes so far submitted for some of the phase two sub areas, suggesting
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that they had lost elements of design quality as compared to phase one with less diversity of house
types, less defied urbanform, and lower density. The developer, however, reported that “In effect the
styles and design were set at the outline stage, to be detailed in the reserved matterapplications but
not to be re-designed every time. Therefore this is notan attempt by ourselves to reduce quality.”

Secondly, despite both the local authority and the externally appointed urban designer (employed by
Persimmon) reporting their attempts to limit the use of off-the-shelf house types, during latersub-areas
the developerhas largely used its standard house types. From the local authority’s perspective, the
pressure todeliverhouses and the lack of competition was perceived to have limited their negotiation
power postoutline permission. The developer, perhaps unsurprisingly, did not agre e with this, and
argued that the local authority had not been clear enough about its own vision and aspiration for the
development, stating that “if we knew what was expected to be done we would have done our
calculations accordingly”. Interviewees reported that this has resulted in “less defined urban form”,
whereas the developerreported being “proud of the character areas” (particularly in the first phase). In
the second phase in particular, it is clear that a more monotonous urbanformis resulting from the use
of standard house types.

Thirdly, there appears to have been some inconsistency between different sections of the local
authority. Highways standards relating to street width, street materials, and street lighting, caused some
disagreement within the local authority in discussion of design codes. The developerreported that
highway officers and planning officers “didn’t agree on what should be done”, and the local authority
acknowledged thatthese “could have been managed better”. Local authority participants also raised the
time-management and communication challenges arising out of the need to work collaboratively across
disciplines, and that these might be improved. More broadly, all players raised the lack of local authority
resource for managing post-consent changes that has resulted in delay, and a lack of any capacity for
on-site monitoring and compliance.

Otherelementsrelevantto understanding the post-consent experience of this case study include:

e “The developerwas not keen on delivering taller buildings at higher density” reporting at
interview that three-bedroom two-story buildings make the most economic profit (Image HV7).
Higher densities have been achieved in phase one, subareaone, the result —it seems of —
negotiation between the externally appointed design consultant at Pegasus. With no
involvement of Pegasus after sub-area 1, subsequent negotiations on density have been
between the localauthority and the developerdirect. The realized urban form, and the
definition of streets, could have beenimprovedin subsequent sub-areas. In response to this
statement, the developerreported” While we are now employing an updated house type range
Phase 2 of this development still has a wide variety of house types and densities in keeping with
Phase 1 andthe architectural styles as approved in the DAS are utilised throughout the site.”
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Image HV7: certain housing typology was preferred by the developer

e [twas also observed by one planning officer that, “developers know they can get away with
cutting corners”, referringin this case to landscaping where there were delivery issuesin
relation to the planting scheme. This was rebutted by the developerwho stated, “we only build
whatwe have permission for”, “ourlandscaping scheme s delivered on site as approved and
there is no occasion where we have cut corners” and cited technical issues such as
subcontracting (in the case of landscaping) or delayed planning decisions (when construction
was ready to start) as the causes of “misunderstanding”.

e Thedevelopermentionedthat “oursubmission of NMA’s is generally due to request by our
purchasers to include windows/changes of materials/addition of chimneys not a desire on our
behalfto reduce quality.” This should also be seenin relation to another statement by the same
playerthat “An NMA is by definition minor and will in no way substantially degrade the quality
of the planning approval.” The importantissue of residents’ taste and choice and potential
disparities with professionals and its impact of the quality of the final product stays out of the
scope of this case but requires further work.

From a more positive perspective, all interviewees remarked that having one principle developerin
charge of delivering the scheme had a positive impact on managing post-consent changes, mainly
because of familiarity of the scheme and continuity overtime. This was substantially assisted by having
an experienced and seniorlocal authority case officer overseeingthe scheme. However, the positive
impact of havingone main developerneeds to be understood in line with potential limitations,
particularly the lack of competitionin the local market, that can help enhance quality. Lack of
competition was an issue from the beginning of this scheme and could be seen as a result of the lack of
a 5-year land supply.

Views from residents on design quality

The residents’ views on the quality of the scheme rarely specifically related to matters relevantto post-
consent planning processes, but do relate to post-consent change management more generally. In
particular, two major post-consent changes reported by residents were: changes in schoolaccess and
changesto security around the rhynes (Image HV7). One resident also reported a mismatch between the
first image of the village and the actual experience of the environment “The first impression was a
dream sold to us”. This was specifically the case for the first group of the residents suggestingthat a
more realistic presentation of the scheme might have helped managed expectations better.
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Image HV7: Tt was reported in the interviews that rhynes have cause safety concerns

Residents have been active in reporting defects and complaints, and have formed an active community
group assisted by the use of the school as a community space. Residents have made complaints about
aspects of internal build quality, including plumbing and materials, observing that “in some cases the
problem has been reported several times”, and that “the developer keeps it to the minimum and only
sortsout the problems, if there are complaints”. I1ssue with materials and flooding were only reportedly
solved aftera residentfollowed this up repeatedly. Residents also reported that, “there used to be a
delivery manager from the developer’s site who has been very responsive but he has been replaced by a
less responsive one”.

Residents clearly held different views about the quality of the scheme: some reflected on theirownrole
in placemaking, “it’s up to people and residents... those who will make this a village”; others reflected on
the build quality, “we like our houses but they should have been much better”; and some raised specific
issues such as the safety of the pedestrian route to school and lighting concerns, and inadequate bin
storage (Image HVS).

The developer stated emphatically that “the fact that people buy our products and live in our houses
proves that they like them”: a view that is only valid if the residents have a range of affordable choicesin
the desired location.
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Image HV8: detailed designs of parking and bin storage could have been of higher quality

Key lessons to support design quality post-consent

Haywood Village is a highly complex, large scale scheme, the narrative of which is still unfolding as
further phases and sub-areas are developed.

Design codes have clearly been a particularly important element of seeking to manage design quality
(Image HV9). The two images below show firstly imagery from one of the design codesand secondly a
photograph of a built-out element of the village from a site visit. The close consistency between the two
could be interpreted in two ways: firstly as a success - the built form closely resembles the detail of the
code, the code has thereby beenimportantin maintaining the quality; or secondly, and in contrast,
perhapsthe original code was notin itself particularly imaginative, and has limited what might have
been achieved. This reflects wider literature on the use of design codes (referred toin chapter2)
suggesting that their effectiveness in managing design is highly context specific: rarely does a built out
scheme improve onits code, and a code mustbe seen as a creative processin the first place in orderto
delivera high quality outcome. Otherfactors, however, particularly the lack of competitionin the
market, and the lack of a five year land supply, seemto have been of more fundamentalimportance in
determining the quality of this scheme overall, resulting in the local authority appearingto have less
leverage than it might have liked. This is reflected in varied perceptions of the quality of the
developmentso far: the developerappears proud of this scheme (particularly phase one, sub areaone,
the only sub-areawhere the external consultant was engaged post-consent), whereas the local authority
believes elements could be better.
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Image HV9: the illustration from the design code is comparable to the built urban facades

In terms of the wider post-consent experience more specifically, this scheme points to:

The needto consider carefully the impact of multiple minor-material amendments. Whilst the
case officerwas prepared torejectamendments that contravened the design, multiple
amendments were nevertheless allowed, the cumulative impact of which is hard to assess;

The importance of understanding the inter-relationship between cost, speed and quality, so that
different players agree that any post-consent change sought are for legitimate and logical
reasons. The external urban designer, forexample, suggested the localauthority demand a
“feasibility study of the design code”. However, aclear shared vision of a development right
from projectinception, can help ensure that key elements of quality or costed early in the
process;

The merit of continued involvement by key players from inception to delivery. In this case study
the continued involvement of one experienced local authority case officer was seenas
important in managing the process effectively;

The importance of joined-up working within local authority departments, particularly in respect
of highways and planning matters, to avoid inconsistency and provide clarity to developers;
The potential use of 3D modelling to representto a wideraudience the vision for strategic and
larger sites: “don’t underestimate the power of a visualization of development” stated the
externaldesigner. Models can help build mutual understanding of developments and avoid later
disappointment;

Greateruse of local design guidance to reflectand endorse the character of the area (Image HV
10), including design and materials. In this case, there was more opportunity to create a village
character in line with the name and overall vision of the scheme. The rhynes did contribute to
the character, despite the safety concerns of some residents.
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Image HV10: rhynes have contributed to the character of the area

e Communities and residents —once on site - can help monitoring and enforcement, but they are
concerned first with their own houses, then schools, car parks, bins, and green spaces. This
points to the need for active monitoring and compliance by the local authority itself, to ensure
that key elements of quality — forexample of public space delivery —are not overlooked.
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Case study 4 - Maynard Terrace / Highbury Fields

Summary and key findings

This case study is a development of 36 homes on the edge of the village of Clutton in Bath and North
East Somerset. Outline permission was originally granted on appeal and the development has seen
support overits provision of affordable housingin a rural setting but objection overits location. The
key findings of this study are:

» Thelack of 5year land supply has limited local decision making: this has allowed a site which
would not have been chosen by the LA to achieve planning permission for housing: all other
issues appear secondary to this in this case;

» Changesof personnelacross developers and the LA leads to inconsistency. The application
has been overseen by three different planning officers at the local authority, and different
parts of the developersteam have been involved at different stages- with those focused on
delivery not being involved until later.

» Lack of certain relevant detailsin outline consent - in this case the sloping nature of the site -
leads to permission given for something which cannot actual be delivered in a way which
relates to the original idea. This issue is secondary to the suitability of the site for housingin
this case, but relates more to issues of post-consent design quality.

» The case has raised some interesting yet inconclusive questions about outline permission/RM
and changesin land ownership. There is a negative view from both developers and LA
planners about parties who buy land (orthe option to develop) to achieve outline permission
on, then sell on something which cannot be built out without many changes. These parties
are notvery visible in most discussion of planning and could be brought to the fore more.

Project description

This developmentis of 36 houses in the village of Cluttonin Bath and North East Somerset. The site is on
the edge of the village of Clutton, over 1km from the main road (with bus stops and some limited
services). Itis adjacent to the historic Maynard Terrace; a row of houses built for miners by the Earl of
Warwick, and although not listed, considered a local heritage asset. The site is on the edge of the village,
and was beyond the housing development boundary when given planning permission.

Image MT1: The site in detail, alongside the historic Maynard Terrace (source Digimap)
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Image MT2: The site in relation to Clutton as a whole (source Digimap)

Clutton has a range of property typesinit as a village as a whole, but the developmentsite isonly
adjacentto/visible from Maynard Terrace. The final development was of 21 of these being ‘affordable’®
but these numbers changed frequently throughout the site’s history. These are now fully occupied and
the market units are sold.

Image MT3: the site, partially developed (Source https://www.curo-group.co.uk/house-building/schemes/highbury-fields-
clutton,

8 Tenure and unit mix: Social Rent: 6 x 2bed, 4 person houses, 2 x 3bed, 5 person houses, 1 x 4bed, 7 person house,
Affordable Rent: 3 x 2bed, 4 person houses, 4 x 3bed, 5 person houses, 1 x 4bed, 6 person house
Shared Ownership: 1 x 2bed, 4 person house, 3 x 3bed, 5 person houses
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As can be seenin the above photo (Image MT3), the site is predominantly terraced housing, with some
semi-detached and detached properties. Properties are similar in height to neighbouring houses, with
some hints at following the design of the adjacent Maynard Terrace, such as a centraldoor with rooms
on eitherside. The housing types across Clutton as a whole vary hugely, and some elements (such as
stone) seen here loosely echo other parts of the village. The developmentis on the edge of the village,
linking only-visually and physically- to Maynard Terrace. There is a clear pavementaround all the new
houses, and this links to walkways into the village.

Planning history

For a small development, the planning history is quite complex and has beeninconsistently reported
across the interviews. The first application on the site wasin 2011 (11/04300/0UT)- outline permission
for 43 dwellings with access and layout considered forapprovalat this time (i.e. not reserved). This
application was withdrawn with the officer’s report recommending refusaland giving 8 reasons for this.
The withdrawal was justified largely by the applicant on highways grounds as the application had not
met the required technical standards. This however, was only one of the eightreasons given by the
planning officerforrefusal.

A revised scheme was submitted the following year (12/01882/0UT), refused by the council at
committee but granted on appeal, largely because BANES did not have a 5 year housingland supply at
this time- this was considered the mainissue forthe appeal. Access was to be considered in this
application, but layout was no longer- this was now reserved. The inspector deemed that these were
issues which could be dealt with adequately atthe RM stage, stating: ‘should the details submitted at
Reserved Matters stage failto demonstrate adequate regard for and sensitivity to the site’s
surroundings, the Council would be entitled to refuse permission’ (Graham, 2013, page 6, paragraph 28).

Following granting of the appeal, there was the application for reserved matters (14/05692/RES) and
thirty-two applications for discharge of/and variations to conditions and non-materialamendments.
Within the correspondence on the conditions applications, most attention was focused onland
remediation/contamination works and protection of trees ratherthe layout of the housingor the
materials and design. Issues of remediation took severaliterations to achieve sign-off by the local
authority as initial attempts did not meetthe set standards. Changes to housingtypes and road layout
were done by NMA. These involved swapping some affordable and market plots, which changed the
housing typesin certain site locations because affordable housing has higher build standards. Also, the
line of a pavementwas altered, sheds were removed from some gardens and some trees were removed.
These were all deemed to be non-material changes by the case officerand hence signed off. Between
the appeal and the RM application, two modification of planning obligation applications were submitted
to lowerthe social housing provision from 50% to 33% (still within the local plan guidelines, but the
higherlevel of affordable housing on offer was a material consideration in the planning appeal)®.

9 Indirectly related, there have been two further applications, each for 36 further houses on two parcels of land adjacent to this
case study site. These are 1) 14/00039/0UT which was refused by delegated decision, and 2) 15/01644/0UT which was
withdrawn. The issues on which these were decided relate to the Maynard Terrace application outlined in this case study as
access for part of the development needed to be secured through the site of this case study development, and this had not
been proved inthe application, and moreover, the proposed development in these subsequent applications would damage the
ecology mitigation for the current case. These applications were both submitted by Edward Ware homes, an outfit which
appears to buy land to secure outline permission on, then sell off to a developer. This was not the case in the Maynard terrace
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Key players

Councils Developers Community
Bath and North East Somerset Curo Friends of Clutton
Council G L Hearn (agents for Curo)

Clutton Parish Council

Throughoutthe journeyfrom outline permission to build-out, the key organisations remained the same,
but the individuals working for them did not. Within the council, the officer dealing with the original
(refused) outline was the same person to deal with the reserved matters, but not the application which
wentto appeal or the appealitself. A third officer dealt with the majority of the work around signing off
conditions. No interview was secured with the appeal officer.

The initial (refused)outline permission applied for on this site in October 2011 was applied for by Somer
Community Housing Trust- the former name of the Curo. This was the appellant at appeal (named party
in the statement of common ground), and the developer of the now built scheme. However, in interview
with representatives of Curo, they stated that they bought the site once outline permission was secured
and that they did not take it to appeal and were not aware of the negative publicfeelings there were
about the development of the site. Atappeal, the owner of the site is listed as Wedco; a small local
company who have since dissolved.

For this case study a total of seven people were interviewed. No-one was available fromthe planning
consultantteam (GLHearn, as the relevant staff member has left). The representatives from Curowho
participated in the research had only beeninvolved post-appeal, so had limited oversight of the aims of
the proposal before this time.

Treatment of design in the original ‘consent’

The successfully appealed outline application reserved all matters apart from housing numbers. It was
accompanied by drawings of indicative designs and layout for the houses. Although the neighbouring
properties on Maynard Terrace are considered a local heritage asset, the design of the housing
proposed at outline was not seen as an issue in terms of harming them; it was more the principle of
development which would change their open and linear nature that was seen as problematic.

Because of this, design was not an issue in the ‘original’ consent - the issue was the a priori one of
whetherthis was a suitable site for any development. Two furtherissues stem from this. First, the fact
that the council deemed this plot unsuitable for development meant that any design would be
considered unsuitable, and the arguments at this stage focused on the principle of housing development
not the design of it. Second, outline permission gives permission to the principle of development, but
main respondents feltthatit was not possible to make a judgement on this without knowing the detail
of the application as is summed up well in the following quote:

development as the site’s developer, Curo, were the named applicant on the outline permissionand on the appeal decision,
however in conversation with the representatives of Curo they indicated that at this stage the land was not theirs. A main
difference in their (in)ability to secure planning permission does appear to be that BANES now have an established five year
land supply again.
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“Everything needs to beright for it to work or it does not work”

At the outline stage, much is not worked up, and both planning officers and developers saw the need for
some level of flexibility here:

“We neverreally know what the truth is...after planning is approved, they work up t he fine
details, with building regs, quantity surveyors, and they find some particular materialor way of
doing things doesn’t quite work”

There was a sense from the developerthat because the site was granted at appeal, the planning
authority were coming back on everyissue atthe conditions stage, supported by very vocal and
unhappy local residents. They felt that the LA was being pressured to look like they were being very firm
and thorough, partially because of the site history but also because of the ( positive) reputation of Curo,
with one interviewee wondering “would you be asking the same of Persimmon”?

On the otherhand, the local authority feltthey had less powerto regulate for the quality of the
developmentonce outline permission was granted, that many things which were ‘hoped for’ atoutline
(such as a large SUDS pond which was also intended to serve as an amenity space) were lost because of
viability or practical/physical constraints. The numberof NMAs and applications to vary a condition
partially demonstrate both these points. These werealso seen by the developeras the only way of
making the project viable because of the time constraints on getting RM application in, with an
interviewee stating that they didn’t want to end up with a “very expensive paddock” (by missing
deadlines, and then losing permission).

A difficulty in this case study has been the reluctance of many key players to participate in the research
therefore itis hard to do more than extrapolate meaning from these documents. This lack of
participation, and views from both developerand local authority on how post-consent mechanisms
were being used demonstrates alack of trust between parties. The post-consent mechanisms hereseem
to be poor proxies fora way of gettinga more widely beneficial developmentin this context. The
developers agreed with this view, feeling that pre-app conversations (especially if they could be made
binding) would be a better way of securing some certainty than outline permission (especially if this
permissionis bought from a third party and lacks some of the necessary details such as site access).
However, pre-apps have the potential of being lost by change in personneltoo.

Treatment of design post consent

In this case study, issues of design changes did notappearto be central. The overall sense from both
developers and the local authority was what was at issue here was the principle of whether this site was
suitable for housing or not. Once this was established viathe appeal, the later questions of design,
layout, materials, landscaping etc. were feltas very minor by all interviewees, despite the local authority
appearingto take quite tight over-sight over conditions as indicated above. There was not the sense that
something great had been promised at outline, that wasn’treflected in the final outcome. It was more
that there remained an underlying feelingbetween the localauthority and much of the local population
that the site was not suitable for development, and therefore whatever was proposed or delivered was
not wanted. Support, such thatthere was, for the development centred around housing need, and in
particular the delivery of affordable housingin a rural setting. Again, this centred on a principal rather
than a set of details which were later disappointing. In promotional material available of Curo’s website,
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thereis a short film of a resident of one of the new affordable houses saying how glad she is to be able
to live there, but this too focuses on affordability and access to rural housing rather than design quality
of the developmentitself.

Nevertheless, as can be seeninthe imagesbelow (MT4 & 5), there were notable changes between the
indicative outline sketches and the build-out. The main issue is that the outline sketched imagined the
site as flat (and hence able to provide courtyard parking behind the houses), whereas the site is actually
sloping, which made this impossible. This has changed the visual appearance of the houses and streets.
Further, the outline sketchesimagine the terrace in multi-coloured render whereas the finished houses
are predominantly brick. In interview with Curo officers they stated this was their preference asan RSP
because of the maintenance issues and costs associated with render; how it discolours quickly and then
eitherlooks bad or needs expensive maintenance.

sSTREET SCENFE 1

Images MT5: Sketch from outline permission documentation (obtained via BANES planning application portal)

Page | 50



Whilst there was a sense of a dip in design quality, overall this was considered a minor factor compared
to the issue of housing on this site in principal. There remain two contrary viewpoints on this: that either
the houses were not wanted there in the first place - or that they served social purpose regardless of
what they looked like because of the high percentage of affordable homes delivered on this site.

Views from residents on design quality

Similar to the points made above, there is a split public reception of this case study- positive about
affordable housing (Curo have an interview with a resident of the scheme on their website, available at
https://www.youtube.com/watch?v=xbHxUHoFwQo) but priorto development, local opposition groups
raised their concerns about developmentclearly.

The officer's report demonstrates that public opinion on the development was very split; 255 letters of
supportwere received from 250 individuals, and 320 letters of objection were received from 270
individuals.

Key lessons to support design quality post-consent

The problematic areas relating to design quality in this case study begin pre-consent, and developin

how this plays out in the post-consentlandscape. The two key issues are the requirement fora five -year
land supply and problems created by lack of detail at outline. The five-yearland supply requirement can
force local authorities to accept substandard or poorly located development because this requirementis
given more weight at appeal. If this is the case, post-consentissues are largely irrelevant because of the
poor pre-consent quality of schemes. However, it does indicate that LAs need to be aware of this
possibility and have strategies to deal with post-consent design even in cases where they thought
planning permission should not have been granted (be this high-quality conditions, consistent
monitoring etc.).

Secondly, this case study reveals some of the issues around outline permission. In this case, the
developer has little to do with the application at the outline stage, and was left feelingthey have
acquired a problematicscheme, both in the context of public annoyance: “We walked in and everyone’s
back was up’, and lack of implementability of the permission. There is a question about whenissues
such as access and layout need to be given attention. If this happens after outline permission has been
granted, this can cause problemsfor a developerwho has paid forland on the basis of it being able to
hold a certain number of units (because planning permission has been granted for this number) but
being unable to deliver this given the constraints of topology and its relation to layout and access. There
needstobe a clearerplace in the process for what the developerdescribed as “due diligence” to be
assured- so that sites are only given permission for something that is actually possible. This is
compounded by the issue of five-yearland supply mentioned above, and the process of appeals.

Finally, from the point of view of a researcher, this case study really highlights the difficulties of the
fragmentation of planning decisions- fragmented between land owners, applicants and agents, as well
as changes of personnelinthe council and developer. The pressureonlocal planners because of the cuts
in LA budgets meanit is hard foranyone to know whatanyone else is working on:

“unless you overhearthings, orare involved in some way, you wouldn’t really get involved in
somebody else’s application”
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This is within a system of limited trust on both sides- or more precisely limited trust beyond personal
and individual relationships, limited trust that third parties will do whatthey should and that there are
agreed up on goals in the development process.
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