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with all matters reserved except for access at the land adjoining the West of England 
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Report of the Strategic Director Place 

Please note that the following recommendations are subject to consideration and 
determination by the Committee before taking effect.

Recommendation:  It is recommended that:

(a) Exeter City Council be advised that Devon County Council as Local Highway 
Authority, raises no objections to the application subject to the Applicant 
entering into an appropriate Legal Agreement and imposition of planning 
conditions as set out in Section 4 of this report;

(b) The detailed wording of any legal agreement and planning conditions be 
delegated to the Strategic Director – Place.

1. Summary/Background 

1.1 The report relates to an outline planning application to build up to 123 houses on land 
to the north of the West of England School for the Blind. 

1.2 The application includes two points of vehicular access.  One will be by utilising the 
existing School ghost island right turn junction on Topsham Road and the other will 
connect to Wendover Way, an existing residential street in the Tollards/Southbrook 
estate that provides an additional access to Topsham Road via the Tollards Road 
signalised junction. 

1.3 Permeability for pedestrians and cyclists will be provided in all directions, including 
direct linkages onto the primary cycle route adjacent the A379 and remodelling of the 
existing pedestrian/cycle connection from Wendover Way to Pynes Hill business 
Park to provide improved visibility for pedestrians and cyclists where this joins 
Wendover Way. 

1.4 To minimise the impact of construction traffic on local residents a temporary 
construction access from the A379 is proposed.  Details to confirm the suitability of 
this had been awaited for some time, and were provided in July 2016 confirming that 
a satisfactory A379 diverge arrangement could be retained alongside the proposed 
left in left out construction access.  

1.5 An application for 140 dwellings on this site was previously made in 1996.  This 
application also included access onto Wendover Way and Topsham Road (Blind 
School access).  Although the appeal was refused, the vehicular access 



arrangements and transport impact were considered acceptable to the planning 
inspector.

2. Planning Policy Considerations

2.1 The Highway Consultation Response is made in accordance with the policy 
provisions of the National Planning Policy Framework (NPPF), and in particular 
Section 4 on Transport.

2.2 With regards decision-making, within section 4 the framework states that the 
following matters need to be taken into account: 

 The opportunities for sustainable transport modes have been taken up depending 
on the nature and location of the site to reduce the need for major transport 
infrastructure; 

 Safe and suitable access to the site can be achieved for all people; and 
 Improvements can be undertaken within the transport network that cost 

effectively limit the significant impacts of the development.  Development should 
only be prevented or refused on transport grounds where the residual cumulative 
impacts of development are severe. 

2.3 Whilst there is no definition of severe Members will recall from previous meetings of 
this committee of the varying interpretations of severity.  In that respect it is worth 
revisiting the 1996 appeal which was considered against TRN11 of the then County 
Structure Plan 1989-2001, the relevant criteria of which was as follows; 

 Access being provided to the appropriate standard and only where it does not 
detract from or conflict with the function of the route;

 Consideration of the effects of development on the highway network as regards 
traffic and road safety.

2.4 The criteria above are a much less stringent test than severity.  Although some time 
has passed since that decision, the inspector’s response also identified that in 1996 
Topsham Road operated at capacity during peak hours and is congested in the 
vicinity of its access road to the appeal site.  These conditions are consistent with the 
current conditions on Topsham Road. 

3. Highways Response

3.1 The key transportation issues for consideration in this application are with regards 
safe and suitable access for all users.  Specifically, with regards the vehicular 
accesses onto Topsham Road, provision for pedestrians and cyclists and the 
arrangements for construction traffic. 

Development Traffic 

3.2 The Transport Assessment submitted alongside the application sets out the expected 
trip generation and distribution from the development.  This analysis is consistent 
with other sites in the vicinity (Newcourt and Land at Wear Barton Road) and 
suggests the site will generate approximately 60 peak hour vehicle trips, 60% of 
which will head towards Countess War roundabout and 40% inbound towards the 
city. 

3.3 In terms of impact on Topsham Road the period of biggest concern is the AM peak 
when some 40-45 vehicles (70% of movements) are expected to leave the site.  



Considering appropriate bands to allow for daily variations this will comprise 20-30 
movements turning left out of the site and approximately 15-20 turning right.

Vehicular Access 

3.4 The application includes two points of vehicular access.  One will be by utilising the 
existing School ghost island right turn junction on Topsham Road and the other will 
connect to Wendover Way and onwards to Topsham Road via the Tollards Road 
signalised junction. 

3.5 To accommodate the additional traffic and maintain a safe route for pupils at the 
Blind school access a number of minor improvement to the junction are proposed.  
These have been progressed through liaison with the developer and Blind School 
and are accompanied by a Road Safety Audit.  These proposals are therefore 
accepted as being suitable.

3.6 A key concern is the ability of development traffic wishing to turn right out of the site 
at the Blind School access in the AM peak.  The left turn movements out of this 
access, giving way to a single stream of traffic with gaps created by the Tollards 
Road signalised junction, and right turn in, for which a ghost island provides a refuge 
so these do not block ahead traffic on Topsham Road, are not a significant concern.

3.7 The additional right turn demand from this development is expected to be 15-20 
movements.  Topsham Road is extremely busy in this location and the right run 
movement out of the Blind School access will be difficult to make with potential to 
impact on the operation of Topsham Road in proximity to Countess Wear 
roundabout.

3.8 The proposed connection to Wendover Way provides an alternative access to 
Topsham Road via the Tollards Road signalised junction.  With a dedicated phase to 
allow traffic from Tollards Road out it is expected that some of those from the new 
development wishing to turn right onto Topsham Road will use Tollards Road 
junction where they are guaranteed a phase to allow them out within a reasonable 
amount of time . 

3.9 Similarly, without a signal phase the Blind School junction would potentially be 
quicker for vehicles wishing to turn left onto Topsham Road.  This is certainly a 
possibility for those living at the top in the Wendover Way/Swallowfields Road part of 
the Tollards/Southbrook estate and it is expected that some of the existing left turn 
traffic at The Tollards Road junction (45 movements in the AM peak) would transfer 
to use the Blind School access.  This would offset the additional right turn traffic 
generated by the new development utilising the Tollards Road signals.   

3.10 With the opportunity for traffic from the new development and the existing Tollards 
estate to utilise two access points it is expected that an equilibrium would occur such 
that additional traffic demand can balance itself across both access to ensure that 
safe and suitable operation of the two Topsham Road junctions is maintained. 

Pedestrian/Cycle Accessibility

3.11 Permeability for pedestrians and cyclists is provided in all directions.  The Blind 
school access provides a route heading south, the connection to Wendover way 
provides a route to the west, the Pynes Hill path a route to the north and the two 
connections to the east onto A379 also offer access onto the Primary Cycle route 
heading north and south.  These connections are of a safe and suitable standard. 



3.12 In addition the existing pedestrian/cycle connection from Wendover Way to Pynes 
Hill business Park will be remodelled to provide improved visibility for pedestrians 
and cyclists where the path joins Wendover Way.  The changes to the Blind School 
access will also provide some minor benefits for crossing Topsham Road and the 
raised table at the side road part of the junction will provide an improved facility for 
those crossing the side road.  A high quality east west route through the site to form 
part of the Newcourt to City Centre cycle route will be sought through future reserved 
matters applications 

3.13 Overall, the pedestrian and cycle facilities for the site are considered suitable.

Construction 

3.14 To minimise the impact of construction on local residents and the adjacent Blind 
School a temporary construction access is proposed from the A379.  This access will 
be a left in/left out only located in the south east corner of the site where the diverge 
lane on the A379 starts.

3.15 Reflecting the nature of this route the applicants were asked to provide further details 
to confirm that a suitable standard of diverge lane to accord with appropriate 
guidance would be achieved alongside the construction access.  Further information 
was requested in December 2015, which was provided in July 2016.

3.16 This further information confirmed that a temporary construction access can be 
provided such that the required minimum diverge taper of 75 metres, as set out in 
appropriate guidance (TD22/06), is retained.  It is therefore accepted that a 
temporary construction access that does not adversely impact the operation of the 
A379 can be achieved. 

3.17 These arrangements should be provided at part of the commencement works and the 
cost of reinstating the road to the previous layout will need to be covered by the 
developer. 

Road Network Impacts

3.18 Although additional traffic from the proposed development is undesirable, the 
magnitude of additional traffic is small.  This is not expected to significantly impact on 
the operation of Topsham Road and therefore unlikely to result in any impacts that 
could be defined as severe.  This conclusion is consistent with the 1996 appeal 
proposals which were found not to conflict with the much weaker test of objectives in 
TRN11.

3.19 Alongside any impacts it should be borne in mind that the site is in a sustainable 
location where residents of both the proposed development and adjacent Tollards 
Estate have access to public transport and walking and cycling routes that offer an 
alternative to the private car. 

4. Recommendation/Conclusions

4.1 The site is located within an existing urban area where foot and cycle are a realistic 
choice for a wide range of journeys.  The site has access to frequent public transport 
services on Topsham Road and therefore, from a transport perspective, is a 
sustainable site.  Efforts have been made to provide good pedestrian and cycle 
permeability onto the rest of the network.



4.2 The two points of vehicular access will help to enable traffic to balance across these 
to self-manage an efficient operation ensuring that the operation and function of 
Topsham Road is not compromised.  Proposals to minimise the impact of 
construction on residents have been put forward and considered suitable.

4.3 Overall these proposals represent sustainable development with safe and suitable 
access for all users achieved.  For these reasons, and consistent with the outcome of 
the 1996 appeal, the development is felt to be acceptable on highways and transport 
grounds. 

4.4 Therefore, subject to appropriate contributions and conditions being attached in the 
granting of any consent, no objection.  Should Exeter City Council recommend 
approval, the local highway authority would seek that the following are secured either 
by condition or via an appropriate legal agreement: 

 A financial contribution towards residential Travel Planning. 
 Securing routes from the site to adjacent network for pedestrians and cyclists. 
 Appropriate timing of the Wendover Way access to ensure that the Blind School 

access continues to operate efficiently. 
 Provision of enhancements to the Blind School access. 
 Provision of temporary construction access from the A379 and a Construction 

Traffic Management Plan. 

Heather Barnes
Strategic Director Place 

Electoral Division:  St Loyes & Topsham 

Local Government Act 1972:  List of Background Papers
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Appendix I
To SPL/16/1

Recommendation:

THE STRATEGIC DIRECTOR OF PLACE, ON BEHALF OF DEVON COUNTY COUNCIL, 
AS LOCAL HIGHWAY AUTHORITY, RECOMMENDS THAT THE FOLLOWING 
CONDITIONS SHALL BE INCORPORATED IN ANY GRANT OF PERMISSION:

1. A financial contribution of £500 per dwelling towards residential Travel Planning to 
be secured by an appropriate agreement.

2. No part of the development shall be occupied until the proposed raised table 
access, footways, informal crossing of Topsham Road and other works, as indicated 
on Proposed Site Access – Topsham Road Drawing 13650/T05 Rev D, has been 
provided in accordance with details to be submitted to and agreed in writing by the 
Local Planning Authority and retained for those purposes at all times. 

REASON:  To ensure that a safe and suitable access to the site is provided for all 
users, in accordance with Paragraph 32 of the National Planning Policy Framework. 

3. No more than 50% of the development hereby approved shall be occupied until the 
vehicular access to Wendover Way and enhancements to the pedestrian cycle 
connection to Pynes Hills, as indicated on the Proposed Site Access Drawing 
13650/T06 Rev B, has been provided in accordance with details to be submitted to 
and agreed in writing by the Local Planning Authority and retained for those 
purposes at all times.

REASON:  To provide safe and suitable pedestrian and cycle access to and from 
the site to local amenities, in accordance with Section 4 of the NPPF.

4. No more than 50% of the development hereby approved shall be occupied until two 
dedicated pedestrian/cycle routes heading east on the A379 have bene provided in 
accordance with details to be agreed in writing by the Local Planning Authority and 
maintained for this purpose at all times.

REASON:  To provide safe and suitable access for sustainable modes, in 
accordance with Section 4 of the NPPF.    

5. No development shall take place, including any works of demolition, until a 
Construction Method Statement has been submitted to, and approved in writing by, 
the local planning authority.  The statement should include details of access 
arrangements and timings and management of arrivals and departures of vehicles.  
The approved Statement shall be adhered to throughout the construction period. 

REASON:  In the interests of highway safety and public amenity


