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“Hartland is still an almost unknown country, although its scenery is 
more beautiful and its history more interesting than any other place 
in North Devon”

Pearse Chope (1934) “Farthest From Railways: An Unknown Corner of Devon” 
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1.0 Foreword

The land which is subject of this application has been 
in the ownership of the Heywood family since 1929 
when it was purchased as part of the sale of the Prust 
estate (right). Since then, the land has been farmed 
by three generations of the family, including William 
Heard (pictured below) and Maurice Heywood (pictured 
above).

Barney Fields Ltd has been established by the land 
owning family to deliver high quality new homes on 
land that has been allocated for housing development 
by Torridge District Council. Our values are rooted in 
a commitment to Hartland and we aim to deliver the 
development in a way that responds to community 
needs, provides high-quality design and encourages 
biodiversity. 

Barney Fields Ltd have played an active role in 
engaging with the community to establish the 
Hartland Parish Community Land Trust. It is 
intended that this will enable the community to have 
a real stake in affordable homes provided on the site. 
This work has been supported by Aster, Wessex 
Community Assets  and Homes England.

Design proposals for the site have been prepared by 
David Jeffery, Barefoot Architects and Landstory. The 
cohousing development has been designed through a 
collaborative process with the prospective residents. 

This design process has been informed by an 
ongoing process of community consultation including 
consultation leaflets, articles in the Hartland Post, a 
public meeting and exhibition. Details of this outline 
application and how to comment will also be shared 
with the community during the determination period.
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BACKGROUND
This Design and Access Statement (DAS) is submitted 
in support of an application for outline planning 
permission for up to 68 homes on site (HAR01) Land 
East of Pengilly Way, which is allocated in the adopted 
North Devon and Torridge Local Development Plan 
2011-2031.

This document outlines some of the background 
relating to the development - an analysis of the site and 
context, the design principles that have been drafted to 
support development and a presentation of illustrative 
design proposals. 

The application applies for outline planning permission 
for 68 homes along with the provision of extensive 
areas of public open space and a much needed 
new footpath connection between Harton Cross and 
the main village. The application also proposes the 
provision of an area of specialist housing specifically 
orientated towards older people. 

This design and access statement has been written to 
meet the statutory requirements set out in the Town 
and Country Planning (Development Management 
Procedure) (England) (Amendment) Order 2013 and 
also follows guidance provided by CABE (2006) in 
‘Design and access Statements: how to write, read and 
use them’.

To comply with the Council’s validation requirements, 
this document also contains a crime and disorder 
statement, waste audit statement and renewable 
energy statement. A Building for Life 12 assessment is 
also included in appendix 5.2.

1.1 Introduction

“The site will be a leading 
example for rural housing 
- one that builds on the 
traditions, craftmanship 
and creativity of the 
community; one that 
supports continued 
evolution of the village 
as a thriving place to live 
and work; and one that 
promotes sustainability 
for the long term”.
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SITE LOCATION
Hartland village occupies an important strategic position 
to the north west of Torridge District and is the main 
village serving a wide rural hinterland. Although some 
distance from the main service centres, Hartland is one 
of the District’s more accessible villages, with good 
access to the A39. By car, Hartland is approximately 
25km west of Bideford and 26km north of Bude via the 
A39. 

Hartland Peninsula has a dispersed settlement pattern 
mostly consisting of small hamlets. Hartland Parish 
is the most north-westerly settlement in Devon, 
incorporating the village of Hartland at its centre, the 
village of Stoke to the west and the hamlet of Meddon 
in the south. The village itself offers a wide range 
of services and is defined as a ‘Local Centre’ in the 
adopted North Devon & Torridge Local Development 
Plan. 

Strategic site location

North Devon Area of Outstanding Natural Beauty
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INTRODUCTION
The proposed development site has been included 
in the adopted North Devon and Torridge Local 
Development Plan (LDP) 2018.

Policy HAR01 of the LDP allocates the 2.4 hectare site 
for new homes with an emphasis on providing a mix of 
housing types and sizes to reflect local need. The site 
is well related to the settlement of Hartland, adjoining 
built development on its west and eastern edges, Fore 
Street to the south and agricultural land to the north. 
As noted in the adopted LDP, ‘the site has been agreed 
by the local community as the preferred area to be 
allocated within the local plan’.

Details of the relevant Local Plan policy relating to 
Hartland and the application site are shown opposite. 
Hartland Peninsula also benefits from a design guide, 
which describes local character in more detail and 
provides design guidance for new development.

1.2 Planning policy
 

 

 

 

 

NORTH DEVON AND TORRIDGE LOCAL PLAN 2011-2031 
 

ADOPTED OCTOBER 2018 

v1 | 31 October 2018  
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Hartland Peninsula  
Design GuideDesign Guide

June 2013
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Policy HAR: Hartland Spatial Strategy

The community has a vision for the village that 
supports a modest level of housing growth with 
a preference for land on the east side of the 
village and a pace of development that allows 
integration into the community. Self-build 
housing is supported, as is that to meet local 
needs, including for the elderly.

A desire for all development to reflect 
the vernacular style is also recognised as 
important. In addition there is support for 
the protection of the attractive environment, 
which together with the surrounding working 
countryside is considered to be a key economic 
driver for the area. Retention and improvement 
of existing local services, facilities and 
employment opportunities are also of 
recognised importance.

The vision will be delivered through:
(a) provision of a minimum of 104 dwellings, 
including affordable homes, to meet the range 
of housing needs in the community. The supply 
of housing will be delivered through extant 
planning consents and an allocated site;
(b) identifying one site for housing to the east 
of Pengilly Way to accommodate about 40 
new dwellings with additional potential being 
provided at Eastdown Park on the basis of the 
delivery of a landscape restoration focused 
scheme;
(c) a footpath link between Hartland and 
Harton Cross;
(d) retention of social and community facilities 
required to support existing residents and new 
development;
(e) improved sports and recreation facilities 
to support existing residents and new 
development;
(f) support for the creation of more appropriate 
employment opportunities and delivery of 
superfast broadband connections; and

(g) giving great weight to conserving landscape 
and natural beauty in the consideration of 
proposals for development.

Policy HAR01: Land East of Pengilly 
Way

(1) Land east of Pengilly Way, as shown on 
Policies Map 17, is allocated for residential 
development that provides approximately 40 
dwellings, including affordable homes, with an 
emphasis on providing a mix of housing types 
and sizes to reflect local need, including a 
proportion of plots for self-build dwellings.
(2) The site will be developed to deliver the 
following specific development principles:
(a) provide a safe and convenient pedestrian 
and cycle link within the site between Pengilly 
Way and Harton Cross;
(b) minimise the visual impact of the 
development when viewed from the north 
by means of layout, location and design 
of dwellings and appropriate substantial 
landscaping; and
(c) maximise the retention of the mature trees 
and hedge along Fore Street/Harton Cross 
and enhancement of the biodiversity based on 
existing site features.

North Devon and Torridge Local Plan 2011-2031
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1.3 Consultation

Community allotments are a great 

way to bring people together to grow 

vegetables, fruit or even keep bees, 

either independently or cooperatively. 

A community orchard could be 

established using popular and rare 

regional fruit varieties.

Presently the field is of little value 

for local wildlife, but there could be 

potential to regenerate the land using 

native species, new Devon hedgerows 

and tree planting.

Allotments

Community orchards

Wildlife area

Any ideas would have to be 

discussed with the District Council 

to see if they are viable, but as a 

first step we are interested to know:

• Do any of the above ideas 

appeal to you? 

• Would you like to get involved 

in supporting them?

• Do you have any other ideas 

you would like to share?

We hope you agree that this could 

be a great opportunity. We welcome 

your thoughts and ideas. Please 

send any comments to: 

heywoodjeffery@hotmail.com

A public exhibition of proposals will 

be held later in the year...

Wider opportunities

In addition to a new housing development, we think there may be potential to 

find new uses for a field that we own within a five minute walk of the village. If 

this were well supported by the community and feasible, we would like to see 

it used by as many people as possible and one way of doing this would be to 

set up a Community Land Trust that would hold the land in perpetuity for 

the benefit of the community. Alongside providing a place for young and old to 

visit, relax and enjoy, ideas could include one or more of the following:

• Housing should be affordable for local 
people.

• High quality homes of an appropriate 
size and design to provide for existing 
and future needs of the community.

• Opportunities for workspaces suitable 
for the self-employed and those working 
from home should be considered.

• A proportion of plots could allow self-
build. 

A housing mix and land 
uses that reflect present 
and future needs

Have your say
The site has already been identified 
for development by Torridge District 
Council. However, you still have the 
potential to influence what shape it 
may take.

• What kind of housing would you like to 
see provided?

• Are there any other facilities you’d like 
to see included on the site?

• Do you have any comments or ideas?

Gale & Snowden Architects

Living Villages

• Development should provide a direct, 
safe and attractive new footpath 
and cycle way passing through the site 
between Harton Cross and Pengilly Way. 

• Both the pedestrian and car access 
should provide a welcoming and 
distinctive gateway to the site.

• The site should continue to allow a tree 
lined entrance to the village.

• Site design and architecture should 
respect the traditional style of the 
village.

• Landscaping and planting should reflect 
local and native species

• Development of the site should happen 
at a pace that facilitates organic 
growth of the village.• Development should enhance the 

biodiversity of the site.• Site design and architecture should 
enable lifestyles with low environmental 
impact.

• Provision should be made for residents 
to grow their own food. This includes 
private gardens but could also include 
communal allotment space.

The following are a set of principles that we think 

may be a useful starting point to get us all thinking 

about what kind of place the new development 

could be
A development that is well 
suited to its setting

A sustainable place

A new development 
for the village
Land between the village and Hartland Cross has been allocated 
for housing by Torridge District Council. As owners of the land we 
feel a responsibility to ensure that it is developed in a sensitive and 
responsible way. 

We believe the site has potential to be a leading example for rural 
housing - one that builds on the traditions, craftmanship and creativity 
of the community; one that supports continued evolution of the 
village as a thriving place to live and work; and one that promotes 
sustainability for the long term.

The District Council’s requirements for development of the site are 
already outlined in the adopted local plan. We have used this as a 
starting point to begin looking at options for what could be possible. 
We are keen to share this and hear your views and ideas.

N

Housing site

Barney 
Fields

INTRODUCTION
Engagement with the community has been ongoing 
including the distribution of over 100 consultation 
leaflets and posters around the village and an article in 
the Hartland Post. The applicant has also engaged with 
parish and district councillors to discuss how the site 
may best meet the needs of the community. Further 
information on the programme of consultation carried 
out with the local community can be found as part of 
the statement of community involvement submitted in 
support of the planning application. A brief summary is 
also provided over the following pages.

Consultation on the initial vision and design principles, 2018/2019

INITIAL CONSULTATION: 2018
A consultation leaflet outlining the overarching vision 
for the site was prepared in 2018 and distributed 
around the village. Over 100 leaflets were distributed 
including for all homes near the site. Posters were also 
displayed in the Post Office window and in the Old 
Bakery cafe.

18 responses were received from this initial 
consultation, all of which were supportive. Provision 
of a safe footpath, enhancing the biodiversity of the 
site, retaining the tree lined entrance to the village and 
the provision of homes to meet local need were some 
of the common themes raised. The possibility of a 
cohousing development providing for the needs of older 
persons was also raised as an idea.
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Where we areHartland is an attractive village with a Post Office, a general store, a 

medical centre with its own dispensary, plus pubs, cafes, potteries and 

art studios. The village also benefits from a highly active community with 

regular classes in art, yoga and dance, a town band and WI.

Hartland is set in an Area of Outstanding Natural Beauty, surrounded by 

woodland and rolling countryside under 2 miles from the breathtaking 

coastal scenery of north-west Devon. Despite its rural setting, the village 

is well connected to the surrounding area with buses to several towns 

(Bude,14 miles, Bideford, 13.7 miles and Barnstaple, 22.6 miles) and 

a volunteer transport service of particular usefulness to elders who no 

longer drive.
The site itself is located on the edge of the village within easy walking 

distance of the village square. 

Want to join us?We are currently inviting applications from people who would like to join 

us in this new cohousing community. You may be interested:
• If you are over 55 and interested in living co-operatively whilst maintaining 

the privacy of your own home
• If you are selling your family home and want to downsize to a smaller, 

easier-to-manage and eco-friendly house,

• If you would like to ‘age in place’ alongside a group of like-minded elders

• If you are a local resident who would like to find out more about how you 

could get involved. 
Please get in touch if you’d like to find out more. You can reach us by emailing 

elderwoman@gmail.com and putting ‘cohousing’ in the subject line.

Barney Fields Elders
A cohousing community of older adults 
in Hartland, Devon

Cohousing – a living arrangement rapidly increasing in popularity 
across the UK – is a community composed of individual dwellings, 
communal space and many shared resources. But unlike the typical 
housing development, it is designed, co-created and managed by the 
residents themselves and is the ideal pattern for independent and 
sustainable living.   

Elder cohousing is ideal for a group of older individuals and/or couples 
who want to continue living independently as they age but without 
feeling isolated. Their private dwellings, their ‘common house’ and all 
their shared spaces are designed with accessibility in mind. 

Barney Fields cohousing for elders is just one part of an innovative 
and exciting housing development on an attractive site at the edge of 
Hartland village. Here, the older residents have their own quiet corner 
while still being fully involved in the life of the wider community.

Consultation a elders cohousing community 2019

COHOUSING CONSULTATION: 2019
In response to results of the initial consultation, which 
suggested the possibility of an elders cohousing 
development, this idea was consulted on further in 
the The Hartland Post. The land owners have since 
been working with a group interested in creating a co-
housing scheme on the site with a particular emphasis 
on provision for older people. 

Article published in the Hartland Post, Spring 2019

PRE-APPLICATION CONSULTION
A pre-application consultation with officers at TDC was 
conducted in March 2017 with Jenni Pine/Steve Belli. 
A second consultation was held with Ryan Steppel 
in late 2020. Comments received as part of these 
consultations have been informed the evolution of plans 
for the site throughout.
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PUBLIC EXHIBITION: OCTOBER 2019
A public exhibition was held in the Church Rooms 
on Saturday 5th October 2019 between mid-day 
and 7pm. The exhibition was attended by around 
100 people of which, 30 people filled out feedback 
forms. The overwhelming majority of attenders 
were verbally supportive of the proposals, 
recognising both indirect and direct potential 
benefits. Of the 30 feedback forms, 23 were in 
support, 3 were undecided and 2 did not support. 

A summary of proposals will also be made 
available to the community on submission of the 
application with instructions on how they may 
comment.

Photographs taken at the public exhibition held in 
October 2019

A self-reliant local economy
Hartland’s relative isolation and position serving a large 
rural hinterland meant that its economy was for a large 
part self-reliant. In 1955 there were at least 30 shops 
and small businesses serving the community as well as a 
cattle market. Within 1 mile of the village there were also 
numerous small holdings, which often directly supplied 
the local community with milk and locally grown food. 
Local carriers would then serve these farms taking their 
produce to market in nearby towns. Although the way of 
life was simple, the local economy generated an income 
from numerous households, shops and small farms and this 
money kept circulating locally.

A village reliant on other district centres?
As is the case with many rural communities, the local economy 
has changed dramatically over recent decades. There has 
been a strong cultural and economic trend towards people 
shopping in supermarkets rather than locally. There has also 
been a decline in the number of smaller local milk producers, 
from over 50 in the 1970s to around half a dozen today as 
agricultural production has intensified. Despite the village 
substantially growing in size, the number of shops and 
employment opportunities in the village has declined and 
the village has become increasingly reliant on the district’s 
larger towns for shopping and employment. Wealth now 
tends to flow away from local villages like Hartland towards 
supermarkets and large service centres.

Local shops/services circa 1955
1. Lock’s Grocer
2. Allin’s Iron-monger and agricultural 
 implements
3. Bond’s Grocer
4. The Anchor Inn
5. Beer’s, Baker, Grocer, Confectioner
6. Post Office & General Stores
7.   Labour Exchange
8. Heard’s Garage
9. Prouse’s Shoe Shop
10. Westlake’s Shoe and 
 Radio Equipment
11. Burrow Carpenter and Decorator
12. O’Donell’s General Stores and Cafe
13. Penwarden’s Cosy Corner Snack Bar
14. The Kings Arms
15. Jeffery’s Drapers
16. Jeffery’s Grocer
17. Redcliffe’s Grocer

18. Huggin’s Garage
19. The cattle market
20. The New Inn
21. Giffords Bakery and Grocery
22. Cleverdon Butcher
23. Hollis’ Electrical Appliances
24. Heywood’s Fancy Goods 
 and Stationery
25. Burrows Newsagent
26. Pillman’s Butcher
27. Lloyds Bank
28. Nichols Newsagent
29. Conibear Blacksmith
30. There may have been others!

Local shops/services in 2019
1.  The Anchor Inn
2.  The Post Office
3.  Pop Inn
4.  No 39 Pottery
5.  Shamrock fish & chips
6.  White hare gallery
7.  Kings Arms
8.  Springfield Pottery
9.  The Royal British Legion
10. The Hart Inn 
11. Old Bakery cafe

Shops and services circa 1955

Shops and services circa 2019

Hartland past and present  

How do you think the village will change over the coming decades? 
What could change for the better?

A historic villageHartland has changed a lot over the years. In thinking through plans for the future, it can be useful to look 

back at how things have changed in the past - the things that have improved the village as a place to live 

and work and the things that have brought challenges. As can be seen from the historic maps, the village in 1886 mostly comprised a 

band of tight-knit development along Fore Street with The Square at its centre, 

which was the location for the local market and town hall. At this time, much 

of the village’s land and homes were in the ownership of the Prust family, who 

had been influential in the village’s affairs from around the 15th century, and 

for a time resided at the Hartland Manor. Various land holdings and properties 

of the Prust estate, were auctioned off in 1929, the point at which Barney 

Fields came into the ownership of the Heywood Family (see right).
 

Growth of the village remained very modest up until the period after Second World War. By 1954 it had 

expanded to the east with the development of Gregory Terrace and to the north with Northgate – both 

examples of post-war social housing. By 1981 the almshouses on Well Spring Close (near the location of 

the historic village well) had been demolished to make way for a development of bungalows suitable for 

older people and another estate of low-density detached bungalows was developed on Brimacombe Road. 

Latterly, from the late 1980s up until the present day, land has been developed to the north and east of 

the village, known as Cumber Homes. Significant recent development has also taken place at Harton Cross 

including a small employment site, large detached homes at Goaman Park and more modest social rented 

homes at Pillman Drive.

Hartland village in 1886

Hartland village in 1954

Hartland village in 1981

Hartland village in 2016

Hartland past and present
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Why are we having this exhibition? 
This exhibition has been prepared to provide the community with 
information on emerging proposals for new homes on the edge of 
Hartland. We hope that you will share your knowledge and ideas, to 
assist us in developing proposals that better respond to local needs. 
A planning application for the site is likely to be submitted over the 
coming months, which will take into account the ideas and views 
collected today.

Planning policy
Following a series of consultations by Torridge District 
Council with the community and local councillors, the 
proposed development site has been included in the adopted 
North Devon and Torridge Local Development Plan 
2018.

The site was allocated because it is well related to the existing 
village, adjoining built development on its west and eastern edges. 
As well as providing a mix of housing types and sizes to reflect local 
need, a key objective of the allocation is for a footpath to be provided 
through the site between Harton Cross and the village. 

Your views
Although you will also get a chance to comment when the planning 
application is submitted, this is your chance to influence the shape of 
the plans. Please help us by:

• Looking at the display boards and giving us your views on the issues 
and ideas.

• Filling out a feedback form and leaving it with us to collate your 
views.

Introduction

Barney Fields
The land proposed for development has been in the ownership of the 
Heywood family since 1929. We have set up a company, named after this 
land - Barney Fields Ltd - which aims to deliver new homes as well as 
other benefits for the community including:

• An attractive new footpath connecting Harton Cross and the main 
village.

• At least 30% of the new homes will be affordable and made available 
with a preference for local people.

• A diverse range of different homes on the site to respond to different 
needs.

• We are exploring whether there is demand for a proportion of homes 
to be self-build or custom-build allowing people to have influence over 
the design, construction and specification of their home. 

• A cohousing development specifically orientated towards older people.
• A new children’s play space.
• Spaces to grow food.

You will see a number of questions presented as part of the 
display boards - you can answer these on the feedback form.

Proposed development site

Hartland playing fields

The vale

Existing development

Historic village

 

Fore Street

Heard Close

P
en

g
i l ly  W

ay

A development that is well suited to its setting

• Development should provide a direct, safe and attractive new footpath 

passing through the site between Harton Cross and Pengilly Way. 

• Both the pedestrian and car access should provide a safe, welcoming and 

distinctive gateway to the site.

• The site should continue to allow a tree lined entrance to the village.

• Site design and architecture should respect the traditional style of the 

village.

A sustainable place

• Development of the site should happen at a pace that facilitates slow 

growth of the village.

• Development should enhance the biodiversity of the site using native 

species and features such as bird/bat boxes integrated within home design.

• Site design and architecture should enable lifestyles with low environmental 

impact.

• Provision should be made for residents to grow their own food. This 

includes private gardens but could also include communal allotment space.

A housing mix that reflects present and future needs

• The development will include the provision of new affordable homes for 

local people.

• Homes of an appropriate size and design to provide for existing and future 

needs of the community.

• A cohousing development for older people who wish to live in a mutually 

supportive community with some shared facilities.

• A proportion of plots could allow self or custom build. 

Wider opportunities and community involvement

• Provision of allotment spaces and the establishment of orchards and wildlife 

spaces to benefit the wider community.

• We are currently looking to establish a Community Land Trust to 

hold ownership of the affordable homes for the long-term benefit of the 

community.

• Provision of a children’s play space to be located in a place that benefits 

the wider community rather than just the new development.

• Integration of public art withinin the site that reflects the local landscape.

Introduction

The starting point for the plans has been to establish a clear vision and 

a set of design principles. These are based on the requirements of the 

District Council’s Local Development Plan policies and have been used to 

guide how the site has been designed and also how it will be delivered. 

The site design has been based on the following vision:

“The site will be a leading example for rural housing - one 

that builds on the traditions, craftmanship and creativity of 

the community; one that supports evolution of the village 

as a thriving place to live and work; and one that promotes 

sustainability for the long term”.

This vision has been expanded upon by the following set of design 

principles:

Do you have any comments on the vision and design principles that 

have been prepared to guide site design and delivery?

The vision

 

Public exhibition materials October 2019
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HARTLAND PARISH CLT
As part of the exhibition of plans for the site, 
information was also provided about the potential 
for a Community Land Trust (CLT) to be set up to 
focus on local ownership of new affordable homes. 
A CLT is an organisation established for the benefit 
of a geographical community and is owned and run 
by community members on a not-for-profit basis.

Hartland Parish CLT was formally established in 
November 2019 and agreed Heads of Terms with 
Barney Fields Ltd in January 2020. Under the 
terms of the agreement, the CLT will be able to 
secure ownership of the freehold for affordable 
rented homes at a minimal cost of £1 per unit. 
The CLT has also secured ongoing support from 
Wessex Community Assets and plans to partner 
with Aster who will manage the homes on a 
leasehold basis. This element of the project has 
been awarded support from Homes England as 
part of their community-led housing programme.

How will homes be delivered?
We are currently exploring a range of different ways to deliver homes on the 
site. Hopefully, this will help plans meet a wider range of needs and also add 
architectural variety to the site. Some ideas are explained below, which may 
be of particular relevance to the Banrey Fields site.

CUSTOM/SELF BUILD

A proportion of the homes could be delivered using a custom build method. 
This will involve the provision of serviced plots to prospective residents who 
will then be able to choose the specification of their home. We have been 
in discussions with architects who have significant experience of delivering 
homes using this method and have found that it can create unique homes. 
It can also allow people to play an active role in the construction of their 
homes to keep down costs.

ARCHITECTURE

Development of the site will be phased so that new homes are delivered 
gradually, in much the same way as those at Cumber Homes. Although 
details of architectural appearance are not being established at the outline 
planning application stage, we’d be interested in hearing your ideas on 
what homes should (or shouldn’t look like).

As a starting point we think architecture should take inspiration from 
the modest forms and detailing present on the village’s vernacular 
buildings and combine this with modern design. Design should also 
use locally distinctive and sustainable materials alongside modern 
construction methods to facilitate low-energy and sustainable new 
homes. 

ELDER’S COHOUSING

Cohousing is a way of providing homes that is well established 
internationally and is now increasing in popularity across the UK. It 
involves creating a cluster of homes composed of modest private dwellings, 
communal space and shared resources. Participants in a cohousing group 
tend to be closely involved in the design of their community and once 
occupied, manage it cooperatively. By doing this it allows elders to grow 
older independently with the mutual support of others.

WHAT’S NEXT

Please let us have your comments via the feedback form, or alternatively 
email us at barneyfieldshartland@gmail.com. Comments should be 
received by November 8th, 2019. 

We will collate comments and take them into account when preparing 
a planning application for the site. A detailed planning application will 
follow the outline application, which will provide details on architectural 
appearance.

HARTLAND COMMUNITY LAND TRUST

If there is support from members of the community, it is possible for 
the affordable element of the homes to be owned by the village via a 
Community Land Trust (CLT). Not only will this make sure that they are 
managed in a way that benefits the community, it can also provide a 
revenue stream and access to funding opportunities to enable future 
projects to be developed for the benefit of the community. 

We are planning to take the first step in setting up a CLT through holding 
a public meeting. This meeting will provide an opportunity to:

• Come and find out about more about how a CLT could be set up in our 
Parish. 

• Hear a presentation from the Wessex CLT Project, an advice service 
supporting over 50 CLTs in the South West

A public meeting is planned for 7pm on Wednesday 30th 
October 2019 at the Methodist Chapel room, Fore 
Street. Everyone is welcome to attend if they’d like to find 
out more or become involved.

Do you agree with these ways of delivering the site? Is there anything 
else you think should be considered?

Delivery  

1

Introduction to the illustrative masterplan

The development framework (right) provides a summary of the main 

characteristics of the masterplan and how development has been structured.

The draft masterplan (below) expands on this to provide an indication of how 

homes, access and amenity space could be organised across the development 

site in more detail. 
The masterplan has been designed to reflect some of the design features 

which characterise historic Hartland. This includes homes which are 

positioned close to the back edge of the pavement, often using terraces. To 

achieve this effect it means that parking needs to be positioned in parking 

courts mainly to the backs of homes. This has allowed for the provision of 

generous areas of public green space between homes and avoids a ‘suburban’ 

appearance that is dominanted by driveways and parking. The masterplan 

also aims to have homes facing outwards onto existing trees, hedgerows and 

the surrounding countryside. This makes the natural environment a central 

element of the site’s sense of place.SUMMARY OF POTENTIAL DEVELOPMENT
• The draft illustraive layout indicates approximately 66 homes, at 

least 30% of which are planned to be designated as affordable.

• New attractive pedestrian link between Harton Cross and the main 

village. 
• Retention of the historic stone barn, mature trees and hedgerows.

• Equipped children’s play space located in a position to benefit the wider community - 

not just residents of the new homes.
• Sufficient car parking to meet the needs of residents and visitors. 

• A cohousing development for the elderly comprising a cluster of bungalows set around 

communal spaces and a common house.
• An allotment/orchard space.

Retained barn

Housing
Elder’s cohousingPublic open spaceGrowing space/orchardTree plantingExisting roadPrimary accessSecondary access routeKey pedestrian routeBuilding frontageCommon house

Children’s play space

Cohousing development

Pedestrian route along south of site

Retained hedgerow

Growing spaces

Central green spaceParking court

Do you have any comments on the draft site layout? Do you support 

this approach to design of the site?

The masterplan
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CONSTRAINTS
• Tree lined southern boundary of the site containing category B trees and 

one category A Oak tree. Existing hedgerows.
• Sensitive response to the backs (and sides) of existing homes on Pengilly 

Way and Heards Close.
• Site access for cars to be taken from Pengilly Way.
• Strong prevailing south westerly winds and relatively exposed site.
• Overhead power line crossing the north-west of the site.

OPPORTUNITIES
• To provide a safe attractive footpath through the site between Pengilly Way 

and Harton Cross.
• To retain the existing historic stone barn as a key site feature.
• To enhance biodiversity of the site through retaining existing trees and 

hedgerows, native planting and nesting boxes etc.
• To deliver eco-friendly new homes that respect the historic form of the 

village. 
• Delivery of a new children’s play space.

View from withiin the site looking north

Access from the west of the site off Pengilly Way Access from the south-east of the site

South-west corner of the site/junction between Pengilly Way & 
Fore Street

Section showing southern boundary and stone barn.

Key

Figure 2: Constraints and opportunities

Application site boundary

Potential vehicular access

Interface with surrounding homes

Category B tree

Potential pedestrian connection

0.5 metre contour

Attractive view out of the site

Category A tree

Overhead electricity line

Surrounding movement routes

Root protection area

Existing bus stop

Historic barn

Steeply sloping land

Prevailing winds

Cold winter winds

Are there any other opportunities or constraints that the site design 
should take into account?

Fore Street

Pengilly Way 

Hey
woo

d

 Clos
e

To village centre 400 m

Primary 

school 400 m

Heards
Close

Introduction to the site
The site comprises approximately 2.4 hectares of agricultural land to the 
east of Pengilly Way. It is divided into three rectangular fields which stretch 
lengthways in a north-south direction. The land is bounded by houses off 
Pengilly Way to the west, Fore Street to the south and predominantly open 
countryside to the north and east. Two buildings are currently present on the 
site including an historic stone barn positioned near the southern boundary. 
The site has two existing points of access - one in the south-east corner of 
the site from Fore Street and one to the west of the site from Pengilly Way. 

The site  
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2. Context
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A BRIEF HISTORY OF HARTLAND
The historic village stretches between Fore Street and 
West Street with the village square at its centre. Much 
of this area has been designated as a conservation 
area since 1973 and extended in June 2000 to include 
Springfield. 

The historic maps (right), show that the village in 1886 
comprised a band of tight-knit development along Fore 
street. The Square, at the centre of the village held the 
local market, housed the town hall and was the focal 
point of village life. St Johns and its clock tower was 
a chapel of ease for St Nectan’s church at Stoke, and 
houses one of the oldest working civic clocks in the 
country, built and installed during the 17th century.

Growth of the village remained very modest up until 
the period after Second World War. By 1954 it had 
expanded to the east with the development of Gregory 
Terrace and to the north with Northgate – both 
examples of post-war social housing. By 1981 the 
almshouses on Well Spring Close (near the location of 
the historic village well) had been demolished to make 
way for a development of bungalows suitable for older 
people and another estate of low-density detached 
bungalows was developed on Brimacombe Road.

Latterly, from the late 1980s up until the present day, 
land has been developed to the north and east of the 
village, known as Cumber Homes. Significant recent 
development has also taken place at Harton Cross 
including a small employment site, large detached 
homes at Goaman Park and more modest social rented 
homes at Pillman Drive.

Further information on how the economic and built 
form of the village has changed can be found in the 
appendices.

Hartland village in 1886

Hartland village in 1954

Hartland village in 1981

2.1 Historic character
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CHARACTER STUDY
Villages such as Hartland can be described as having 
evolved rather than ever having been designed or 
planned. What we see today is the product of countless 
rational decisions made by people working with their 
hands in the most efficient way possible, making best 
use of locally available materials to construct homes 
in a way that is uniquely representative of Hartland’s 
economy, topography, climate, geology and culture. 

One of the most defining elements of Hartland’s unique 
form are the two storey terraces of homes that run 
in parallel but irregular lines along Fore Street. The 
elevated north side of the street and the raised quay 
(likely once a grassed verge) is a direct response to 
its position on the edge of a valley, which provides a 
degree of shelter from strong winds as well as passive 
heat and light from its south facing aspect. Hartland’s 
historic evolution over time has resulted in countless 
slight variations in building orientations roof pitches, 
eaves and ridge heights and plan forms. This variation 
provides subtle complexity and richness to the overall 
composition of the village.

The buildings on Fore Street, can be broadly divided 
into two distinct types. The first typify the early rural 
vernacular - often small and simple cottages with 
irregular window and door openings. Owing to the 
use of local sandstone, cob and lime render as the 
predominant building materials, quoins, window and 
door openings often have soft edges – a marked 
contrast from the perfectly straight and sharp edges 
of more modern buildings. The second type draws on 
influences from standardised architectural norms or 
fashions (mainly Georgian) favouring a more formal 
arrangements of door and window openings. These 
tend to feature larger sash windows, and higher floor 
to ceiling heights, which results in forms with greater 
vertical emphasis.

The village’s grander buildings tend to be concentrated 
around the Square and towards its edges. In these 
instances, greater architectural ornamentation is 
evident through the addition of Gothic window 
openings, shutters, timber and stone porches and brick 
detailing. This is particularly evident around Springfield 
in the case of Deer Parks and Vale Lodge. Although 
the variety that these grander buildings bring to the 
village is important, the prevailing characteristic of the 
village’s vernacular architecture is modesty in form and 
detailing. 

Further information on the village’s established 
character is described in the Hartland Peninsula Design 
Guide (2013). This document provides a general 
summary of the village’s architectural appearance as 
follows:

“Properties are high or medium density, mostly 
terraced, with varying building heights and stone or 
brick chimneys that add interesting vertical rhythms 
to the street scene. Many properties have porches 
and are painted with bright colours. Building 
materials include local stone usually rendered, 
cob rendered, casement, some multi-paned shop 
windows, sash or windows with slate roofs. Building 
features include full dormers, mono pitch or gable 
porches, some exposed stone elevations. Some 
buildings have half exposed stone and half render 
frontages such as The Anchor Inn. There is the 
use of yellow brick in Victorian properties within 
this area such as that used in the post office. 
Carriageway entrances are present in some of 
the buildings. Render detailing to building edges 
and around windows, is also often painted bright 
colours. ” (Hartland Peninsula Design Guide, 2013).
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• The raised quay along Fore Street is a response to 
the village’s topography on the side of a hill and 
probably once consisted of a grass verge, which 
was latterly built into a raised quay.

• The village’s streets have a strong sense of 
enclosure and variety of spaces created between 
building frontages. 

• Some public spaces in the village lend themselves 
to social activities particularly well. They tend 
to enclose irregularly shaped areas of space 
and mark a confluence of different vehicular or 
pedestrian routes. The Square at the centre 
of the village consists of one such space which 
provides a setting for important community 
buildings and acts as a main meeting place 
for community events. Much like the Square, 
Springfield provides an example of a confluence 
of different routes and an irregularly shaped 
public space, which has also on occasion been 
used for community events. The position of 
small sunny semi-private gardens fronting onto 
this space provides activity and strong natural 
surveillance. The absence of a through route for 
vehicles  in this instance also makes it commonly 
used for informal play.

Figure ground plan showing the historic village

LOCAL CHARACTER
Hartland’s historic centre has a distinct character that is 
common to other historic North Devon villages but also 
uniquely representative of Hartland’s climate, economic 
history, topography and geology. 

STREETS AND SPACES
• Most buildings front directly on to the back edge 

of the pavement or are set behind small areas of 
semi-private space. In some instances, differences 
in paving outside of peoples’ homes - often areas of 
cobbles - were used to de-mark the threshold of a 
private home.   

• Most traditional homes in the village were built as 
terraces. This had benefits in making efficient use 
of land and materials and also in allowing homes 
to share the warmth and insulation provided by 
adjoining walls. Buildings within these terraces 
often exhibit subtle differences in their orientation 
and scale.

• Frontages along Fore Street are generally set apart 
by between 7-12 metres with two storey buildings 
on either side of the street. This allows for the 
creation of streets at a human scale prompting 
interaction between neighbours and passersby - an 
important element for the creation of community. 

20



Figure ground plan showing Springfield

Figure ground plan showing The Square
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Historic field boundaries (1885)
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ROOF FORMS
• The roofs of traditional buildings in the village are 

dual-pitched with gable ends. Hipped roofs are 
mostly only a feature of more recent buildings. 

• Eaves tend to not have significant overhangs and 
large sofits. Gable ends use a mix of mortared 
verges and barge boards. 

• Chimney stacks punctuate the village’s roofscape 
adding variation and interest. Large chimney stacks 
add prominence to certain buildings, often reflecting 
a more civic function such as illustrated by the 
Anchor Inn. There is also variation in how chimney 
stacks are positioned with some built on to the 
gable and some projecting from the eaves. 

• Further interest is added to the village’s roof scape 
through the height of the eaves and ridges stepping 
up and down, often from building to building across 
long terraces. 

FRONTAGES
• Buildings mainly consist of two storeys and front 

towards the street with occasional gable ends.
• Buildings towards the edges of the village tend to 

have a wider plan form than those at its centre.
• For homes towards the edges of the village, it was 

more common to have single-sided development 
with homes fronting towards hedgerows and trees. 
In these instances modest areas of semi-private 
space between the front door and carriageway and 
enclosed porches are common.

• Boundary walls with upward curves towards the 
house are a recurring feature in the village as are 
simple ironwork railings on low boundary walls.

WINDOW & DOOR OPENINGS
• Window arrangements in the village’s older 

vernacular buildings tend to be modestly sized and 
irregularly arranged across the building’s elevation. 
Later buildings within the historic village reflect 
a more formal approach, using larger windows 
positioned more symmetrically on the facade.

• Older examples of windows tend to be casement 
windows with larger sash windows becoming 
favoured latterly.

• Dormer windows tend to be gabled and are mostly 
positioned flush with the building’s facade. 

• Door openings tend to be recessed well within 
the buildings facade to provide a greater degree 
of shelter. This also provides a sense of thick and 
robust external walls.

MATERIALS
• Traditional buildings in the village tend to be a 

mixture of stone and cob, commonly finished in lime 
render. This results in buildings often having slightly 
irregular surfaces and rounded quoins, window and 
door openings.

• Roof coverings consist of slate. The majority of 
thatched roofs existing in the area have now been 
lost. 

• Windows frames and doors were constructed using 
timber with uPVC becoming favoured in recent 
decades.
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BUILT CHARACTER
Hartland’s form remained focused on the areas around 
Fore Street and the Square up until the 1960’s when 
it started to expand towards the north and east and 
then latterly at Harton Cross. The following provides a 
summary of some of the more significant developments 
that have added to Hartland’s form.

The drawing below highlights some of the more recent 
additions to Hartland, which is followed with a brief 
summary of each over the following pages.

2.2 The village today

The greenwoods

Chubbycroft close

Goaman Park

Heywood Close

Conservation Area

Pilman Drive
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GOAMAN PARK
Large detached homes orientated around a cul-de-sac. 
Driveway parking and integral garages are included on 
many homes. The homes turn their backs to the road com-
ing into the village and have modest plots relative to the 
size of the home. Although properties are of a similar size, 
there is variety in style, as some buildings have exposed 
stone façades with the rest rendered, whilst others have 
corner stone features and dormer windows. Paved access 
road and stone sets to calm traffic.

Density: 23 dph

THE GREENWOODS
A mix of detached, semi-detached and terraced homes 
located on the northern edge of the village. The site 
addresses steep topography in places with many homes 
set at different levels to the road. Parking provision is 
mixed, either on drives, integral garages or in a shared 
car park. Most homes are two storey with some newer 
three storey homes, which include integral garages.

Density: 30 dph
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CHUBBYCROFT CLOSE
Detached and semi-detached homes. Mainly bungalows 
with two storey homes nearer to North Road and 
Pengilly Way. Parking provided in-plot, mainly to the 
side of the home in integral garages. Little variation 
between different homes and relatively dominant 
highway. Tile roofs and projecting bay windows.

Density: 31 dph

PILLMAN DRIVE
Two storey, semi detached homes clustered around a cul-de-
sac. Highly modern and energy efficient design using mono-
pitched roofs. Interesting juxtaposition of roof lines, buildings 
are white rendered with coloured cladding to first floor level. 
Larger windows south facing to take advantage of passive solar 
gain. Smaller windows on the north elevation present a more 
austere facade towards the access road. These buildings are 
smaller in size, and managed by a housing association.

Density: 26 dph
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HEYWOOD CLOSE
A mix of bungalows and two-storey homes orientated around 
shared parking and landscaped public spaces. Homes organised 
in terraces up to eight long. Separate parking/garage courts 
provided although garages generally not of adequate size for 
use as parking. The development benefits from homes that front 
onto pedestrianised green spaces with car parking located a 
short walk from each home. 

Density: 33 dph

CONSERVATION AREA
The old village centre is centred around Fore Street 
and has a higher built density than found elsewhere. 
Properties are two storey, mainly terraces, fronting 
onto the main through road. Homes display a strong 
level of variety in architectural detail.

Density: >40 dph
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Photographic survey
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2.3 Local facilties

To Hartland
Quay 2 miles

To Bude
15 miles

To Hartland 
Point 3 miles

LOCAL FACILITIES
The historic core of Hartland lies in the south west of the 
village and is included within a designated conservation area 
centred on The Square and Fore Street. 

Hartland has expanded significantly since 2005 with a 
number of new housing developments on the eastern side 
of the village. Employment is mainly in agriculture, tourism 
and services at dispersed locations and there is a small 
development of industrial units at Harton Cross. The small 
employment area on the edge of the village at Harton Way 
accommodates a range of local services. The village has a 
range of facilities and services including a post office, several 
shops, parish hall, GP surgery, a primary school and car 
repair facilities. There are several galleries and potteries and 
three pubs.

To Hartland Quay 
2 miles
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To Bideford
15 miles

3 2
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3. The site
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INTRODUCTION
The site comprises approximately 2.4 hectares of 
greenfield land to the east of Pengilly Way. It is divided 
into three rectangular fields which stretch lengthways 
in a north-south direction. Two of these fields are 
approximately 200m long with the easternmost field 
being 90m long. The land is currently in agricultural 
use and is bounded by houses off Pengilly Way to the 
west, predominantly open countryside to the north and 
east and Fore Street to the south beyond which is a 
caravan/camping site.

Two buildings are currently present on the site including 
an historic stone barn positioned on the southern 
boundary between the eastern and central fields. A 
further galvanise shed is located in the south-east 
corner of the site near the access from Fore Street.

The site has two points of access, currently suitable 
only for agricultural use - one in the south-east corner 
of the site from Fore Street and one to the west of the 
site from Pengilly Way. 

CLIMATE
The site is located on a site gently sloping towards the 
north, within 3.0 km of the coastline. The area has a 
maritime climate characterised by weather that is often 
cloudy, wet and windy, but mild. Mean wind speeds are 
at their strongest between December and February and 
the dominant wind direction is from west-south-west. 
Less frequent cold winds from the north and east are 
common during the winter. The average annual rainfall 
in the site is between 1,000 mm and 1,500 mm with 
the annual average days of rainfall greater than 1 mm 
being between 140 days and 160 days (Source: Met 
Office, 2018). 

3.1 Site analysis

Prevailing 
strong winds

Cold winds 
during winter
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TOPOGRAPHY
A topographical survey has been undertaken for the 
site. This demonstrates that the site slopes gently from 
a high point in the south-east corner of 131m AOD to 
a low point in the north-west corner of 124m AOD. The 
site is elevated above Fore Street to the south with 
levels gradually varying from a difference of 1 m on 
the east edge of the site to over a 4 m difference in 
levels between the south west edge of the site and the 
junction between Pengilly Way and Fore Street. 

ECOLOGY
The site comprises a group of 3 fields of semi-improved 
grassland, bounded by close managed hedgerows, 
Devon hedgebank with hedgerows and trees, concrete 
wall, and wood and wire fencing. There are two barns 
present on site, one stone-built, the other metal.

During the preliminary ecological appraisal, a small 
stone barn was assessed for its potential to support 
roosting bats and found to have moderate potential. 
Update preliminary ecological and bat surveys are 
currently being undertaken, the results of which will 
follow.  

TREES
A tree survey was carried out by Doug Pratt Tree 
consultancy in August 2019. This survey identified 
seventeen individual trees and three tree groups. 
Most individual trees grow from a high bank forming 
the south boundary, below which is the highway. One 
large individual Ash tree grows adjacent to a secondary 
access into the site, on the west boundary with Pengilly 
Way. There are no trees actually within the fields 
enclosed by the boundary features. The following 
points are noted in the tree survey report:

• The most noticeable trees are those on the south 
boundary above  the  highway,  consisting of self-
seeded Oak, Ash, Sycamore, and one Elm. 

• The survey categorised most trees and one group 
as B category, an Oak is A category, and four 
individual trees and 2 tree groups as C category.

• The individual Ash tree on the west boundary is also 
visually prominent.

• Due to the exposure of the site, all trees have 
adopted a compressed form of stature typical of 
other trees in the area, due to the desiccating effect 
of the prevailing winds. 

• A no-dig zone of 8.5m to be allowed for trees along 
the southern boundary to protect their roots.

The southern boundary of the site with Fore Street

The stone barn on the southern boundary
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Figure 1: Tree constraints

Figure 2: Topography
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LANDSCAPE
In considering the suitability of the site for 
development, for site allocation policy states that 
‘although within the AONB, the site has minimal 
impact on the landscape and scenic beauty of the 
area and it is well related to the highway network 
and to village services and facilities’. 

A Landscape and Visual Impact Assessment  has 
been prepared by Greenearth Landscape in June 
2020. The LVIA reviews the landscape character 
and visual amenity of the site and assesses the 
resulting landscape and visual effects of the 
proposed development on the receiving landscape 
and visual receptors. This report concludes that the 
site is situated within a large, shallow bowl-shaped 
landform, defined by the rising land towards the 
north, east and south of the site, which coupled with 
the built form and tree cover in the area surrounding 
the site, results in it having a relatively limited visual 
envelope. Views of the site itself are largely confined 
to nearby roads and a PROW to the north of the site, 
as well as glimpses from mid to long-range locations 
north, north east and east of the site. 

The visibility is set out opposite, which illustrates the 
location of the viewpoints and the approximate visual 
envelope. Further information on landscape impact 
can be found in the accompanying LVIA.

HERITAGE AND ARCHAEOLOGY
The site is not considered to have any significant 
impacts on designated heritage assets. The nearest 
Conservation Area is located in the village centre, over 
400m away. There are no listed buildings in the vicinity 
of the site. While not of formal historic interest, the old 
stone barn provides an historical reference point within 
the site but is in a poor state of repair with serious 
structural cracks. 

A geophysical survey was carried out by South West 
Archaeology in June 2021. The survey identified 11 
groups of anomalies. These were predominantly 
linear anomalies likely associated with phases of 
historic boundaries, pits/tree-throws and modern 
services. The results of the geophysical survey would 
suggest that the archaeological potential for the site 
is low. The majority of the identified features relate 
to undated phases of field-systems which are likely 
post-medieval in date. Some of the features, however, 
clearly belong to a different phase of field-system 
and could be prehistoric or Romano-British in date. 
Further information can be found in the accompanying 
archaeological report. 
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ACCESS AND MOVEMENT
The site has two existing points of access - one from 
the south-east corner of the site off Fore Street and 
one to the west of the site from Pengilly Way. In 
response to the currently unsafe pedestrian route 
between Harton Cross and the village, the LDP policy 
requires the site to provide a new pedestrian link 
within the site between Pengilly Way and Harton Cross. 
There is potential for an additional stepped pedestrian 
connection from Fore Street/Pengilly Way up onto the 
southern edge of the site. There are no public rights of 
way passing through the site. 

Although some distance from the main service centres, 
Hartland is one of the District’s more accessible 
villages, with good access to the A39. By car, Hartland 
is approximately 24km (15 miles) west of Bideford and 
26km (16 miles) north of Bude via the A39. Hartland 
is well served by public transport, with frequent bus 
services to Bideford and to Bude consisting of a bus 
service (the 319 service) of 6/7 buses per day. The 
nearest bus stop to the site is located on Fore Street, 
well within a five minutes walk of the site.

UTILITIES
The site is largely unconstrained by utilities. There is 
however an 11 kV overhead power line, which crosses 
the north-western corner of the site. The layout will 
need to accommodate this and provide the necessary 
access for maintenance if it is not to be diverted. 

FLOOD RISK
The Environment Agency Flood Risk map indicates 
that the site lies within flood zone 1, an area with low 
probability of flooding and is not located within a critical 
drainage area. However, as the site is over 1 hectare 
in size a Flood Risk Assessment has been prepared to 
accompany this planning application.

GEO-ENVIRONMENTAL
A review of the historic maps indicates that the site 
consisted of undeveloped open fields from at least 
the 1880s. Near surface ground conditions generally 
comprise topsoil overlying cohesive Residual Soils which 
are locally overlying granular material. 

Based on an assessment of the Desk Study Data 
significant contamination on the site is unlikely. 
Environmental testing recorded generally low 
contaminant concentrations in the soils and no remedial 
measures are required with respect to soils and 
groundwater. During the fieldwork, three full percolation 
test cycles required by BRE 365 were completed in a 
test pit in the north west corner of the site. Tests in 
three other pits were abandoned due to slow infiltration 
rates. 

Subsequent ground water monitoring has been 
undertaken by Red Rock Geo for the applicant and is 
included with the submission as a separate document. 
Ground water levels were taken at five locations dotted 
around the site. It has been noted that ground water 
levels did become close to ground level on several 
occasions for BH01, BH02 & BH05. Ground water levels 
at BH03 remained a minimum of 1m below ground 
level throughout the 12-month period and ground 
water levels at BH04 remained approximately 2m below 
ground level throughout the year.
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Looking west along the southern boundary Field gate access from the south east

The hedgerow between the two long fields is gappy and 
degraded

The smaller eastern field parcel Tree lined southern edge of the site on Fore Street

3.2 Site photos

Hedge banks are broken in places, and many boundaries 
(particularly the Eastern one) are very overgrown.
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Access from the south-east corner of the 
site

Existing stone barn

Southern boundary. Fore Street set approx 2m lower than the 
site

Access from the west of the site off Pengilly Way

South-west corner of the site/junction between Pengil-
ly Way & Fore Street

47



CONSTRAINTS
• Tree lined southern boundary of the site containing category B trees and one 

category A Oak tree. Existing hedgerows.
• Sensitive response to the backs (and sides) of existing homes on Pengilly Way and 

Heards Close.
• Site access for cars to be taken from Pengilly Way.
• Overhead power line crossing the north-west of the site.
• The site is relatively exposed to the often harsh maritime climate.
• The need to minimise the visual impact of development when viewed from the 

surrounding AONB.

OPPORTUNITIES
• To provide a safe attractive footpath through the site between Pengilly Way and 

Harton Cross.
• Potential to retain the existing historic stone barn as a key site feature.
• To enhance biodiversity of the site through retaining existing trees and hedgerows 

and providing native planting and nesting boxes etc.
• To deliver energy efficient new homes that respect the special qualities of the village. 

3.3 Opportunities and constraints

Key

Application site boundary

Potential vehicular access

Interface with surrounding homes

Category B tree

Potential pedestrian connection

0.5 metre contour

Attractive view out of the site

Category A tree

Overhead electricity line

Surrounding movement routes

Root protection area

Existing bus stop

Historic barn

Steeply sloping land

Prevailing winds

Cold winter winds
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4. Design approach & 
masterplan
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4.1 Design approach

DESIGN OBJECTIVES

The masterplan has been designed with two 
overarching objectives in mind: 

• Design of the site should reinforce the special 
qualities of the area and take inspiration 
from the traditional character of Hartland. 
This includes the scale and form of buildings, their 
relationship to the public realm and streets that 
naturally calm traffic and provide an attractive 
pedestrian environment. 

• The design of the site should make the natural 
environment a central element of its sense of 
place. This should involve making sure that homes 
have a close relationship with public green space, 
hedgerows and trees and that opportunities are 
taken to enhance the site’s biodiversity.

The above design objectives will need to be delivered in 
a way that meets the demands of 21st century life: to 
deliver a place to live that enhances health and well-
being; sensitively accommodates private vehicles and 
allows the adoption of sustainable lifestyles. 

THE VISION

Design of the site will be guided by the following over-
arching vision:

“The site will be a leading 
example for rural housing 
- one that builds on the 
traditions, craftsmanship and 
creativity of the community; 
one that supports continued 
evolution of the village as 
a thriving place to live and 
work; and one that promotes 
sustainability for the long 
term”.

Illustrative sketch of site entrance area by Barefoot Architects52



DESIGN PRINCIPLES

The design objectives, assessment of the site’s 
opportunities and constraints as well as feedback 
from the community have informed a set of design 
principles that should guide how the site is designed 
and delivered in more detail: 

A development that strengthens Hartland’s 
special qualities
• Site design and architecture should demonstrate 

a clear lineage from the character that makes 
Hartland special.

• If structurally feasible and viable, the existing 
historic stone agricultural barn should be 
retained as a feature and unique part of the 
site’s pastoral identity.

• Natural site features such as hedgerows and 
trees will be retained where possible and 
integrated within public spaces.

A sustainable place
• Site design and architecture should enable 

lifestyles with low environmental impact including 
low energy homes and electric car charging 
points.

• Design should recognise the role of natural cycles 
in informing how resources are used during both 
design, construction and occupation.

• Provision should be made for residents to grow 
their own food. This includes private gardens but 
could also include communal allotment space.

• The site will incorporate sustainable drainage 
systems to manage surface water in a way that 
harmonises with natural drainage patterns, 
minimises flood risk and benefits wildlife.

• Opportunities will be taken to enhance the site’s 
biodiversity.

A place that promotes health and well-being
• Development should provide a direct, safe and 

attractive new pedestrian route passing through 
the site between Harton Cross and Pengilly Way.

• The site’s streets and public spaces should place a 
strong emphasis on their use by pedestrians and 
avoid the appearance of highly engineered roads.

• Movement around the site should be via a rich 
and varied sequence of spaces, which benefit 
from interesting views and opportunities to stop, 
rest and interact with neighbours.

• Formal and informal opportunities will be included 
for children to play including a new village green, 
positioned to benefit the wider community as well 
as residents of Barney Fields.

Homes to meet present and future needs
• High-quality homes of an appropriate size and 

design to provide for existing and future needs of 
the community.

• Homes will be energy efficient to minimise their 
running costs and environmental impact.

• Enable community participation and ownership 
of new affordable homes through the recently 
established Hartland Parish Community Land Trust.

• Homes specially designed to cater for elderly 
residents.

• New homes will be connected to high speed 
broadband to enable remote working practices.
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Hartland has seen profound change over the last century. The mechanisation 
of agriculture, communication technology and the rise of the motor car have 
transformed patterns of employment and reduced reliance on the small 
and local. Despite this, the village has grown physically, from the tight-knit 
homes and shops centred on Fore Street to encompass a larger area of lower 
density residential estates with many shops now gone (see appendix 5.1).

Looking forward, social, economic and environmental change is likely to 
be no less dramatic. In shaping how the village evolves, it is worth asking 
what a 21st Century rural community could look like, what elements of ‘the 
old’ work, what we want from ‘the new’ and most importantly, how the 
community can be resilient to and benefit from change. Barney Fields has the 
potential to play a role in this. 

Many issues of relevance to this discussion were raised during the process of 
community consultation, where significant numbers of people highlighted the 
unaffordability of housing to young people, the need to enable home working 
through fast broadband connections, reducing reliance on the private car 
and reversing ecological decline. This desire for change was also balanced 
against a great respect for the village’s unique traditions, character 
and history. 

With this in mind, an important motive for designers preparing this 
application has been to learn from the existing special qualities of Hartland. 
These qualities include the long irregular terraces of Fore Street, the 
permeable pattern of historic development and a convergence of routes and 
streets on the Square as a focus for community life.

The historic fabric of Hartland also has its challenges - it struggles to 
accommodate traffic and parking and includes homes that do not provide 
the levels of amenity and sustainability that can reasonably be expected 
today. Despite the inconveniences and poor environmental standards of 
some homes they remain highly popular, often more-so than their new-build 
comparators. 

Hartland: past, present and future
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Barney Fields will make provision for new affordable homes with social rented 
units owned in partnership by The Hartland Parish Community Land Trust 
and Aster. This will allow the community democratic involvement in their delivery, 
give priority to those with a local connection and enable a revenue stream for 
the community long into the future. The site will also be developed in a way that 
enhances biodiversity, enables opportunities to work from home and promotes 
healthy lifestyles through the provision of spaces to grow food, areas for children 
to play and a new safe pedestrian link between Harton Cross and the main village. 
Barney Fields also proposes an elder’s cohousing community - a method of 
providing independent living for an ageing population. 

All this will be designed around the site’s historic field boundaries, stone barn and 
tree line. It will represent a modern extension to Hartland that seeks to combine 
some of the richness and charm of the old village with environmentally friendly 
21st Century living that stands the test of time - a place that acknowledges the 
past but is designed to meet the needs of present and future generations. 

Illustrative sketch of the ‘village green’ by Barefoot Architects 55



4.2 Illustrative masterplan

Illustrative masterplan
An illustrative site layout showing how development could be distributed across the site.

Fore Street

Pengilly W
ay
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THE BARNEY FIELDS MASTERPLAN

Although only illustrative at this stage, the masterplan establishes the vision for a new 
village extension with homes set around landscaped green spaces, which are intended 
to promote wildlife, recreation and interaction between residents. Development parcels 
and access routes are defined by the existing field pattern with retained hedgerows 
supplemented by vegetated swales and tree planting to help development integrate more 
successfully with the surrounding countryside. 

A village green is located near the entrance of the site in a position most likely to benefit 
the wider community, separated from traffic but fronted on to by surrounding homes 
and semi-private gardens to provide natural surveillance and activity. A footpath will pass 
through this park and along the existing mature tree line in the south of the site providing 
a much needed safe alternative for those currently walking along the main road.

Much like those found in many traditional villages, the primary access roads serving the 
site include flowing curves and tight corners to limit forward visibility and achieve a very 
low design speed. These adopted roads serve a number of paved lanes which will be 
informally shared by pedestrians and vehicles and allow homes to front onto green spaces 
and the surrounding countryside. This network of vehicular and pedestrian routes will 
provide a highly permeable environment and a range of spaces for people to stop and 
enjoy as they pass through the site.

Roads and footpaths are overlooked by a mix of short terraces, detached and semi-
detached homes that are positioned to achieve an irregular and unplanned feel with 
bespoke parking solutions for each home to limit the visual impact of parked cars on 
the main public spaces. The masterplan also aims to have homes facing outwards onto 
existing trees, hedgerows and the surrounding countryside, most notably along the 
new footpath link and the site’s northern edge. These edges of the site will benefit from 
strengthened hedgerows and native tree planting to screen views from the surrounding 
area.

The masterplan allows for 30% of homes on the site to be affordable with a tenure split 
of 75% social rented and 25% discounted ownership. These are shown evenly distributed 
across the site and would be indistinguishable from their open-market counterparts. The 
over 55s homes shown in the small easterly field parcel are positioned with modest sunny 
garden spaces that front onto communal gardens and a common house where residents 
can meet. Being the highest part of the site, homes here are limited to one storey to 
minimise their visual impact. 
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The masterplan provides...

• Up to 68 new homes
• An attractive and direct footpath routed along the tree line between Harton Cross and 

Pengilly Way
• Affordable homes with freeholds held by the Hartland Parish Community Land Trust
• Provision of a new ‘village green’ and play space in a location most likely to benefit the wider 

community
• Allowance made for a SuDS network to naturally manage surface water and benefit wildlife
• A proposed cohousing scheme for over 55s to provide independent age in place homes 

orientated around a communal building and spaces to grow food.
• Blocks of development permeated with new footpaths, green spaces, bio-diverse swales and 

edible planting. 
• Homes facing outwards onto existing trees, hedgerows and the surrounding countryside, 

most notably along the new footpath link and the site’s northern edge.

Aerial sketch by Barefoot Architects
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Framework drawing
Framework drawing illustrating key design principles and development parameters

Key
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4.3 Elder’s housing

ELDER’S HOUSING
Alongside the main residential component of the 
scheme, it is proposed to deliver homes specifically 
orientated towards the elderly. One way of doing this 
is cohousing. It is an intentional way of creating a 
community composed of private dwellings, communal 
space and shared resources. Participants in a cohousing 
group tend to be closely involved in the design of their 
community and once occupied manage it themselves. 
It is the ideal pattern for sustainable living, which 
promotes social interaction and mutual support. The 
model of cohousing provisionally proposed for the site 
is specifically focused towards people over 55 years old. 
This responds well to demographic trends both locally 
and will help address some of the challenges faced by 
an ageing population.

“Studies assessing the success of cohousing 
find that, where older individuals are concerned, 
the outcomes of living in cohousing can be an 
enhanced sense of well-being, reduction of 
loneliness and isolation, continued activity and 
engagement and the possibility of staying healthier 
for longer...” (Brenton, 2010).

This approach to housing delivery for the elderly 
is well established across the world, and especially 
in Denmark, Sweden and the Netherlands, where 
successive governments, aware of the implications 
of an ageing population have encouraged the 
development of senior cohousing communities on the 
grounds that they keep people happier and healthier 
for longer and contribute to lower levels of demand on 
expensive health and social care services (ibid, 2010).

Prospective residents of the Barney Fields Elders 
cohousing community are being consulted as design 
proposals progress in a process facilitated by Barefoot 
Architects.

Sketch by Barefoot Architects

Sketch by Barefoot Architects
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Barney Fields Elders 
An illustrative sketch showing some of the design principles developed for the elder’s cohousing area.
Sketch by Landstory

Mobility scooter/cycle store

Poly-tunnel

Old 
barn

Allotment space

Common 
house
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ACCESS
Access to the site is proposed to be via a simple priority 
junction from Pengilly Way. Details of this access 
arrangement are shown in the engineer’s drawing with 
an extract below.

The illustrative layout proposes a footpath in the most 
direct/convenient position along the tree lined southern 
edge of the site between Pengilly Way and the current 
agricultural access/egress in the south east of the site. 

The situation of the site on the edge of a rural service 
centre with a range of local shops and community 
facilities means that future residents will be within a 
short walk of everything needed to meet their day-to-
day needs, reducing their reliance of private vehicles. 
The site is also well connected to public transport with 
regular bus services to Bideford and Bude available 
within a 200m walk of the site. Despite the site’s good 
levels of accessibility, reliance on private vehicles is 
likely to continue into the future. 

Further information can be found in the accompanying 
Transport Statement. This statement concludes 
that safe and suitable access into the site can be 
achieved for all users of the proposed development, in 
accordance with paragraph 108 of the NPPF.

PARKING
Parking will be provided in accordance with LDP policy 
DM06. Provision has been made in excess of two 
space per home. In most cases, the position of parking 
spaces will be on-plot for each home. However, in some 
instances parking will be located a short walk away 
to allow homes be to be located in a pedestrianised 
landscape setting, much like Heywood Close to the 
west. Visitor parking for the site is provided near its 
entrance adjacent to the new ‘village green’.

Owing to the cohousing being restricted to residents 
over the age of fifty-five, it is anticipated that one space 
per unit plus visitor parking will be sufficient to meet 
their needs.

For private on-plot parking it is proposed to use timber 
frame car ports with integrated secure storage rather 
than shuttered garages to achieve a more attractive 
and open appearance at street level.

Final details on parking will be submitted as part of an 
application for reserved matters. 
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LANDSCAPE
As set out in the site allocation policy, there are two 
major strands to considering the site’s visual impact: to 
minimise the impact of the development when viewed 
from the north by means of layout, location and design 
of dwellings and appropriate substantial landscaping, 
and secondly, the need to avoid the appearance of 
coalescence between Harton Cross and the main 
village, including through retention of mature trees 
along the site’s southern boundary. 

In terms of the visual sensitivity of the site when 
viewed from the north, the layout addresses previous 
pre application advice in that ‘new development [should 
be] laid out in a non-estate, bespoke way with blocks 
of development with tree planting and landscaping 
features and that there should be no straight line 
of buildings along the northern edge of the site’. 
Accordingly, the illustrative masterplan includes the 
lowest density of development in the site’s north with 
these buildings being irregularly positioned and stepped 
well back from the boundary to avoid the appearance 
of a hard edge. Homes here also present their fronts 
towards the north in an effort to provide a positive 
relationship with their surrounds. Single storey homes 
are included in the north west to provide a softer 
transition towards existing single storey development 
in Heards Close. The scale of buildings also responds 
to the most elevated part of the site through reserving 
the small easternmost field parcel for single storey 
development only. 

Alongside mitigating visual impact through layout, the 
masterplan also indicates room for a belt of trees along 
the northernmost edge of the site. This area consists 
of a planting strip and vegetated swale that is at least 
4 metres wide in addition to the existing hedgerow, 
which will also be managed to maximise its potential as 
a visual screen. 

The vast majority of people experiencing the site 
from its surrounds will be those passing along its 
southern boundary and as such the tree line along this 
boundary has been retained as part of a new parkland 
footpath and development has been pulled back here 
significantly to maintain the vegetated gap between 

Harton Cross and the village. Development has also 
been excluded from the south west corner of the site 
so that homes are not located too close to the top of 
the high bank, which could result in an overbearing 
appearance when viewed from the junction between 
Fore Street and Pengilly Way. 

Alongside the efforts as described above to mitigate 
any visual impact upon the site’s surrounds, the design 
team have also made efforts to structure the site layout 
upon a strong green and blue infrastructure strategy 
so that there is space in between development blocks 
for a SuDS network, tree and hedge planting. The 
separation of development parcels using green space 
and tree planting is intended to help the overall site 
assimilate more successfully with the wider landscape 
and in time, for it to be viewed as a congruence of 
landscape and built form. The spirit of the design 
process has been to develop a unique sense of place 
that balances landscape impact, place making, and 
technical requirements. It is the intention that based 
upon the strong place making vision put forward as 
part of this outline application, detailed proposals will 
fix a level of design quality that will make a positive 
contribution towards the form of the village that is 
unique to Hartland. Whilst the proposals will no doubt 
have a visual impact within the local surrounds, it is 
argued that through a bespoke design approach this 
may actually contribute positively towards the form of 
the village.

Through the process of the LVIA it was concluded that 
the site and the immediate landscape is of medium 
sensitivity to change and has the capacity to accept the 
type of development proposed. In terms of cumulative 
effects, the LVIA states that: ‘The development would 
be seen as a small extension to the well vegetated 
settlement edge of Hartland, rather than a new discrete 
area within an area of open, unsettled countryside. 
Although there is the potential for the appearance of 
coalescence of the settlement of Harton Cross and 
Hartland, the views where this would be seen from are 
mid to long distance views, and due to the layering 
effect of intervening tree cover this effect would be 
small and experienced by a small number of receptors’.

4.5 Landscape & visual impact
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4.6 Green Infrastructure
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Sketch by Landstory
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GREEN INFRASTRUCTURE
The starting point for plans has been to integrate 
existing green infrastructure (GI) assets such as 
hedgerows and trees into the masterplan and where 
possible make them visible to allow interaction between 
residents and the local environment. These existing GI 
assets are proposed to be integrated with a sustainable 
drainage system (SuDS), new landscape planting, 
amenity green space, areas set aside to grow food and 
opportunities for play. 

Pedestrian friendly public spaces, streets and foot paths 
have been allowed for across the site including a new 
footpath connection between Harton Cross and the 
main village. This will allow a much safer pedestrian 
environment, particularly for children walking from 
Harton Cross towards the primary school. Lighting 
design in this area and more generally across the 
site will sensitively consider its context, the need to 
maintain a dark night sky and any potential for impact 
on wildlife. 

One of the site’s key GI assets is a new village green, 
which has been provided at a location most likely to 
be of benefit to the wider community as well as new 
residents of the site. This area includes a play space 
and benefits from a strong degree of enclosure and 
natural surveillance from surrounding homes. 

The proposed SuDS strategy allows for conveyance 
of surface water in open vegetated channels towards 
small attenuation areas. These features are intended to 
manage surface water naturally and reduce flood risk in 
a way that is both visually attractive and beneficial for 
wildlife. 

Key principles

• Integration of existing landscape assets 
such as hedgerows and trees into the 
masterplan

• New village green, provided at a location 
most likely to be of benefit to the wider 
community as well as new residents of the 
site

• Provision of a play space as well as 
incidental natural play opportunities along 
key pedestrian routes

• An attractive and direct footpath routed 
along the retained tree line and stone barn 
between Harton Cross and Pengilly Way

• Allowance made for a comprehensive SuDS 
strategy to naturally manage surface water 
and benefit wildlife.

• Growing spaces, fruit trees and native 
planting integrated as part of the site layout

• It is hoped that measures to promote 
wildlife including bat and bird boxes will be 
integrated with development across the 
site.

• Approximately 0.45 hectares of green 
space proposed across the site which in 
line with best practice has multiple benefits 
for recreation, growing food, wildlife and 
managing surface water.
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4.7 Landscape design

SUDS
Biodiverse swales planted with meadow vegetation and regular trees | Multi-functional attenuation features 
doubling up as amenity space | Swales with wild flower planting to supplement existing retained hedgerows | 
Surface water management as an integral element of the landscape strategy for the site | Surface water managed 
on-site with minimal need to discharge to public sewers.

Wet swale managing surface water

Multi-functional green space and attenuation area

Swale with wildflower planting and footbridgeVegetated swale/attenuation area

Illustrative drainage/SuDS concept
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HARD SURFACES
Tarmac for adopted roads | Block paving or similar for unadopted lanes | Parking for houses will be on a permeable 
block paver | Pedestrian routes will use hoggin/a self-binding gravel, especially where in close proximity to tree 
routes | 

Footpaths not associated with roads will be of a 
breedon gravel or similar self-binding gravel/hoggin. 

Parking for houses will be on a permeable block paver

Slabs to the backs of homes Tarmac adopted road

Block paved access paths to homes
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BOUNDARY TREATMENTS
Boundary treatments will be carefully selected across the site to balance the need for privacy with natural 
surveillance of public spaces | Rear boundaries will mostly consist of 1.8m high fences with more permeable 
varieties supplemented by hedges where abutting public spaces | Front boundaries to consist of a mix of 
hedgebanks, fence and hedge planting, low stone walls and railings.

1.2m timber fences to semi-private space
1.8m high fences balancing security, surveillance and 
visual appearance

1.8m high fences balancing security, surveillance and 
visual appearance Hedge planting with post and wire fence

Devon hedges to bound some front gardens in key 
locations. Image: Gale & Snowden

1.8 m close boarded fences between private spaces
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Knee rails to provide subtle division between some 
drives and green spaces to deter driving/parking on 
grass

Low decorative natural stone walls to accommodate 
informal planting

Stone walls to be used in important gateway locations

In places such as in the south of the site swales also 
act to provide a buffer between public and private 
space

Railing to enclose small areas of semi private space 
for terraces
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HEDGEROWS
Existing hedgebanks retained wherever possible | Extensive new hedge rows and banks proposed across the site 
| Gorse to be thinned and hedgerows to be laid where possible | Boundaries to be gapped up where needed with 
appropriate species | Hedgerow on northern bank laid, and additional dense planting added | Southern boundary 
to be enhanced and thickened | Species for hedgerow include a mixed native hedgerow of blackthorn, hawthorn, 
hazel, Rowan and willow | Gorse and Blackthorn to create a vibrant bank on the south western corner 

Proposed hedge planting locations
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TREES
Alder and downy birch to be grown along wet environment such as the swales | Street trees to use varieties of 
small native hedgebank species but grown into a standard tree such Hawthorns, Blackthorns, and Crab apples | 
Screening will be put in place on the north-facing boundaries to screen views of the development from sensitive 
viewpoints |Existing hedgerow boundaries allowed to grow out and thickened up with additional, close tree 
planting | Edible tree species will be incorporated into the landscape including a range of apples, pears, plums, 
cherry and crab apples | A small orchard will be planted in the picnic area and elders corner

Proposed tree planting locations
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PLAY STRATEGY
A play route of informal or ‘natural’ play will be created along the southern edge of the site to include items such 
as balance beams, stones or logs to encourage creative play | Simple elements such as sculpted land banks, 
mounds and swales encourage interaction with the landscape | An area could be dedicated to more formal play 
equipment in the south west corner of the site to serve new homes as well as the wider community moving 
through the site along the footpath | The north western corner of the site could also form a natural play area, with 
sculpted land forms, edible fruit trees and simple play elements.
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FOOD GROWING STRATEGY
Across the site there will be a number of fruit trees and a small orchard will be planted in the picnic area and 
elders corner | Species could include a range of apples, pears, plums, cherry and crab apples | Within the proposed 
hedgerows could be edible species such as blackthorn (sloe berries) gorse (edible flowers) crab apple (edible fruits) 
and elder | Within the Elder’s cohousing area a formal allotment space including a poly tunnel is shown which 
would be managed by residents.

Elder flowers within a hedgerow.

Pear trees could be placed within gardens

Sloe Berries within hedgerowsCurrant bushes could form a part of hedgerows

Orchard apple trees 

‘Mazzard Cherry’ a traditional cherry variety grown in 
North Devon.
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ENERGY STATEMENT
A fabric first approach to the illustrative scheme aims 
to reduce energy usage as much as possible. Proposing 
an architectural typology of mainly 2 storey buildings 
and some short terraces intends to reduce the external 
perimeters of buildings through which heat can be lost. 
Use of glazing will be carefully considered at detailed 
design stages to avoid over-heating in summer, and 
heat loss in winter.

The illustrative layout aims to maximise southern 
aspects where possible, whilst buildings will be 
designed in line with the current Building
Regulations. Renewable energy sources will be 
considered at detailed design stages, such as on site 
solar energy generation.

SUSTAINABILITY STATEMENT
The outline proposals have been put together in such 
a way as to facilitate a the delivery of a sustainable 
scheme. The key principles are as follows.

• Development will comply with or exceed the high 
standards now set out in the Building Regulations 
with regard to insulation, heating, natural and 
artificial lighting design and overall energy usage.

• The design of the individual units with aim to 
achieve south facing properties where possible

• The use of local materials in the construction of the 
site will be prioritised.

• Local suppliers and labour will also be used where 
possible.

• The proposals will link with existing sustainable 
transport links, particularly pedestrian access 
routes.

• Resource efficient solutions will be utilised to 
address drainage. 

WASTE AUDIT STATEMENT
A Waste Audit is usually required to assess the waste 
which may result from the demolition and/or con-
struction of a site. These details cannot be provided 
at the outline stage. A Construction and Environmen-
tal Management Plan (CEMP) will likely be requested 
at reserved matters stage which will highlight how 
waste will be minimised, how any waste will be reused, 
recycled or disposed, and assess any impacts op-
erational waste will have on the highway network. The 
management of waste will need to accord with Poli-cy 
DM03 ‘Construction and Environmental Management’ 
and the Devon Waste Plan. In its outline form the 
proposal does not prevent the potential for a detailed 
proposal to satisfy the requirements of relevant poli-
cies.

4.8 Sustainability and inclusive design
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INCLUSIVE DESIGN STATEMENT
Barney Fields will facilitate a physically and socially 
inclusive new community in which the needs of 
everyone are met.

• Streets will be designed to encourage low vehicle 
speeds and priority will be provided for pedestrians 
commonly using kerbs to provide information for 
blind and partially sighted people.

• In order to help facilitate level and safe access to 
homes and community facilities, roads and footways 
seek to follow the contours of the land and avoid 
steep gradients.

• Particular attention will be paid to the over 55s 
area as part of any detailed design to make sure it 
considers the accessibility needs of older people. 

CRIME AND DISORDER STATEMENT
Although Hartland is an area that experiences very 
low levels of crime, the illustrative scheme has been 
designed with consideration to crime and security 
throughout. Some of the key design principles are as 
follows:

• Public spaces, especially children’s play spaces, 
benefit from strong natural surveillance from 
surrounding houses. The detailed design will need 
to consider the placement and appropriate selection 
of physical barriers and that boundaries between 
public, communal and private space including subtle 
psychological barriers such as changes in paving 
and landscaping.

• The promotion of a sense of ownership, pride and 
responsibility throughout the development.

• Through promoting a highly walkable attractive 
public realm it will increase activity and deter 
antisocial behaviour.

• Aside from the key pedestrian route between 
Harton Cross and the main village, no through-
connecting paths have been incorporated within the 
scheme and surrounding areas.

• Public and private spaces are to be clearly marked 
with a tangible boundary treatment.

• Bicycle storage is to be secure, either within a shed 
for residential units, or a lockable compound for 
apartments and the employment units.
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A self-reliant local economy
Hartland’s relative isolation and position serving a 
large rural hinterland meant that its economy was for 
a large part self-reliant. In 1955 there were at least 
30 shops and small businesses serving the community 
as well as a cattle market. Within 1 mile of the village 
there were also numerous small holdings, which often 
directly supplied the local community with milk and 
locally grown food. Local carriers would then serve 
these farms taking their produce to market in nearby 
towns. Although the way of life was simple, the 
local economy generated an income from numerous 
households, shops and small farms and this money 
kept circulating locally.

Local shops/services circa 1955

1. Lock’s Grocer
2. Allin’s Iron-monger and   

 agricultural implements
3. Bond’s Grocer
4. The Anchor Inn
5. Beer’s, Baker, Grocer,   

 Confectioner
6. Post Office & General Stores  

 Labour Exchange
7. Heard’s Garage
8. Prouse’s Shoe Shop
9. Westlake’s Shoe and 
 Radio Equipment
10. Burrow Carpenter and Decorator
11. O’Donell’s General Stores and  

 Cafe
12. Penwarden’s Cosy Corner Snack  

 Bar
13. The Kings Arms
14. Jeffery’s Drapers
15. Jeffery’s Grocer
16. Redcliffe’s Grocer
17. Huggin’s Garage
18. The cattle market
19. The New Inn
20. Giffords Bakery and Grocery
21. Cleverdon Butcher
22. Hollis’ Electrical Appliances
23. Heywood’s Fancy Goods 
 and Stationery
24. Burrows Newsagent
25. Pillman’s Butcher
26. Lloyds Bank
27. Nichols Newsagent
28. Conibear Blacksmith
29. There may have been others!

Shops and services circa 1955

5.1 A changing village
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A village reliant on other district centres?
As is the case with many rural communities, the local 
economy has changed dramatically over recent decades. 
There has been a strong cultural and economic trend 
towards people shopping in supermarkets rather than 
locally. There has also been a large reduction in the 
number of smaller local milk producers from over 50 in 
1960 to around half a dozen today. Despite the village 
substantially growing in size, the number of shops and 
employment opportunities in the village has declined and 
the village has become increasingly reliant on the district’s 
larger towns for shopping and employment. Wealth 
now tends to flow away from villages like Hartland 
towards supermarkets, large service centres and online 
businesses.

Local shops/services in 2019

1.  The Anchor Inn
2.  The Post Office
3.  Pop Inn
4.  No 39 Pottery
5.  Shamrock fish & chips
6.  White hare gallery
7.  Kings Arms
8.  Springfield Pottery
9.  The Royal British Legion
10. The Hart Inn 
11. Old Bakery cafe
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Integrating into the neighbourhood

Theme Recommended Response Score

• Thinking about where connections 
can and should be made; 
integration into the existing 
neighbourhood.

• Development should contribute 
towards creating a more walkable 
neighbourhood.

• Thinking carefully before blocking 
or redirecting existing routes.

• Creating connections that are 
attractive, well lit, direct, easy to 
navigate, well overlooked and safe.

• Ensuring that all streets and 
pedestrian/cycle only routes pass 
in front of people’s homes.

• The development provides a direct 
connection between Hartland and 
Harton Cross via an attractive new 
footpath connection.

• A new stepped connection between 
Fore St/Pengilly Way to allow for 
the site to be connected via a key 
desire line for those walking up 
Fore Street.

• Pedestrian safety is supported by 
locating footpaths close to house 
fronts for passive surveillance.

• Potential for future connections into 
surrounding land allowed for if ever 
required. 

• Planning development so that 
everyday facilities and services 
are located within a short walk of 
people’s homes.

• Providing access to facilities 
through the provision of safe, 
convenient and direct paths or 
cycle routes.

• Locating new facilities (if provided) 
where the greatest number of 
existing and new residents can 
access them easily.

• Where new local centres are 
provided, design these as vibrant 
places.

• Creating new places within a 
development where people can 
meet each other.

• The site is a short (5 minute) walk 
from a full range of local facilities.

• A direct pedestrian connection. 
is provided towards the village’s 
facilities which will also benefit 
other surrounding residents.

• The development provides easily-
accessed public open spaces within 
its boundary, including seating and 
play spaces that will enable social 
opportunities for residents of the 
site and surrounding community.

• Allowance for communal facilities 
including a common house and 
allotments for the over 55s 
cohousing area.

• Well observed play area with a 
minimum of 20m buffer from 
habitable rooms as recommended 
by FiT guidance.
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• Maximising the number of homes 
on sites that are close to good, 
high frequency public transport 
routes.

• Carefully considering the layout 
and orientation of routes.

• Considering how the layout of the 
development can maximise the 
number of homes within a short 
walk from their nearest mode of 
transportation.

• Considering how the development 
can contribute towards 
encouraging more sustainable 
travel choices.

• Exploring opportunities to reduce 
car miles.

• The site is located a short distance 
from bus stops - within a 5 minute 
walk.

• The site is developed at a suitable 
residential density for its setting 
within walking distance of the 
village’s everyday amenities.

• The site is designed to create 
a permeable and attractive 
environment where walking will be 
the preferred mode of transport to 
access local shops and amenities. 

• Opportunities for a resident’s car 
club will be explored at later design 
stages.

• Demonstrating how the scheme’s 
housing mix is justified.

• Aiming for a housing mix that will 
create a broad-based community.

• Considering how to incorporate a 
range of property sizes and types.

• Providing starter homes and 
homes for the elderly or 
downsizing households.

• Designing homes and streets to be 
tenure-blind.

• The development will propose a 
mix of 1, 2, 3 and 4 bed homes 
including flats, terraced housing, 
semi-detached and detached 
houses.

• The development includes a mix of 
tenures including affordable (social 
rent and shared ownership) and 
open market homes.

• House design is consistent across 
the development and will not reveal 
the tenure type.

• Homes specifically orientated 
towards elderly people are 
proposed.

• Affordable homes planned to be 
delivered for a recently established 
Community Land Trust.
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Creating a place

Theme Recommended Response Score

• Identifying whether there are 
any features, that give a place a 
distinctive sense of character as a 
starting point for design.

• Exploring what could be done 
to start to give a place a locally 
inspired identity if an area lacks 
a distinctive character or where 
there is no overarching character.

• Paying attention to landscaping 
traditions that are often fund men-
tal to character.

• Varying the density, built form and 
appearance or style of develop-
ment.

• Working with the local planning 
and highway authority.

• The development responds to the 
character of the village, through a 
fine grained and irregular develop-
ment form.

• The design also draws inspiration 
from the nearby development 
through having homes set around 
pedestrianised green spaces and 
some shared parking. 

• Initial architectural concepts based 
on existing patterns found in the 
historic village. 

• Ambition to retain the historic 
stone barn subject to structural 
condition and viability. 

• The retention of hedgebanks where 
possible, and new hedge bound-
aries provide landscaping that re-
sponds to local ecological character.

• Buildings will use colour and tex-
ture to add visual richness. 

• Being a considerate neighbour 
Have regard to the height, layout, 
building line and form of existing 
development at the boundaries of 
the development site.

• Assessing the potential of any 
older buildings or structures for 
conversion.

• Working with contours of the land.
• Exploring opportunities to protect, 

enhance and create wildlife habi-
tats.

• Considering the potential to bene-
fit from solar gain through building 
orientation and design.

• Buildings are orientated towards 
attractive views and site features.

• Increased back to back distances 
for homes near those on Pengilly 
Way.

• The SuDS strategy works with ex-
isting contours and site features to 
allow for surface water to be man-
aged across the site and integrated 
with public spaces.

• Allowance made for retention of 
existing historic barn.

• Allowance made for tree planting 
on the northern boundary and 
careful design to reduce the visual 
prominence of the site but there 
will be initial potential for the ap-
pearance of coalescence between 
Harton Cross and the main village. 
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• Creating streets that are principally 
defined by the position of buildings 
rather than the route of the car-
riageway.

• Designing building that turn cor-
ners well.

• Using a pattern of road types to 
create a hierarchy of streets and 
consider their enclosure.

• Respecting basic urban design 
principles when designing layouts.

• Orientating front doors to face the 
street.

• The layout has irregularly aligned 
streets with a strong sense of en-
closure from surrounding buildings. 

• A clear hierarchy of streets includ-
ing the main adopted street and a 
series of paved lanes fronting onto 
green space.

• Parking and garages carefully 
integrated to hide them from public 
spaces.

• Homes are carefully orientated to 
create an organic and varied rather 
than hard engineered street char-
acter.

• Streets and development blocks 
created to address their landscape 
context.

• Making it easy for people to create 
a mental map of the place.

• Providing views through to existing 
or new landmarks and local desti-
nations.

• Making it easy for all people to get 
around including those with visual 
or mobility impairments.

• Identifying and considering impor-
tant viewpoints within a develop-
ment.

• Creating a logical hierarchy of 
streets.

• The site presents a number of 
marker features for easier navi-
gation including, a village green, 
distinct public open spaces and 
the old historic barn on the main 
footpath route.

• Creation of a higher density central 
space framed by surrounding build-
ings much like that found in many 
traditional villages. 

• A highly varied sequence of spac-
es, views and bespoke buildings 
orientations create a highly legible 
environment.

• Level access considered throughout 
the design process
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Street and Home

Theme Recommended Response Score

• Creating streets for people where 
vehicle speeds are designed not to 
exceed 20 mph.

• Thinking about how streets can be 
designed as social and play spac-
es.

• Using the best quality hard land-
scaping scheme that is viable.

• Designing homes that offer good 
natural surveillance opportunities.

• Creating homes that offer some-
thing to the street.

• Carriageways designed to create a 
village-like character limiting for-
ward visibility and creating a very 
low design speed below 20 mph.

• Shared surface lanes also suitable 
for play and pedestrian routes. 

• Narrowing of the street to limit 
vehicle speeds where necessary.

• Homes organically orientated and 
placed to add interest and variety 
to the street.

• Strong natural surveillance of 
streets and pedestrian routes.

• Anticipating car parking demand.
• Designing streets to accommodate 

on street parking but allow for 
plenty of trees and planting.

• Prevent anti-social parking.
• Making sure people can see their 

car from their home or can park 
it somewhere they know it will be 
safe.

• Using a range of parking solutions 
appropriate to the context and the 
types of housing proposed.

• Parking located in close proximity 
to the homes they serve with the 
majority on-plot.

• Limited use of common parking 
areas to enable place making ob-
jectives. 

• In excess of an average two park-
ing spaces per home provided with 
reduced provision for over 55s in 
response to assessed demand. 

• All spaces are overlooked by dwell-
ings.

• The visual impact of car parking is 
minimised through careful location 
and screening.

• A range of car parking solutions 
is provided to meet the need of 
individual house types and respond 
to site context.
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• Clearly defining private and public 
spaces.

• Creating spaces that are well over-
looked by neighbouring properties.

• Thinking about what types of 
spaces are created and where they 
should be located.

• Exploring whether local com-
munities would wish to see new 
facilities created or existing ones 
upgraded.

• Providing a management and 
maintenance plan to include a 
sustainable way to fund public or 
shared communal open spaces.

• Public and private spaces are well 
defined by varied boundary treat-
ments allowing for natural surveil-
lance, and interaction between 
residents where appropriate. 

• Public open space provides gather-
ing opportunities for different age 
groups. 

• Well overlooked village green and 
new footpath connection containing 
a play space located to maximise 
its benefit to the wider community. 

• High quality landscape setting 
provided for homes integrated with 
SuDS features and generous land-
scape planting.

• Providing convenient, dedicated 
bin and recycling storage.

• Designing garages and parking 
spaces that are large enough to fit 
a modern family sized car.

• Considering whether garages 
should be counted as a parking 
space.

• Anticipating the realistic external 
storage requirements of individual 
households.

• Thinking carefully about the size 
and shape of outside amenity 
space.

• Bins are generally stored at the 
rear of properties with direct access 
through gates or footpaths, not 
detracting from the quality of the 
street scene.

• Limited use of communal bin 
collection points where homes 
are located further away from the 
adopted road.

• Parking provided in carports which 
can accommodate a modern sized 
car and also include inbuilt storage. 

• Dwellings have good sized private 
amenity space although some gar-
dens are irregularly shaped.
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