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PLANNING COMMITTEE AGENDA - 3rd August 2016 

Applications of a non-delegated nature 
 
 

Item No. Description 
 
 

  
1.  16/00458/FULL - Erection of 3 dwellings and associated infrastructure following removal of 

existing nursery building at Action For Children, Crediton Area Childrens Centre, 
Newcombes. 
RECOMMENDATION 
Subject to the provision of a Section 106 Agreement grant permission. 
 

  
2.  16/00465/OUT - Outline for the erection of 4 dwellings (Revised Scheme) 

 at Land and Buildings at NGR 294162 107150, (Site Adjacent to Bickleigh Church), 
Bickleigh. 
RECOMMENDATION 
Grant permission subject to conditions. 
 

  
3.  16/00549/FULL -  Erection of an agricultural livestock building (832 sq.m.) at Land and 

Buildings at NGR 277081 96434 (Shortacombe Farm), Yeoford, Devon. 
RECOMMENDATION 
Grant permission subject to conditions. 
 

  
4.  16/00564/FULL - Retention of an agricultural access track at Land at NGR 283282 113369 

(Menchine Farm), Nomansland, Devon. 
RECOMMENDATION 
Grant permission subject to conditions. 
 

  
5.  16/00693/MOUT - Outline for the erection of 13 dwellings at Land at NGR 310280 114261, 

Hunters Hill, Culmstock. 
RECOMMENDATION 
Subject to the provision of a Section 106 Agreement/Unilateral Undertaking and conditions 
grant permission. 
 

  
6.  16/00920/FULL - Installation of 10 replacement timber windows and 4 replacement timber 

doors with uPVC at Morebath Cricket Club, Morebath, Devon. 
RECOMMENDATION 
Grant permission subject to conditions. 
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Application No. 16/00458/FULL Plans List No. 1 

 
 
 
Grid Ref: 
 

283552 : 100550  
 
 
 
 
 
 
 

Applicant: Jenner Homes 
  
Location: Action For Children Crediton 

Area Childrens Centre 
Newcombes Crediton 

  
Proposal: Erection of 3 dwellings and 

associated infrastructure 
following removal of existing 
nursery building 

 
  
Date Valid: 30th March 2016 
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Application No. 16/00458/FULL 
 
 
RECOMMENDATION 
Subject to the provision of a Section 106 Agreement grant permission. 
 
PROPOSED DEVELOPMENT 
 
The description of development set out by the applicant's agent is as follows: 
 
Erection of 3 dwellings and associated infrastructure following removal of existing nursery building  
The proposed development is for the erection of 2 dwellings following demolition of Westhayes and 
Summerhays and associated works'.  
 
The application site comprises the land that was formerly occupied by The Devon County Council Sure Start 
day centre which is at the rear of a new development comprising 10 dwellings on the site of the former 
Newcombe Resource Centre (LPA ref: 14/00979/MFUL and 14/02141/MFUL). The site is an irregular shape 
with a maximum width and depth of approximately 40 metres by 40 metres.  
 
The proposed scheme is for 3 houses with a new access from Jockey Hill to be laid out in a cul-de-sac 
arrangement.  
 
Each of the houses are designed as 4 bedroom detached dwellings with an attached garage, forecourt and 
back garden. The design is of a contemporary nature incorporating a feature chimney stack, with 
predominantly panels of thro render (reddish brown - light and dark panels) to form the walling and a 
standing seam zinc material and single ply membrane for the roof covering (s). The fenestration is large 
scale and random, with individual windows frames fabricated from UPVC with a grey finish. The houses 
range in size between 145 square metres and 173 square metres, excluding the garage. The maximum 
height of the units is 7.0 metres above the new ground levels which is to be remodelled to establish the 
proposed development area.  
 
The design approach in terms of the palette of materials which is proposed has been amended since the 
application was first submitted to seek to respond to concerns that have been expressed. 
 
Foul waters will be managed in the existing mains drainage system with a surface water drainage managed 
into existing systems and infrastructure already in situ (refer to drawing 1510-101). 
 
The Sure Start facility has been closed for well over 18 months and it is intended that the building will be 
relocated to the Copplestone Primary School campus for continued use as an education resource in the 
locality.  
 
APPLICANT'S SUPPORTING INFORMATION 
 
Site Location Plan 
Block plan  
Proposed layout plans and elevations (revised plans received 16th May 2016) 
 
Completed Unilateral Planning Obligation confirming financial contribution towards the provision of outdoor 
gym equipment at Newcombes Meadow Park - dated 18th May. 
 
PLANNING HISTORY 
 
08/01843/DCC Regulation 3 application for erection of single storey building for use as a children's centre 
issued by DCC on 10.12.2008 
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14/02141/MFUL Erection of 10 dwellings with associated infrastructure and parking (revised scheme 
following approval of Planning Application; 14/00979/MFUL). This development was approved by the 
Planning Committee on 10th September 2014. 
 
DEVELOPMENT PLAN POLICIES 
 
Mid Devon Core Strategy (Local Plan 1) 
COR2 - Local Distinctiveness 
COR15 - Crediton 
 
Mid Devon Local Plan Part 3 (Development Management Policies) 
DM1 - Presumption in favour of sustainable development 
DM2 - High quality design 
DM8 - Parking 
DM14 - Design of housing 
DM25 - Community facilities 
 
CONSULTATIONS 
 
HIGHWAY AUTHORITY - 17th May 2016 
 
The Highway Authority has reviewed the revised plans and have no objections and the plans should be 
conditional of any consent. 

 
HIGHWAY AUTHORITY - 9th May 2016 
The Highway Authority recommended that this site be considered under Standing advice and the Local 
Planning Authority has requested formal comments following consultation. The Highway Authority has no 
objection to the proposal subject to conditions and some amendments. 
 
Access to the proposal is from Jockey Hill where the vehicles will cross the virtual cycle way and footway. 
The Highway Authority through its pre application advice seeks a widening of the footway over the frontage 
to 2.0 m. This in itself would provide suitable inter visibility for vehicles entering and leaving the site. The 
access width of 3.5m is adequate for the three dwellings which would generate 3 movements in the peak 
hour and is of a suitable width that would accommodate emergency vehicles if necessary.  
 
The Footway width and visibility should be conditional of any consent. However the access should be set 
back a minimum of 3.5m and splayed at 45 degrees in order to provide sufficient pedestrian visibility, and 
swept path although 4.5m would be preferable. This would mean a relocation of the pillars either side, closer 
to the fence line. The gradient of the drive is at the maximum gradient accepted by the Highway Authority, 
and the applicant will need to ensure that there is positive drainage to prevent surface water entering the 
public highway. which can be conditional. Each plot appears to provide 2 external spaces and one garage 
per plot and is in keeping with MDDC parking standards set out in the Local plan.  
 
This is based upon the assumption that for plot 2 there is a space to the north of the unit and one to the west 
of the unit. b The external spaces meet the correct dimensions but the garages have short falls. The 
minimum internal dimensions for garaging adopted by DCC and MDDC is 3.0m in width and 6.0m in length 
Plot 2 and 3 comply with the width but the length is only 5.4 and falls short albeit this can be overcome by 
the installation of a roller door rather than up and over or conventional door opening. plot one is 5.8m in 
length and similar door details apply but is 2.8m in width and shy of the 3.0m. Notwithstanding the 
dimensional shortfalls the car parking is compliant. 
 
Therefore the Highway Authority would seek amended plans and would seek the imposition of the following 
conditions. 
 
Recommendation: 
THE HEAD OF PLANNING, TRANSPORTATION AND ENVIRONMENT, ON BEHALF OF DEVON 
COUNTY COUNCIL, AS LOCAL HIGHWAY AUTHORITY, RECOMMENDS THAT THE FOLLOWING 
CONDITIONS SHALL BE INCORPORATED IN ANY GRANT OF PERMISSION 
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1. No development shall take place until details of the layout and construction of the access have been 
submitted to and approved in writing by the Local Planning Authority. The approved details shall be 
implemented before [the development is brought into use]. 
 
REASON: To ensure the layout and construction of the access is safe in accordance with paragraph 32 of 
NPPF 
 
2. The site access road shall be hardened, surfaced, drained and maintained thereafter to the satisfaction of 
the Local Planning Authority for a distance of not less than 6.0 metres back from its junction with the public 
highway. 
 
REASON: To prevent mud and other debris being carried onto the public highway. 
 
3. In accordance with details that shall previously have been submitted to, and approved by, the Local 
Planning Authority, provision shall be made within the site for the disposal of surface water so that none 
drains on to any County Highway. 
 
REASON: In the interest of public safety and to prevent damage to the highway. 
 
4. Off-Site Highway Works No development shall take place on site until the off-site highway works for the 
provision of footway widening to 2.0 m over the entire site frontage has been submitted to and approved by 
the Local Planning Authority and have been constructed and made available for use. 
 
REASON: To minimise the impact of the development on the highway network in accordance with 
Paragraph 32 of NPPF. 
 
5. Visibility splays shall be provided, laid out and maintained for that purpose at the site access to provide 
inter visibility for vehicles taken from a point 2.4m back along the centre line of the access and extending to 
a point on the nearside carriageway edge 43 m either side of the access and with no obstruction greater 
than 600mm, and that pedestrian visibility shall be provided on either side of the access within a splayed 
area 1.5 m by 1.5 m with no obstruction greater than 600mm. 
 
REASON: To provide adequate visibility from and of emerging vehicles. 
 
CREDITON TOWN COUNCIL - 23rd June 2016 - Recommend Objection as the design still remains 
inappropriate for the area. 

 
CREDITON TOWN COUNCIL - 21st April 2016 - OBJECT for the following reasons:  
 
The design is inappropriate for the area.  The unsympathetic design will adversely impact on the current 
street scene. 
The exit onto Jockey Hill is narrow and lacks adequate visibility.  
 
Please note: Crediton Town Council requests a meeting with Ward members and the Planning Officer to 
discuss the application further.   
 

ENVIRONMENTAL HEALTH - 18th April 2016 
Contaminated Land - See attached 
Air Quality - no objections to this proposal 
Environmental Permitting - N/A 
Drainage - no objections to this proposal 
Noise & other nuisances - No work shall be carried out on the site on any Sunday, Christmas Day or Bank 
Holiday or other than between the hours of 0730 and 1900 hours on Monday to Fridays and 0730 and 1300 
on Saturdays. 
 
Reason:  To ensure that the proposed development does not prejudice the amenities of neighbouring 
properties. 
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Housing Standards - I have no objections to this proposal 
Licensing - No comments 
Food Hygiene - N/A 
Private Water Supplies INFORMATIVE NOTE: 
No record is held as being a private supply. However, if a private water supply is to be used the supply 
would become a small private supply, unless a commercial element is involved when it would become a 
commercial supply. In either circumstance would be subject to the Private Water Supply Regulations 2009.  
As such a private water risk assessment and sampling regime will need to be undertaken by this Authority 
prior to any residential or commercial use. Please contact Public Health at Mid Devon District Council to 
discuss on completion of the proposal. 
 
If mains water is to be used in connection with this proposal, I would have no comment. 
 
Health and Safety - No objections to this proposal. 
Informative:  There is a lack of information e.g. structural survey.  There is a foreseeable risk of asbestos 
being present in these types of structure.  A Refurbishment and Demolition Survey following HSG264 
available at http://www.hse.gov.uk/pUbns/priced/hsg264.pdf should be carried out before work commences 
to identify precautions and legal requirements enforced by Health and Safety Executive. 
 
Contaminated Land 
1. Site Characterisation  
As recommended in the Red Rock Geoscience ltd phase 1 report, a basic Phase 2 intrusive investigation 
must be completed in accordance with a scheme to assess the nature and extent of any contamination on 
the site, whether or not it originates on the site. The contents of the scheme are subject to the approval in 
writing of the Local Planning Authority. The investigation and risk assessment must be undertaken by 
competent persons and a written report of the findings must be produced. The written report is subject to the 
approval in writing of the Local Planning Authority. The report of the findings must include:  
 
(i) a survey of the extent, scale and nature of contamination;  
 
(ii) an assessment of the potential risks to:  
 
- human health,  
 
- property (existing or proposed) including buildings, crops, livestock, pets, woodland and service lines and 
pipes,  
 
- adjoining land,  
 
- groundwaters and surface waters,  
 
- ecological systems,  
 
- archaeological sites and ancient monuments;  
 
(iii) an appraisal of remedial options, and proposal of the preferred option(s).  
 
This must be conducted in accordance with DEFRA and the Environment Agency's 'Model Procedures for 
the Management of Land Contamination, CLR 11'.  
 
2. Submission of Remediation Scheme  
A detailed remediation scheme to bring the site to a condition suitable for the intended use by removing 
unacceptable risks to human health, buildings and other property and the natural and historical environment 
must be prepared, and is subject to the approval in writing of the Local Planning Authority. The scheme must 
include all works to be undertaken, proposed remediation objectives and remediation criteria, timetable of 
works and site management procedures. The scheme must ensure that the site will not qualify as 
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contaminated land under Part 2A of the Environmental Protection Act 1990 in relation to the intended use of 
the land after remediation.  
 
3. Implementation of Approved Remediation Scheme  
The approved remediation scheme must be carried out in accordance with its terms prior to the 
commencement of development other than that required to carry out remediation, unless otherwise agreed 
in writing by the Local Planning Authority. The Local Planning Authority must be given two weeks written 
notification of commencement of the remediation scheme works. Following completion of measures 
identified in the approved remediation scheme, a verification report that demonstrates the effectiveness of 
the remediation carried out must be produced, and is subject to the approval in writing of the Local Planning 
Authority.  
 

NATURAL ENGLAND - 11th April 2016  
Natural England is a non-departmental public body. Our statutory purpose is to ensure that the natural 
environment is conserved, enhanced, and managed for the benefit of present and future generations, 
thereby contributing to sustainable development. 
The Wildlife and Countryside Act 1981 (as amended). 
 
The Conservation of Habitats and Species Regulations 2010 (as amended) Natural England's comments in 
relation to this application are provided in the following sections. 
 
Statutory nature conservation sites - no objection 
Based upon the information provided, Natural England advises the Council that the proposal is unlikely to 
affect any statutorily protected sites or landscapes. 
 
Protected species 
We have not assessed this application and associated documents for impacts on protected species.  Natural 
England has published Standing Advice on protected species. You should apply our Standing Advice to this 
application as it is a material consideration in the determination of applications in the same way as any 
individual response received from Natural England following consultation. 

 
 

REPRESENTATIONS 
 
Four representations have been received generally raising concerns about the scheme for the following 
reasons:  
 
1. Design is unsympathetic with the 10 houses at the rear and to the general character of Jockey Hill. 
2. The design is too industrial in character. 
3. The access arrangements are considered to unacceptable in highway safety terms, in particular for 

pedestrian movements - access should through the existing housing estate. 
4. An alternative use for the Sure Start building should have been sought. 
 
 
MATERIAL CONSIDERATIONS AND OBSERVATIONS 
 
COR15 of the Mid Devon Core Strategy identifies Crediton as a small market town in the district where 
development is promoted to an appropriate scale, including new housing.  
 
Therefore the application scheme is supportable in policy terms subject to consideration of the relevant 
matters as discussed below. The development is below the threshold in terms of affordable housing 
provision.  
 
1. Layout, design, amenity and visual impact 
2. Highway and Parking Issues 
3. Other matters- Loss of a community facility air quality, open space, bin storage 
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1. Layout, design, amenity and visual impact 
 
The houses have been designed as a cluster of contemporary units set around in a courtyard style 
environment within a distinct character different from the more traditional brick and tile approach that was 
employed for the 10 new houses to the rear. 
 
As stated above the Conservation Officer has provided advice to the applicant regards amending the palette 
of materials so that whilst the units remain contemporary in design, as described above but with a toning 
down of the palette so that the new houses will appear more managed and less eclectic in their design. 
 
As set out above the design of the units have been amended accordingly, and drawing no 1510-103 revB, 
indicates how the units and the alterations at the site will sit within the street scene. Whilst their impact from 
Jockey Hill will be more noticeable than the existing low level building, the new units will sit below the ridge 
height of the more traditionally designed houses to the rear and adjacent to the north. This is achieved in 
part as a result of the design of house (minimal roofscape detail) and the proposed remodelling works to the 
site to form the development area. The palette of materials has been amended so that they will not been 
seen in such stark contrast with the thro render panelling sitting comfortably with the brick background to the 
rear.  
 
The site is clearly important, sitting as part of the Jockey Hill street scene which includes a number of 
housing styles, To the south of the site the dwellings which have been constructed with rendered and tile 
hung walling front directly on to the highway, with the dwellings to the north backing onto the highway behind 
a strong boundary feature to the extent that you are not aware of the housing behind. The streetscape is 
further broken up with Longmeadows and Prince of Wales Road forming junctions with it to serve new 
housing estates.   
  
Notwithstanding the scope of the changes to how the new houses will sit within the street scene, the Town 
Council remain concerned about the design echoing the comments of the four local stakeholders who have 
submitted representations about the design of the application scheme.   
 
In terms of completing this part of the assessment of the application, local distinctiveness is sought in Policy 
COR2 through high quality sustainable design reinforcing the character and legibility of the built environment 
and creating attractive places. 
 
Policy DM2 of the Local Plan Part 3 Development Management Policies sets out criteria in relation to the 
design of the proposed building which must be of high quality, based upon and demonstrating the following 
principles. 
a) Clear understanding of the characteristics of the site, its wider context and the surrounding area; 
b) Efficient and effective use of the site, having regard to criterion (a); 
c) Positive contribution to local character including any heritage or biodiversity assets and the setting of 
heritage assets; 
d) Creation of safe and accessible places that also encourage sustainable modes of travel such as walking 
and cycling; 
e) Visually attractive places that are well integrated with surrounding buildings, streets and landscapes, and 
do not have an unacceptably adverse effect on the privacy and amenity of the proposed or neighbouring 
properties and uses, taking account of: 
i) Architecture 
ii) Siting, layout, scale and massing 
iii) Orientation and fenestration 
iv) Materials, landscaping and green infrastructure 
 
In terms of how the proposed scheme will sit within it's context an overview is set out below:  
  
Whilst the form of the dwellings remains contemporary the palette of materials in particular for the walling 
has been revised so that it is more in keeping in visual terms with the typical crediton palette consisting of 
red brick with a tiled roof. Given the design approach for the houses a standing seam roof is considered 
acceptable given the form of the building blocks and now that the walling detail is less eclectic than originally 
proposed. 
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The landscaping to the boundary between the site and the highway has been strengthened since the 
application was originally submitted with new tree planting on the bank to continue the verdant character, 
and also soften the overall impact of the new built form. 
 
From a massing point of view the houses remain below the ridge height of the new houses at the rear, and 
manage the step change between the houses above and below the site. 
 
In addition to considering context and, street scene issues Policy DM14 also requires a review of the quality 
of the new housing for future occupiers and the relationship that it will have with any neighbours to the site.  
The space standards set out at policy DM15 have now been superseded by the Technical housing 
standards - nationally described space standard issued in March 2015 and which set a minimum size of 
124sqm for a 2 storey, 4 bed.  
 
The proposed dwellings all provide floor space that exceeds these minimum requirements, with flexible living 
spaces. The proposed plot boundary treatments are confirmed as follows: 
 
Boundary to Jockey hill - 1.1m high timber post /rail and mesh fence to support new hedging/bushes on 
bank establish. 
Boundary to new houses - 1.8m high double faced feather edged timber fencing with some climbers on 
trellis. 
Boundary to higher side [north] - as rear cut in to ground, timber criblock walling proposed which can be 
planted up. 
Boundary to lower side [south] - existing brick wall to be retained approx. 1.2 m high together with existing 
vegetation.  
 
Plot1: The side elevation of the house on plot 1 is located approximately 6.0 metres from the closest 
adjacent property in the new estate to the west, and although it has a large bathroom window at upper level 
which could have an outlook towards to the side elevation and part garden area of this property a condition 
is imposed to ensure that the glazing is obscured to manage privacy issues.  The house has been designed 
so that there are a number of upper level windows at the rear but given the separation distance and change 
in levels to the house building directly to the north this relation is considered acceptable. 
 
The scheme is designed so that the houses on plots 2 and 3 are a detached pair facing plot 1, with a 
separation distance of over 20 metres. The side elevation of the house on plot 2 is just over 20 metres from 
the closest property in the new estate to the west but with no upper level windows.  The rear elevations of 
the houses on plots 2 and 3 are designed to include windows which have an outlook to the south, however 
given the change in levels to the doctors surgery immediately to the south (with residential properties 
beyond) the outlook from ground floor, upper floor and the respective garden areas is considered to be 
acceptable. 
 
Whilst the development will be clearly be evident for the occupiers of the house plots on the other side of 
Jockey Hill adjacent to the site, given the separation distance and orientation of the respective dwellings, it is 
not considered that the proposals would adversely affect the amenities and/or living conditions for the 
occupiers of these properties to justify refusing planning permission. 
 
In summary taking into account the proposed boundary treatments the insertion of three dwellings in this 
location is considered to present an acceptable relationship with the surrounding houses and land-uses 
adjacent. Although the design is more contemporary than the estates that have traditionally been built out in 
Crediton, the scheme overall and the individual houses result in a scheme that is  sympathetic to the street 
scene, and considered to be supportable by the relevant policies (COR2, DM2 and DM14). 
 
2. Highway and parking issues 
 
The existing access to the site is from Newcombe Hill. The houses will be accessed from a new access off 
Jockey Hill. Since the original submission the details have been amended so that the new means of access 
is acceptable in terms of the width of the new road (3.8 metres between entrance piers), gradient and 
visibility splays, which are now designed to satisfy the design standards set by the Highway Authority. The 
layout achieves a satisfactory level of on plot parking that meets the adopted standard at DM8, excluding the 
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garages. 
 
On the basis of the revised plans the Highway Authority raise no objection to the scheme. Whilst local 
residents have expressed concern about highway safety, existing users on the network and the proposed 
occupiers of the new houses, on the basis the concerns initially expressed by the Highway Authority have 
been satisfied, the proposal is considered to be in accordance with policy DM8 and COR9. 
 
3. Other matters- Loss of a community facility air quality, open space, bin storage 
 
The Sure Start facility has been closed for well over 18 months and it is intended that the building will be 
relocated to the Copplestone Primary School campus for continued use as an education resource in the 
locality.  Given the range of community facilities that are provided in Crediton, a residential use on the site is 
considered acceptable in policy terms (policy DM25).   
 
S106 issues: The applicant has completed a deed under section 106 of the Planning Acts and provided a 
contribution of £4,236.00 which will be spent on equipment at the Newcombes Meadow Park Play in 
accordance with policy AL/IN/3. Although, the site qualifies to make a contribution towards improving air 
quality within the Crediton AQMA under the terms of AL/CRE/8 given the trips on the highway generated by 
the Sure Start facility with 8 staff and 35 children, a contribution in this case is not considered necessary 
and/or justified. 
 
Each of the properties has a large curtilage area and sufficient hardstanding area for bin storage. See also 
condition as recommended. 
 
The proposed dwellings would be eligible for counting towards the New Homes Bonus.  If the New Homes 
Bonus is distributed across Council  Tax Bands in the same way as in 2015, the award for each house 
would be £1,028 per year, paid for a period 6 years.  The amount of New Homes Bonus to be generated by 
this development would be £18,504.00. 
 
 
CONDITIONS 
 
 1. The development hereby permitted shall be begun before the expiration of three years from the date 

of this permission. 
 
 2. The development hereby permitted shall be carried out in accordance with the approved plans listed in 

the schedule on the decision notice. 
 
 3. Notwithstanding the provisions of Article 3 of The Town and Country Planning (General Permitted 

Development) (England) Order 2015 (as amended) (or any Order revoking and re-enacting that Order 
with or without modification) no development of the types referred to in Classes A, B, C or D of Part 1 
of Schedule 2, relating to extensions, additions and alterations to the roof and porches shall be 
undertaken without the Local Planning Authority first granting planning permission. 

 
 4. Before the commencement of the development hereby permitted samples of the materials to be used 

for all the external surfaces of the building shall be submitted to and approved in writing by the Local 
Planning Authority. 

 
 5. Before the commencement of the development hereby permitted working details of the new external 

doors/door frames/windows, including sections, mouldings and profiles, finishes and glazing shall be 
submitted to, and be approved in writing by, the Local Planning Authority.  Installation of the 
doors/door frames/windows shall be in accordance with these approved details, and be so retained. 

 
 6. None of the dwellings hereby approved shall be occupied until plans have been submitted to and 

approved in writing by the Local Planning Authority confirming the refuse storage, and area/facilities 
allocated for storing of recyclable materials on plot and in terms of a collection point off plot. The 
details as shown on the approved plans shall be completed prior to the houses being occupied. 
Thereafter, all refuse and recyclable materials associated with the development shall either be stored 
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within this dedicated store/area, as shown on the approved plans, or internally within the building(s) 
that form part of the application site. No refuse or recycling material shall be stored or placed for 
collection on the public highway or pavement, except on the day of collection. 

 
 7. The commencement of the development of the approved dwellings shall not take place until the 

construction of the access incorporating the provision of the visibility splay detail as shown on 
approved drawing 1510 -101B has been completed. 

 
 8. Prior to the commencement of any work relating to the construction of the dwellings hereby approved, 

the site access shall be hardened and surfaced for a distance of not less than 6.0 metres back from 
it's junction with the public highway and drained, in accordance with details that shall have been 
submitted to and approved in writing by the Local Planning Authority beforehand. 

 
 9. No development of the dwellings shall commence until details of the off-site highway works for the 

provision of footway widening to 2.0 m over the entire site frontage have been submitted to and 
approved in writing by the Local Planning Authority and the approved details shall have been 
constructed and made available for use prior to the occupation of the dwellings. 

 
10. No work shall be carried out on the site on any Sunday, Christmas Day or Bank Holiday or other than 

between the hours of 0730 and 1900 hours on Monday to Fridays and 0730 and 1300 on Saturdays. 
 
11. Prior to the commencement of any development a Phase 2 intrusive investigation must be completed 

in accordance with a scheme to assess the nature and extent of any contamination on the site, 
whether or not it originates on the site. The contents of the scheme are subject to the approval in 
writing of the Local Planning Authority. The investigation and risk assessment must be undertaken by 
competent persons and a written report of the findings must be produced. The written report is subject 
to the approval in writing of the Local Planning Authority. The report of the findings must include:  

   
  (i) a survey of the extent, scale and nature of contamination;  
  (ii) an assessment of the potential risks to:  
   
  - human health,  

 - property (existing or proposed) including buildings, crops, livestock, pets, woodland and service 
lines and pipes,  

  - adjoining land,  
  - groundwaters and surface waters,  
  - ecological systems,  
  - archaeological sites and ancient monuments;  
   
  (iii) an appraisal of remedial options, and proposal of the preferred option(s).  
   
  This must be conducted in accordance with DEFRA and the Environment Agency's 'Model 

Procedures for the Management of Land Contamination, CLR 11'.  
 
12. Following the completion of requirements of condition 11 if necessary a detailed remediation scheme 

to bring the site to a condition suitable for the intended use by removing unacceptable risks to human 
health, buildings and other property and the natural and historical environment must be prepared, and 
is subject to the approval in writing of the Local Planning Authority. The scheme must include all works 
to be undertaken, proposed remediation objectives and remediation criteria, timetable of works and 
site management procedures. The scheme must ensure that the site will not qualify as contaminated 
land under Part 2A of the Environmental Protection Act 1990 in relation to the intended use of the land 
after remediation. 

 
13. The approved remediation scheme must be carried out in accordance with its terms prior to the 

commencement of development other than that required to carry out remediation, unless otherwise 
agreed in writing by the Local Planning Authority. The Local Planning Authority must be given two 
weeks written notification of commencement of the remediation scheme works. Following completion 
of measures identified in the approved remediation scheme, a verification report that demonstrates the 
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effectiveness of the remediation carried out must be produced, and is subject to the approval in writing 
of the Local Planning Authority. 

 
14. The first floor window within the western elevation of the proposed house on plot 1 hereby approved, 

shall be obscure glazed and non-opening and retained as such unless otherwise agreed in writing with 
the Local Planning Authority. 

 
 
REASONS FOR CONDITIONS 
 
 
 1. In accordance with the provisions of Section 51 of the Planning and Compulsory Purchase Act 2004. 
 
 2. For the avoidance of doubt and in the interests of proper planning. 
 
 3. To ensure the size of the replacement dwelling reflects the requirements of Policy DM12 of the Local 

Plan part 3 (Development Management Policies) and to ensure development makes a positive 
contribution to the visual amenities of the area in accordance with Policy DM2 of the Local Plan Part 3 
(Development Management Policies). 

 
 4. To ensure the new building is of an acceptable standard and makes a positive contribution to the 

visual qualities of the area in accordance with policy DM2. 
 
 5. To ensure the new building is of an acceptable standard and makes a positive contribution to the 

visual qualities of the area in accordance with policy DM2. 
 
 6. To safeguard the amenity of the occupiers of adjoining premises, protect the general environment, 

and prevent obstruction to pedestrian movement, and to ensure that there are adequate facilities for 
the storage and recycling of recoverable materials, and in accordance with policy DM2. 

 
 7. To ensure the layout and construction of the access is safe in accordance with paragraph 32 of 

National Planning Policy Framework. 
 
 8. To prevent mud and other debris being carried onto the public highway. 
 
 9. To minimise the impact of the development on the highway network in accordance with Paragraph 32 

of National Planning Policy Framework. 
 
10. To ensure that the proposed development does not prejudice the amenities of neighbouring 

properties. 
 
11. To protect the occupiers of the houses from risk from contamination in accordance with policy DM7 of 

Mid Devon Local Plan Part 3 (Development Management Policies). 
 
12. To protect the occupiers of the houses from risk from contamination in accordance with policy DM7 of 

Mid Devon Local Plan Part 3 (Development Management Policies). 
 
13. To protect the occupiers of the houses from risk from contamination in accordance with policy DM7 of 

Mid Devon Local Plan Part 3 (Development Management Policies). 
 
14. To protect the amenity of occupiers of the neighbouring property in accordance with policy DM2 and 

DM13 of Mid Devon Local Plan Part 3 (Development Management Policies). 
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REASON FOR APPROVAL OF PERMISSION/GRANT OF CONSENT 
 
The application for the erection of three dwellings within the settlement boundary of Crediton, is considered 
to be supportable in policy terms. The dwellings are considered to be appropriately scaled and designed in a 
contemporary style which is considered acceptable in this case given the street scene and local context. The 
layout is considered acceptable in terms of the relationship with the surrounding properties with no 
significant harm to amenity arising. The new access will not result in highway safety concerns and it is not 
considered that the alterations would cause unacceptable harm to the character and amenity of the area 
given the various access points off of Jockey Hill. The proposal includes sufficient parking in accordance 
with policy DM8. The applicant has made satisfactory provisions to secure appropriate mitigation against the 
need to provide new open space off site (and/or maintenance of existing). The proposal is considered to be 
compliant with the requirement of relevant policies: CO1, COR2, COR9 and COR15 of the Mid Devon Core 
Strategy (Local Plan Part 1), DM1, DM2, DM8, DM14, DM25 of the Local Plan Part 3 (Development 
Management Policies), AL/IN/3 of the Allocations and Infrastructure Plan Document (Local Plan Part 2) and 
government guidance in the National Planning Policy Framework. 
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Application No. 16/00465/OUT 
 
 
RECOMMENDATION 
Grant permission subject to conditions. 
 
CLLR R DEED HAS REQUESTED THAT THIS APPLICATION BE DETERMINED BY THE PLANNING 
COMMITTEE FOR THE FOLLOWING REASON: 
 
To consider the impact on the historic environment given the proposal's location within Bickleigh 
Conservation Area and proximity to a number of listed buildings. 
 
PROPOSED DEVELOPMENT 
 
Outline for the erection of 4 dwellings (Revised Scheme)  
 
This application proposes the construction of 4 dwellings on a site in the village of Bickleigh.  The site 
currently comprises tin sheds which adjoin the eastern boundary which would be demolished; the remainder 
of the site has no buildings.  The dwellings are proposed as two pairs of semi-detached properties in the 
eastern part of the site with gardens to rear and eight parking spaces to the front.  The remainder of the site 
is proposed as public open space.  The site lies within the Bickleigh Conservation Area and a number of 
listed buildings surround the site including the grade II* Church of St. Mary to the north east.  This is an 
outline application which considers access, appearance, layout and scale; landscaping is the only reserved 
matter for later determination. 
 
APPLICANT'S SUPPORTING INFORMATION 
 
Overview to application and planning statement 
Design and Access Statement 
Heritage Statement 
Ecology Report 
Transport technical note 
Letter to Mid Devon District Council re proposed designation as Heritage Asset and Local Green Space 
Results of an Archaeological Trial Trench Evaluation 
 
PLANNING HISTORY 
 
84/01244/FULL Erection of garage - PERMIT – September 1984 
02/00366/OTHER Conservation Area Consent for the demolition of garages - Deemed Withdrawn - October 
2002 
05/02060/FULL Erection of 2 no. dwellings with detached garages, alteration of existing vehicular access, 
and formation of new vehicular access - Withdrawn – November 2005 
07/00166/CAT Notification of intention to fell 1 Eucalyptus and 1 Ash tree within a conservation area - 
PERMIT – March 2007 
12/01684/OUT Outline for the erection of 4 dwellings and associated access and communal parking  
Withdrawn – January 2013 
15/00109/OUT Outline for the erection of 4 dwellings and associated access and communal parking 
(Revised Scheme) - REFUSED – March 2015 
 
DEVELOPMENT PLAN POLICIES 
 
Mid Devon Core Strategy (Local Plan 1) 
COR2 - Local Distinctiveness 
COR3 - Meeting Housing Needs 
COR11 - Flooding 
COR18 - Countryside 
 



AGENDA 

Mid Devon Local Plan Part 3 (Development Management Policies) 
DM1 - Presumption in favour of sustainable development 
DM2 - High quality design 
DM14 - Design of housing 
DM15 - Dwelling sizes 
DM27 - Development affecting heritage assets 
DM26 - Protection of recreational land and buildings 
 
 
CONSULTATIONS 
 
HIGHWAY AUTHORITY - 15th June 2016 

Thank you for the recent amended plans notification. 

The Highway Authority conditions still remain. However, the pedestrian access from the development to the 
public highway Opposite Thatches will also require a visibility splay of similar distances along the road 
therefore a splay measuring 1.5m back along the centre of the footpath and extending to a point 25m either 
side with no obstruction greater than 600mm should be provided in a similar manor to that of the access 
visibility.  

HIGHWAY AUTHORITY - 11th April 2016 

THE HEAD OF PLANNING, TRANSPORTATION AND ENVIRONMENT, ON BEHALF OF DEVON 
COUNTY COUNCIL, AS LOCAL HIGHWAY AUTHORITY, MAY WISH TO RECOMMEND CONDITIONS 
ON ANY GRANT OF PLANNING PERMISSION 

1. Visibility splays shall be provided, laid out and maintained for that purpose at the site access where the 
visibility splays provide intervisibility between any points on the X and Y axes at a height of 0.60 metres 
above the adjacent) carriageway/drive level and the distance back from the nearer edge of the carriageway 
of the public highway (identified as X) shall be 2.40 metres and the visibility distances along the nearer edge 
of the carriageway of the public highway (identified as Y) shall be 25.00 metres in both directions. 

REASON: To provide adequate visibility from and of emerging vehicles. 

2. The site access road shall be hardened, surfaced, drained and maintained thereafter to the satisfaction of 
the Local Planning Authority for a distance of not less than 6.00 metres back from its junction with the public 
highway. 

REASON: To prevent mud and other debris being carried onto the public highway 3. In accordance with 
details that shall previously have been submitted to, and approved by, the Local Planning Authority, 
provision shall be made within the site for the disposal 

of surface water so that none drains on to any County Highway. 

REASON: In the interest of public safety and to prevent damage to the highway. 

4. Prior to commencement of any part of the site the Planning Authority shall have received and approved a 
Construction Management Plan (CMP) including:  

 (a) the timetable of the works; 

(b) daily hours of construction; 

(c) any road closure; 

(d) hours during which delivery and construction traffic will travel to and from the site, with such vehicular 
movements being restricted to between 8:00am and 6pm Mondays to Fridays inc.; 9.00am to 1.00pm 
Saturdays, and no such vehicular movements taking place on Sundays and Bank/Public Holidays unless 
agreed by the planning Authority in advance; 
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(e) the number and sizes of vehicles visiting the site in connection with the development and the frequency 
of their visits; 

(f) the compound/location where all building materials, finished or unfinished products, parts, crates, packing 
materials and waste will be stored during the demolition and construction phases; 

(g) areas on-site where delivery vehicles and construction traffic will load or unload building materials, 
finished or unfinished products, parts, crates, packing materials and waste with confirmation that no 
construction traffic or delivery vehicles will park on the County highway for loading or unloading purposes, 
unless prior written agreement has been given by the Local Planning Authority; 

(h) hours during which no construction traffic will be present at the site; 

(i) the means of enclosure of the site during construction works; and  

(j) details of proposals to promote car sharing amongst construction staff in order to limit construction staff 
vehicles parking off-site 

(k) details of wheel washing facilities and obligations 

(l) The proposed route of all construction traffic exceeding 7.5 tonnes. 

(m) Details of the amount and location of construction worker parking. 

(n) Photographic evidence of the condition of adjacent public highway prior to commencement of any work; 

 

ENVIRONMENTAL HEALTH - 18th April 2016 

Contaminated Land - no objections to this proposal 

Air Quality - no objections to this proposal 

Environmental Permitting - N/A 

Drainage - no objections to this proposal 

Noise & other nuisances - No work shall be carried out on the site on any Sunday, Christmas Day or Bank 
Holiday or other than between the hours of 0730 and 1900 hours on Monday to Fridays and 0730 and 1300 
on Saturdays. 

Reason:  To ensure that the proposed development does not prejudice the amenities of neighbouring 
properties. 

Housing Standards - no objections to this proposal 

Licensing - No Comments 

Private Water Supplies - INFORMATIVE NOTE: 

No record is held as being a private supply. However, if a private water supply is to be used, the supply 
would become a small private supply, unless a commercial element is involved when it would become a 
commercial supply. In either circumstance would be subject to the Private Water Supply Regulations 2009.  
As such a private water risk assessment and sampling regime will need to be undertaken by this Authority 
prior to any residential or commercial use. Please contact Public Health at Mid Devon District Council to 
discuss on completion of the proposal. 

If mains water is to be used in connection with this proposal, I would have no comment. 

Health and Safety  - No objections to this proposal enforced by HSE 
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BICKLEIGH PARISH COUNCIL - 28th June 2016 

We refer to your letter of the 14 June 2016 in connection with the above application which this Parish 
Council remains strongly opposed to.   

Firstly, we refer to the new sections:-  The E-W section on drawing no.1429/PL/06C, drawn as it is,  gives a 
false impression of the relationship between the proposed 'new' buildings and the existing surrounding 
buildings. Both the Yew tree and the Church Tower appear to have been drawn disproportionately high. The 
tree is shown as some 18m tall but is nowhere near that height in reality. Similarly, the Church Tower is 
shown as approximately 25m high whereas in fact it actually measures 19.3m.  The N-S section on drawing 
no. 1429/PL/01C is similarly misleading as not only are the heights incorrect as above but they have also 
been shown in the same plane as the cross section which gives an incorrect impression of perspective. 
These drawings give a totally misleading impression of what is an intrusive development right in the centre 
of this conservation area.   

Secondly, we refer to the Highways Officers requirements:-  He states that a visibility splay of 25m in both 
directions at a height 0.60m above the carriageway at each entrance to the site is required. At the North 
entrance, where the access road meets the highway, this is not possible to the east as it would encroach 
into land belonging to another property and to the west it would destroy a substantial proportion of the 
ancient hedgerow. Likewise with the entrance to the newly added footpath where it meets the highway on 
the western boundary. To the south the splay again encroaches into another property and to the north it 
would destroy most of the bank back to the road junction and in this respect we would again draw your 
attention to the fact that this is a conservation area. There is also no mention of the taking on of the 
responsibility of keeping the 'visibility' section of hedgerow cut to 0.60m in height.   

Thirdly, we wish to raise strong objection to the inclusion of this new footpath across the site. There is a 
perfectly adequate existing footpath just a few metres away. This addition is neither required nor wanted and 
we refer you to the previous paragraph with regard to the damage its installation would cause. In a practical 
sense, the proposed footpath is ineffective, with a number of steps at the western end which would present 
difficulties to both parents with pushchairs and people with mobility issues.   Fourthly, could we please have 
clarification as to the meaning of the term on the drawings where it is   stated that the existing historic 
footpath should be "restored".  With regard to the Government's drive to more local democracy, we would 
again draw your attention to the fact that all the letters of objection are from parishioners, in other words, 
local people, whereas the letters of support, apart from the fact that many seem to bear the same surname, 
are from outside of the parish - Collumpton, Tiverton, Cadeleigh, Bradninch, Bolham, Calverly, Thorverton, 
Lapford,  Puddington, Exeter,  Nr. South Molton, and even as far afield as Bournemouth.  Hardly 'local' 
representation.  Not one letter of support actually from Bickleigh Parish.  We understand that the Church 
representatives have stated that so far as they are concerned, the offer of 'parking spaces' for 'Church use' 
is a non-starter and would also draw your attention to the fact that no plans have been put in place to cover 
the maintenance of the 'Public' areas of the site, post completion. The PC have already stated that they will 
not become involved, so it imperative that such a scheme be included along with the necessary funding, 
preferably by means of some form of Trust, to cover it's future costs.  So far as we are able to ascertain, no 
Conservation Area Appraisal has been carried out for Bickleigh Parish since 1984. Our Local History Group 
are carrying out just such an exercise along the lines of MDDC's recent appraisal for Thorverton Parish. This 
will be forwarded to you under separate cover.  

 

BICKLEIGH PARISH COUNCIL - 9th May 2016 

Please note that this Parish Council unanimously object strongly to this proposal and recommend in no 
uncertain terms that it be refused. Apart from the handing of the two pairs of dwellings, this application is 
identical to the previous application and as far as the planning criteria are concerned, apart from the site 
being - for the time being - removed from the Heritage Asset list, little has changed from MDDC's refusal of 
the previous application in 2015. Our decision is reached on the following grounds:- 
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1.         The development does not accord with the requirements of the National Planning Policy Framework, 
also MDDC's Devon Structure Plan 2001-2016, the Adopted Mid Devon Local Plan, Mid Devon Core 
Strategy (Local Plan) and particularly, the Mid Devon Local Plan Part 3 (Development Management Policies) 
- DM27 - Development affecting Heritage Assets  - to this Parish, the site is a Heritage Asset.  

 

2.    Creation of additional traffic movements on narrow Village roads and all that this entails, bearing in mind 
that at various times of the day, because there is a Primary school in the village, one finds young school 
children milling around.                       

 

3.    There is already a problem with run-off from the west - or lower - side of this site in periods of rain. 
Laying tarmac or concrete over a substantial area will only serve to exacerbate the problem and increase 
the possibility of surplus surface rainwater ingress to the vulnerable listed properties opposite. Provision of 
soakaways would only help alleviate this for a relatively short period of time. 

 

4.    This site is within a conservation area and the historic core of the village. 

 
5.         This site, is a registered green space because of its historical importance to the Village - it could be 
the site of the then Saxon manor house and then for many years, agricultural land and subsequently 
residential. It has never been used for any type of commercial or industrial purposes. It is not a brownfield 
site. 

 

6.     Presumably the two smaller houses are supposed to be 'affordable houses' whilst they may be slightly 
cheaper, they could not be classified as affordable to first time buyers, simply because Bickleigh, because of 
it's still relatively unspoilt character is a sought after area and commands premium prices. 

 

7.     From the point of view that there is a reasonably constant availability of properties for rent or purchase 
there is little requirement for further development. As it happens there are currently three properties for sale 
in the village which have been on the market for quite some time.                          

                                          

8.    There is a significant degree of local opposition to any development of this site on the basis that it would 
have a detrimental effect upon the character of what is the old centre of the village and the surrounding 
plethora of listed properties including the Church... In this respect particularly, there are few villages left in 
this county that have not been spoilt and indeed had the heart ripped out of them by what, certainly in 
hindsight, is totally inappropriate development.  

 

Bickleigh is still one village that is reasonably still in tact. One has, over time, gleaned from comments made 
by a substantial numbers of visitors that this is the one thing that particularly attracts them to the area and it 
is primarily these visitors that maintain the few businesses that still remain.    

 

A survey carried out in the Parish a while ago determined that some 90% of the high proportion of 
respondents was opposed to any further development in this Village - MDDC are in possession of this 
information. 

 

9.    It is important that where possible, the County's heritage is not entirely lost or swamped by what some 
may euphemistically refer to as progress. 
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10.   Local service supplies - sewerage, electricity supply and water supply are, one is given to understand, 
currently running at their capacity. 

 

12.   Further development will do nothing to improve the quality of the built, "natural and historic 
environment". 

 

13.  Referring to the documents submitted by the applicant entitled 'OVERVIEW TO APPLICATION AND 
PLANNING STATEMENT', headed up 'MID DEVON DISTRICT COUNCIL', together with the 'HERITAGE 
STATEMENT' we would refer you to the attached detailed analyses which clearly show the adverse impacts 
of these documents outweigh any benefits to the area - see NPPF para's. 14 and 17. We would, however, 
take the opportunity to, at the risk of duplicating statements in the attached, make particular references to 
the "public car parking provision" provided for in the application and the claimed "support for the previous 
application". Firstly, the additional five car parking spaces are purely a sop. They will be of no benefit to the 
School Children's parents, a) they never come that far up the road and b) the School themselves operate a 
successful shuttle service down to a pick-up point in the DCC car park near the Mill in order to save the 
parents from having to drive into the Village, attendance at the Church is minimal and declining and is 
confined primarily to Sundays when there are no problems with 'on road parking' and there is of course little 
doubt that they will at some stage get used by the residents of the proposed new homes as these days, 
three cars or more per family is not uncommon.  

 

Secondly, the letters of 'support' for the previous application emanated from here there and everywhere, 
except from this locality, as indeed have the letters of support thus far received for this current application. 

 

This is not a development ether supported or wanted by the residents of this Parish, as is evident from both 
the survey which we recently carried out and of which you have a copy and the multitude of Parish based 
representations against the previous application and, one has no doubt, will manifest themselves against 
this one.   Whilst on the subject of this 'document', we would draw your attention to the photograph of the 
field contained therein. This is not church Green, it a photograph of another field in the Village. 

 

14.  One is given to understand that it has been suggested that the 'landscaped and parking areas' within 
this application could or should be donated to the Parish upon completion of the project.  

 

Please be fully aware that this Parish Council will not accept this, nor will the responsibility for future 
maintenance costs be taken on board. 

 
NATURAL ENGLAND - 22nd June 2016 - No comments. 

NATURAL ENGLAND - 7th April 2016 

Natural England has previously commented on this proposal and made comments to the authority in our 
letter dated 4th February 2015. 

The advice provided in our previous response applies equally to this application although we made no 
objection to the original proposal. 

 
The proposed amendments to the original application are unlikely to have significantly different impacts on 
the natural environment than the original proposal.   

Should the proposal be amended in a way which significantly affects its impact on the natural environment 
then, in accordance with Section 4 of the Natural Environment and Rural Communities Act 2006, Natural 
England should be consulted again.  Before sending us the amended consultation, please assess whether 
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the changes proposed will materially affect any of the advice we have previously offered.  If they are unlikely 
to do so, please do not re-consult us. 

 

CENTRAL AREA CONSERVATION OFFICER - 21st April 2016 

This site lies in the historic core of Bickleigh, within Bickleigh conservation area and with various listed 
buildings in the vicinity including the grade II* Bickleigh church. 

Proposal  

Erection of 4 dwellings with associated parking, parking for the church and an area of green open space for 
use by the community 

Impact on the listed building and/or conservation area. 

Preliminary comments - please could I request some additional information to inform the assessment of the 
application. I think it would be useful to have: 

1.         Sections through the site (as proposed) and beyond to be able to see relative heights and 
relationships between structures (both north/south and east/west). This will also allow us to understand 
more easily what part o the proposed housing will be seen from the churchyard etc. 

2.         Whilst the application does show previous thoughts about layout within the site, it would be useful for 
a little more information on why the houses have been located in the 'centre' of the site - layouts of housing 
in Bickleigh vary hugely but in general tend to be either front on or gable on to the road. Is this not possible 
for the site? If not, why not? 

 

3.         There are some elements of the design that I would suggest should be 'tweaked' if the application is 
allowed but I will comment more fully on those at a later date - these relate to the house design details and 
their very close semi-detached layout. 

 

4.         Is pedestrian access to the community space not possible without going through the car parking 
area, for example? I realise that this would create a break in the hedge and bank and that levels are very 
different but it would be more centrally accessible. 

 

5.         The heritage report is better than previously - it does mention a little about the relationship (if any) 
between Bickleigh Castle complex and Bickleigh village. Could the archaeologist confirm if Bickleigh Castle 
was researched in terms of any written evidence of relationship between the village and the castle - I would 
like to check that any evidence of inter-relationship is identified, if it exists. 

 

6.         Whilst the heritage report has been submitted I find it interesting to note that DM27 is not discussed 
at all in the policy section of the submission. The heritage statement does not replace this and I feel that it is 
an odd omission. 

 

Summary 

Further information please so that the heritage impact can be appropriately assessed. 
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HISTORIC ENGLAND - 6th July 2016 - We do not wish to comment in detail, but offer the following general 
observations. 

Historic England Advice  

In our previous letter we made comments on the layout and orientation of the proposed new dwellings and 
suggested possible amendments that would better reflect the character of the conservations area. No 
change has been made in that respect, so our previous comments still stand.  

We also requested that site sections were provided to confirm the relative heights of the proposed new 
dwellings in relation to nearby listed buildings, and the parish church in particular. A drawing has now been 
submitted to clarify that relationship which illustrates the new dwellings as being set well below the platform 
on which the church is constructed, and of diminutive size in comparison to it. This suggests that there will 
be no visual competition between the new houses and the church, but since the height of the church tower is 
estimated only, we would advise your Authority to satisfy itself on the accuracy of the relative heights 
depicted.  

Since one of the stated intentions of the scheme is to retain a sense of open green space on the site, we 
would hope that its natural hedgerow boundaries can be maintained as close to their existing appearance as 
possible and the impact of new accesses to the site - whether vehicle or pedestrian - can be kept to a 
minimum. 

Recommendation  

We would urge you to address the above issues, and recommend that the application should be determined 
in accordance with national and local policy guidance, and on the basis of your specialist conservation 
advice. It is not necessary for us to be consulted again. However, if you would like further advice, please 
contact us to explain your request.  

 

HISTORIC ENGLAND - 28th April 2016 - We have twice commented on similar previous applications for this 
site, most recently in 2015, when we did not consider development of this village centre site to be inherently 
unacceptable, given the lack of evidence of its archaeological or historical significance. However, we 
questioned the position and orientation of the houses within the site and their relationship to the overall 
character of Bickleigh conservation area, together with the lack of a clear rationale for this within the 
application. 

 

This application retains essentially the same scheme, but with an expanded Heritage Statement, which is 
intended to address those issues and provide more evidence regarding the history and significance of the 
site. It is slightly disappointing that it does not address the site context and relationship to conservation area 
character in the depth we had requested. (Our previous recommendation was for an assessment to be 
undertaken of the "grain of development within the village, spatial relationships between buildings, streets 
and open areas, significant views and the disposition/orientation of houses within the conservation area").  

 

The Design and Access Statement illustrates some alternative layouts that had been considered, but we are 
not entirely convinced by its rationale for the configuration and location of the development within the site, or 
that alternatives don't exist which could provide more of a street frontage. Siting the houses end-on to the 
highway and the footpath do not, in our view, create frontages which have an active relationship with those 
public routes. It might have been possible, however, to have a dwelling fronting onto the road at the north-
east corner of the site (as shown in options that were rejected), which then returned as a row running  N-S. 
This would be more in keeping with the general disposition of pre-1900 dwellings in the village and give a 
better relationship between the development and the existing 'grain' of traditional houses which provide the 
context for this site. 

 

In terms of understanding the potential impact of this development on the setting of the grade II* listed 
church, as well as other listed buidings, it would be helpful if cross-sectional drawings of the proposed 
scheme were provided showing it in relation to the church, other adjacent buildings and vegetation. This 
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would be particularly helpful given the raised levels of land within the site in relation to adjacent roads, which 
are noted within the planning documents, which might increase the overall visual impact of the dwellings. 

 

Recommendation  

We would urge you to address the above issues, and recommend that the application should be determined 
in accordance with national and local policy guidance, and on the basis of your specialist conservation 
advice. If you would like further advice please contact us to explain your request.  

 

HISTORIC ENVIRONMENT SERVICE - 22nd June 2016  

With regard to the putative enclosure that has been suggested to be centred on the parish church of St 
Mary, suggested by the field boundaries on the north side of the road where it runs around and encloses 
The Rectory and the orchard to the north of Exeland Cottage.  I visited site with Catherine Marlow (MDDC 
Conservation Officer) on the 2nd June 2016 to examine the site and in the light of this site visit have the 
following comments: 

 

1.         To the north of the road the field boundary that forms the north-western arc of the enclosure around 
The Rectory has been created by raising ground level to create a level driveway at the front of the building 
and is likely to date from the construction of the Rectory or its later gentrification in the 18th/19th century.  
There may be an earlier field boundary on this alignment sealed beneath the extant boundary, but there is 
no evidence for this and the extant boundary is definitely of post-medieval date and is not associated with an 
earlier medieval enclosure.   

 

2.         To the north of the road the field boundary that forms the north-eastern arc of the putative enclosure, 
to the north of Exeland Cottage, defines an area of historic quarrying that was later planted up as an 
orchard.  It seems likely that this boundary simply defines the area of quarrying rather than being part of a 
medieval enclosure.  The roadside dwellings here have also been terraced into the hillside here. 

 

3.         The downward slope of the land from east to west has meant that many of the historic extant 
buildings and their gardens, including the church, The Rectory and Exeland Cottage have been terraced in 
the slope, and I would regard this east-west slope sufficient enough to cast doubt upon the likely presence of 
a manorial enclosure centred on the parish church here. 

 

In the light of our site inspection and the results of the archaeological evaluation of the site, I do not regard 
there to be sufficient evidence for the assertion that the proposed development site lies within a medieval 
enclosure centred on the parish church.  

 

In addition, as stated previously, the proposed development site lies in an area where previous 
archaeological investigations have demonstrated the survival of a lower soil horizon that has yielded 12-13th 
century pottery.  However, these investigations did not indicate any settlement or other intensive use of the 
site from this or earlier periods.  Nevertheless, groundworks for the construction of the proposed 
development have the potential to expose further artefactual material from the medieval period as well as 
any small archaeological features (pits and post-holes) that may be present on the site. 
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For this reason and in accordance with paragraph 141 of the National Planning Policy Framework (2012)  I 
would advise that any consent your Authority may be minded to issue should carry the condition as worded 
below, based on model Condition 55 as set out in Appendix A of Circular 11/95, whereby: 

 

'No development shall take place until the applicant has secured the implementation of a programme of 
archaeological work in accordance with a written scheme of investigation which has been submitted by the 
applicant and approved by the Planning Authority.' 

 

 
The development shall be carried out at all times in strict accordance with the approved scheme, or such 
other details as may be subsequently agreed in writing by the District Planning Authority. 

 
Reason 

'To ensure, in accordance with paragraph 141 of the National Planning Policy Framework (2012) and the 
supporting text in paragraph 5.3 of the Mid Devon Local Plan Part 3: Development Management Policy 
DM27 (2013) that an appropriate record is made of archaeological evidence that may be affected by the 
development.' 

 

I would envisage a suitable programme of work as taking the form of the archaeological supervision of all 
groundworks associated with the construction of the proposed development to allow for the identification, 
investigation and recording of any exposed archaeological or artefactual deposits.  The results of the 
fieldwork and any post-excavation analysis undertaken would need to be presented in an appropriately 
detailed and illustrated report. 

Reason 

'To ensure, in accordance with paragraph 141 of the National Planning Policy Framework (2012) and the 
supporting text in paragraph 5.3 of the Mid Devon Local Plan Part 3: Development Management Policy 
DM27 (2013) that an appropriate record is made of archaeological evidence that may be affected by the 
development.' 

 

I would envisage a suitable programme of work as taking the form of the archaeological supervision of all 
groundworks associated with the construction of the proposed development to allow for the identification, 
investigation and recording of any exposed archaeological or artefactual deposits.  The results of the 
fieldwork and any post-excavation analysis undertaken would need to be presented in an appropriately 
detailed and illustrated report. 

 
HISTORIC ENVIRONMENT SERVICE - 13th April 2016 

 

The proposed development site lies in an area where previous archaeological investigations have 
demonstrated the survival of a lower soil horizon that has yielded 12-13th century pottery.  However, these 
investigations did not indicate any settlement or other intensive use of the site from this or earlier periods.  
Nevertheless, groundworks for the construction of the proposed development have the potential to expose 
further artefactual material from the medieval period as well as any small archaeological features (pits and 
post-holes) that may be present on the site. 
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For this reason and in accordance with paragraph 141 of the National Planning Policy Framework (2012)  I 
would advise that any consent your Authority may be minded to issue should carry the condition as worded 
below, based on model Condition 55 as set out in Appendix A of Circular 11/95, whereby: 

 

'No development shall take place until the applicant has secured the implementation of a programme of 
archaeological work in accordance with a written scheme of investigation which has been submitted by the 
applicant and approved by the Planning Authority.' 

 

The development shall be carried out at all times in strict accordance with the approved scheme, or such 
other details as may be subsequently agreed in writing by the District Planning Authority. 

 

REPRESENTATIONS 
 
80 representations have been received, 30 in support, 46 in objection, and 4 making 'neutral' comments.  
These are summarised below: 
 
Support: 
1. Archaeological investigation has found no evidence of historic settlement on site 
2. Questions evidence of location of manor at site given distance from chapel, castle and water source 
3. Site has not been built on primarily been in private hands since 1800s unlike other Glebe lands 
4. Design is in keeping 
5. Sympathetically designed new thatched properties have been achieved elsewhere 
6. Site was untidy and overgrown when purchased/has always been under-used/will be an 

improvement 
7. Site is not on the Mid Devon Local Heritage Assets Register 
8. Land is unused at present but could now be enjoyed by community  
9. Absence of settlement limit does not mean no development acceptable 
10. Unclear whether objectors believe there is a lack of or ample parking 
11. Parking can be an issue at the church at present 
12. Development will allow families an opportunity to settle in the village/housing needed in the village 
13. Concern that objections are nimbyism 
14. Supports but notes maintenance issues associated with thatch and requests use of other materials 
15. Parish had opportunity to  purchase site 
16. It is possible to build new properties in old style to match existing - as has taken place with the fire-

damaged School House 
 
Objection: 
1. Application not materially different from refused scheme 
2. Revised plans do nothing to make development acceptable 
3. Development not wanted by local community 
4. Development is outside defined settlement limit and not in conformity with national and local 

planning policies 
5. Development would be harmful to character and appearance of conservation area 
6. Historic core of village needs protection 
7. Will ruin beautiful Devon village 
8. Evidence that site of great historic importance - possible location for Anglo-Saxon hunting lodge - 

site straddles an earthwork that may represent an enclosure associated with the lodge 
9. Conservation Area Appraisal undertaken by Bickleigh Local History Group, which considers 

important views, character and open spaces 
10. Site is on Mid Devon list of local heritage assets 
11. Views in and out of site positively contribute to character and appearance of conservation area 
12. Volume of traffic within village during rush hours given poor junctions is unsafe/road infrastructure 
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cannot support additional housing 
13. Proposal will block views across site, including across Exe Valley 
14. Proposal will obscure views of adjacent listed building School House and Church Green Cottage 

within immediate area and wider landscape 
15. Location not sustainable - no employment opportunities in village or farm shop as stated in 

application paperwork 
16. Proposal will result in invasion of privacy of neighbouring properties 
17. Damage to Devon hedgebank - more being removed that suggested by applicant 
18. Too high density for location 
19. This is not a brownfield site 
20. Proposal does not accord with village development pattern 
21. Application area includes land in objector's ownership which is not available for development 
22. Works could cause subsidence 
23. How many properties will be affordable? 
24. Site deliberately left untidy and overgrown by landowner 
25. Development will cause light pollution and air pollution 
26. Dwellings will look new and be out of keeping with surrounding listed properties 
27. Height of Church tower in drawings exaggerated - impact therefore greater 
28. Development will affect trees - these are incorrectly located on plans 
29. Footpath through site not wanted - who will maintain it? 
30. Footpath not suitable for mothers with pushchairs or those with mobility issues 
31. Site is registered as Local Green Space within Local Plan Review 
32. No plan for maintenance of parking spaces - Church has confirmed it will not take these on 
33. Development against wishes of Bickleigh community 
34. Developing site will encourage other infill applications 
35. Criteria for sustainable development not met - there is no shop in Bickleigh 
36. Historic England advice to move houses within plot has been ignored 
37. Water run-off will cause problems for properties below site 
38. Supporters are not local; objectors are parishioners 
39. Site would ruin habitats and affect wildlife 
40. Proposed community parking would only off-set loss once visibility splay put in place prevents 

parking on road 
41. No provision for turning facility within parking 
42. No capacity at Bickleigh Primary School 
43. Site should be purchasable to villagers and returned to village green 
 
 Neutral: 
44. Church does not have funds to take on management of parking 
45. If granted arrangements for maintenance of proposed public open space must be put in place to 

avoid neglect 
 
MATERIAL CONSIDERATIONS AND OBSERVATIONS 
 
The main issues in the determination of this application are: 
 
1. Policy & principle of development 
2. Heritage impact 
3. Design 
4. Highways and transport 
5. Biodiversity 
6. Public open space and other considerations 
7. Planning balance and recommendation 
 
1. Policy & principle of development 
 
Mid Devon District Council's Local Plan consists of the Core Strategy (Local Plan Part 1), Allocations and 
Infrastructure Development Plan Document (2010) and the Local Plan Part 3: Development Management 
Policies (2013).  The central strategy for development within the district is set out within the Core Strategy, 
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the Allocations and Infrastructure DPD contains development allocations to meet the need identified in the 
Core Strategy, and the Local Plan Part 3 provides a range of policies for the consideration of planning 
applications.   
 
Policy COR3 establishes the existence of housing need within Mid Devon across the period 2006-2026.  
This application is located within the village of Bickleigh, and therefore Policy COR18 'Countryside' is also 
relevant.  This policy states that residential development in areas defined as 'countryside' is strictly 
controlled and is limited to: 
 
'Affordable housing to meet local needs, gypsy accommodation, replacement dwellings, housing essential to 
accommodate an agricultural or forestry worker and accommodation ancillary to a dwelling.' 
 
The proposal is for 4no. market dwellings, the site falling below the Government-defined threshold for 
affordable housing provision.  There is no policy support within COR18 for a scheme for 100% market 
dwellings; the scheme is therefore contrary to policy.   
 
However, the Council's five year land supply position and the outcome of a recent appeal decision are 
material considerations in the determination of this application.  The 'Land to the west of Uffculme' (ref 
APP/Y1138/W/15/3025120) appeal inspector concluded that the Council could not demonstrate a five year 
supply of deliverable housing sites as required by the National Planning Policy Framework (NPPF).  He 
moved on to conclude that as a result, policies COR3, COR17 and COR18 of the Core Strategy were out of 
date.  Paragraph 14 of the NPPF states that 'where the development plan is absent, silent or relevant 
policies are out-of-date, permission should only be granted unless any adverse impacts of doing so would 
significantly and demonstrably outweigh the benefits, when assessed against the policies in the Framework 
taken as a whole; or specific policies in the Framework indicate development should be restricted.'  Since 
the appeal was heard, the Council has been internally updating the five year land supply calculation with the 
latest year's monitoring data.  However, the final figures are still being prepared but it is understood that 
these will confirm that the Council is still unable to demonstrate a five year land supply as required.   
 
As such the current application is required to be determined in accordance with paragraph 14 of the NPPF, 
applying the presumption in favour of sustainable development.  The presumption has two tests: one, is the 
development sustainable when assessed against the framework as a whole, and two if there is any harm, 
does it significantly and demonstrably outweigh the benefits.  The appeal inspector noted the presumption in 
favour of sustainable development was at the heart of the NPPF, it being comprised of three dimensions to 
this: economic, social and environmental.  These roles being mutually dependent and should be jointly 
sought to achieve sustainable development.  He also concluded that a proposal on a greenfield site was in 
itself not necessarily harmful, and that elsewhere the Council was reliant on the release of greenfield sites to 
meet its housing need.  The application site has some existing tin sheds along its eastern boundary, which 
has been in situ for many years.  This part of the site would meet the definition of 'previously developed land' 
within the NPPF.  The remainder has not been built upon and should be considered greenfield.  The NPPF 
encourages the use of previously developed land (brownfield land), provided that it is not of high 
environmental value.  The site is a mixture of both brownfield and greenfield, the NPPF giving support to the 
former, and in the context of Mid Devon, the appeal inspector to the latter. 
 
To assess the locational sustainability of the site the NPPF has the following to say: 
 
Paragraph 17: Planning should 'actively manage patterns of growth to make the fullest possible use of public 
transport, walking and cycling, and focus significant development in locations which are or can be made 
sustainable.' 
Paragraph 30: '…local planning authorities should therefore support a pattern of development which, where 
reasonable to do so, facilitates the use of sustainable modes of transport.' 
Paragraph 34: 'Plans and decisions should ensure developments that generate significant movement are 
located where the need to travel will be minimised and the use of sustainable modes can be maximised.  
However this needs to take account of policies set out elsewhere in this Framework, particularly in rural 
areas.' 
 
The Core Strategy Policy COR17 permits minor development proposals within a list of approximately 20 
villages.  These villages were selected on the basis that they have sufficient services and facilities, along 
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with public transport provision.  Due to the provision of these requirements, these villages have been 
determined to be sustainable locations for limited development.  The minimum requirement for inclusion 
within the policy was that the settlement must have a school, shop, pub and daily transport service.  
Bickleigh has a primary school, two pubs and a daily transport service.  It does not have a shop however, 
though the Bickleigh Mill tourist attraction does contain craft shops and a restaurant (though no shop that 
would perform the function of a village shop).  It therefore has three of the four criteria required for inclusion 
on the list of villages where limited development is acceptable in principle.  The settlement also has a village 
hall. 
The proposal is centrally located within the village and all services/facilities are within walking distance - 
though to access the two pubs requires crossing the historic bridge over the River Exe which has no 
footways.   The village is located just off the A396, the main road between Tiverton & Exeter/Crediton, which 
is served by regular bus services on weekdays and Saturdays at a 30 minute frequency.  Whilst employment 
opportunities will be very limited within the village itself, the provision of a regular bus service towards the 
principal employment centres of Tiverton and Exeter means that the option of using public transport is a 
realistic one.  It is acknowledged that many people will still choose to make use of private motor vehicles, 
but this is not untypical for Mid Devon in general being a very rural district.  The proposal is not considered 
to be incompatible with paragraph 30 of the NPPF - 'a pattern of development which facilitates the use of 
sustainable modes of transport.'  The scale of the proposal would also not give rise to a significant increase 
in movement, paragraph 34 of the NPPF also noting that account needs to be given to policies regarding 
rural areas, particularly given that public transport provision is considerably less extensive than in urban 
areas.   
 
Reason for refusal 1 in the 2015 scheme was founded on the basis of the scheme's location outside 
settlement limits.  Given the appeal decision, this refusal reason can no longer be attributed the same 
weight.  Instead, in assessing the locational sustainability of the proposal, the provision of a range of 
services and facilities combined with a frequent public transport service weigh positively in the scheme's 
favour, and it is not considered that a reason for refusal on the same grounds as previously can be 
substantiated. 
 
2. Heritage impact 
 
Core Strategy Policy COR2 'Local Distinctiveness' requires development to sustain the distinctive quality, 
character and diversity of Mid Devon's environmental assets.  Local Plan Part 3 (Development Management 
Policies) Policy DM27 'development affecting heritage assets' requires proposals to consider their effect on 
setting, significance, character and local distinctiveness of heritage assets and weigh harm against benefits.  
 
The proposal site lies within a sensitive location, being within the Bickleigh Conservation Area, and 
surrounded by a number of listed buildings.  In closest proximity to the proposed dwellings are situated the 
grade II* Church of St. Mary (to the north east); the grade II School House and adjoining Church Green 
Cottage (to the east) and The Rectory and The Old School (to the north/north-east respectively).  Other 
listed buildings are located within the settlement whilst Bickleigh Castle (grade I and a conservation area) is 
approximately 1.5 km to the south west on the on other side of the River Exe.   
 
Impact on the historic environment formed the second of the two reasons for refusal in the 2015 scheme.  
The refusal concluded the following: 
 
The site is designated as a heritage asset on the local list 
The site's development would affect the setting of the church and several nearby listed buildings and affect 
important views into the area.   
It has not been demonstrated that the effect on these heritage assets would be acceptable  
 
In regard to the first bullet point, in November 2015 the inclusion of the site on the heritage assets register 
was reconsidered.  The site was reassessed against the Historic England criteria used to determine whether 
sites should be included or excluded on the local list.  These assessment criteria included age, rarity, 
aesthetic value, group value, evidential value, historic association, archaeological interest, designated 
landscapes, landmark status and social and communal value.  As a result of the reassessment and with the 
information available at that point it was concluded that the plot was 'an interesting, substantially 
undeveloped plot in the centre of the conservation area with very important setting and view implications for 
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the church and Bickleigh Castle (as well as other listed buildings) but that there is insufficient evidence that it 
was a 'green'.  Therefore it does not meet the criteria for local heritage asset status and should be removed 
from the register.'  Following the removal of the site from the register, this element of the previous refusal 
reason would fall away.   
The issues set out in the two bullet points from the previous reason for refusal require consideration.  Policy 
DM27 'development affecting heritage assets' requires development proposals likely to affect heritage 
assets and their settings to consider their significance, character, setting and local distinctiveness, and the 
opportunities to enhance them.  The application is accompanied by a range of information about the historic 
environment and an assessment of the impact of the scheme.  This primarily includes a report on the results 
of Archaeological Trial Trenching and a Heritage Statement.  The latter examines the legislative, national 
and local policy requirements associated with the assessment of the impact of development upon heritage 
assets, an identification of known heritage, assessment of documentary sources, appraisal of the site and 
environs, and consideration of impact. 
 
Having taken account of the assessment criteria and relevant considerations the Heritage Statement makes 
a number of conclusions.  Firstly that following archaeological evaluation evidence indicates that the site has 
not been developed historically, but has been used for a range of activities.  It states that the absence of 
structural remains neither proves nor disproves that the manor has always been located at Bickleigh Castle.  
It states no further archaeological work is required to support a planning decision.  The report notes that the 
proposal would not have any direct impact on significant heritage features on site, the only structure on site 
being of no architectural or historical interest and that there would be a beneficial impact associated with its 
removal.  It continues that the conservation area and listed buildings are all of heritage significance and 
considers the indirect impact.  Screening between the building listed buildings and the site through, 
landform, built form and vegetation limit impact, whilst the use of traditional architectural features reflective 
of those present within the conservation area, including thatch and white walls, and a typical style, scale and 
massing, are sympathetic and help preserve the character and appearance of the area.  It finally concludes 
that the nationally significant buildings and conservation at Bickleigh Castle would not be adversely affected 
by proposals as the sympathetic design of buildings and surrounding areas will reinforce the rural 
landscape. 
 
Historic England, Mid Devon District Council's Conservation Officer and Devon County Council Historic 
Environment Service have all responded to the consultation on this application.  Historic England 
commented that they did not consider development of the site to be unacceptable and noted that the 
application was now accompanied by further evidence intended to address issues of history and significance 
of the site.  Historic England however has raised queries about the intended layout, particularly as the 
alternative options within the applicant's Design and Access Statement would provide more of a street 
frontage, creating an active relationship with the public routes.  Historic England asked for cross-sectional 
drawings of the proposed scheme to show the relationship to the church, other adjacent buildings and 
vegetation.  North-South and East-West sectional drawings have subsequently been provided by the 
applicant.  Historic England has commented on these drawings, noting that they clarify the relationship 
between the new dwellings and the church, the proposed development being set well below the platform on 
which the church is constructed and of diminutive size in comparison to it.  They conclude this suggests that 
there would be no visual competition between the new houses and the church, but requests the local 
planning authority satisfy itself as to the height of the church tower depicted, given it is based on estimates 
only.   
 
Mid Devon's Conservation Officer has also commented twice on the application.  The response notes that 
whilst the scheme is clearly contentious, as is clear from local opposition, that it must be assessed on the 
basis of policies, national guidance and evidence.  Neither, is it acknowledged, does conservation area 
status prohibit change - but development should preserve or enhance the conservation area.  Views to and 
from the site, church and listed building have been assessed and it is noted that there will be change, but 
the development pattern and setting of listed buildings will not be substantially harmed.  With regard to the 
cross-sectional drawings provided, the Conservation Officer has considered the potential for error in the 
drawings, but considers that in relation to other properties and topography considers them to be accurate - 
the heights are in proportion to other buildings and do not appear excessive.  Overall, the advice of the 
conservation officer is that the development will not enhance the character of Bickleigh, but despite the less 
than substantial harm (arising from some loss of hedge bank and associated impact on views) the overall 
character and significance will be preserved.  The less than substantial harm will need to be weighed 
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against public benefit (a requirement of national and local policy).  The response concludes that a heritage 
related reason for refusal would not be sustainable at appeal.  It should also be noted that the Conservation 
Officer took note of the draft Bickleigh Conservation Area Appraisal, produced and supplied by Bickleigh 
Local History Group.  However the document had not been subject to any public consultation, and though 
interesting, cannot be given any weight in considering the current planning proposal.   
 
In relation to the historic value and previous uses of the site, Bickleigh Local History Group have 
commissioned and submitted a report by SW Archaeology.  This desk-based assessment indicates that the 
site has not been developed in modern times and that any proposed development is likely to disturb 
archaeological deposits or remains of varying levels of significance.  The report notes that there is evidence 
to suggest the original manor of Bickleigh was located close to the site - possibly including the site itself - as 
indicated by the presence of potential earthworks from aerial photographs.  A further report written and 
submitted by medieval historian Duncan Probert of Kings College London discusses the possibility that 
Bickleigh was the meeting place of the West Saxon royal council at a hunting lodge in 904.  The report 
concludes that the most viable location for the hunting lodge was at Bickleigh (as opposed to another 
Bickleigh near Plymouth).  It is stated that evidence suggests the original focal point for the manor lay near 
the centre of the village, most probably within areas marked as the churchyard, parsonage, Church Green 
and adjacent orchard, and that the hunting lodge would be likely in same area.  A possible enclosure 
demarking the same area may add weight to the identification.   
 
Devon County Council's Archaeologist has visited the site and commented three times on the application.  
The comments address the notion of a putative enclosure suggested to be centred on the parish church of 
St Mary.  It is the view of the county archaeologist that many of the suggested boundaries of the enclosure 
are of significantly later creation.  The field boundary that forms the north-western arc of the enclosure at the 
Rectory has been created through raising ground to create a level driveway at the front of the building and is 
likely to date from the 18th/19th century.  The north-eastern boundary defines an area of historic quarrying 
that was later planted up as an orchard.  The presence of a downward slope across the land is considered 
sufficient to cast doubt upon the likely presence of a manorial enclosure centred on the parish church.  As a 
result of the site inspection and previous archaeological evaluation of the site, it is not considered that there 
is sufficient evidence for the assertion that the proposed development lies within a medieval enclosure 
centred on the parish church.  Previous investigation has yielded 12th and 13th century pottery, but did not 
indicate any settlement or other intensive use of the site from an earlier period.  However, groundworks 
could expose further artefactual material and an archaeological condition requiring a programme of works 
and written investigation is proposed.   
 
The consultation responses from the three historic environment specialists do not raise an objection to the 
principle of development.  At most it is noted that less than substantial harm will arise, and such harm is 
limited to the impact on views associated arising from some loss of hedgerow when seen to and from the 
church.  At the least, suitable mitigation is proposed via condition to make the development acceptable to 
the consultees.  Policy DM27 requires less than substantial harm to be weighed against the public benefits 
of the scheme.  The scale of the harm is very limited in its scope, whilst there are benefits in relation to 
increasing housing supply associated with permitting the scheme.  Accordingly it is considered that the 
issues set out in the previous refusal on heritage grounds have been addressed, and pursuing a refusal on 
those grounds is considered to be without merit and unable to be substantiated at appeal.  The proposal is 
considered compliant with Policies COR2 and DM27. 
 
3. Design 
 
Though this is an outline application, the only reserved matter is landscaping - layout, appearance and scale 
are to be determined at this stage.  The proposal is for 4.no dwellings, these being within two pairs of semi-
detached dwellings.  The dwellings principal elevation faces to the west, with gardens to the rear facing east.  
Local Plan Part 3 Policy DM2 'high quality design' states that new development must be of a high quality 
taking account of factors such as privacy and amenity amongst others.  Policy DM14 'design of housing' sets 
more specific requirements in terms of dwelling requirements including size, private amenity space, daylight, 
sunlight and privacy amongst others.   
 
A number of alternative layouts were considered and these are discussed within the applicant's Design and 
Access Statement.  Alternatives included separating the dwellings, locating some in the west and eastern 
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parts of the site.   northern boundary creating an active frontage.  However, the layout proposed is a simple 
one, allowing the greatest amount of land to be made available for the public open space in the western part 
of the site.  Having more properties along the northern boundary would also require the loss of more 
hedgerow than is currently proposed.  It is also noted that Bickleigh has no particular development pattern 
and that the proposal for a gable end of the northern property to be side on to the road is not uncommon 
within the village. 
 
The size of the proposed dwellings is in compliance with the national space standards set by Government 
and is therefore in accordance with Policy DM15.  The size of the gardens proposed is considered modest, 
but not unacceptable.  Nearest neighbours are those living at the bungalow Court View, to the south, and 
School House/ Church Green Cottage to the east.  The separation distance to Court View from the nearest 
proposed dwelling is approximately 14 metres.  However, no windows are proposed in the second storey 
south elevation, giving rise to no concerns about the impact on privacy.  The second storey windows on the 
east elevation will look towards School House/Church Green Cottage however the presence of intervening 
boundary walls and structures, a levels difference of approximately 4 metres and a separation distance at its 
shortest in excess of 20 metres are sufficient to conclude that any impact on the privacy and amenity of the 
occupants of the proposed or neighbouring dwellings is acceptable.   
 
Given the historic context of the location the style of dwellings and materials proposed is significant to their 
suitability.  It is proposed that the dwellings be of a traditional design, incorporating lime-based rendered 
walls and thatched roofs.  No details of the design or style of windows and doors have been provided, so it is 
proposed that a condition be attached requiring these be approved via condition.  Similarly appropriate style 
and materials for the thatch would also be conditioned to ensure these reflect the local vernacular.  Subject 
to the imposition of the conditions, the proposal is considered to be compliant with Local Plan Part 3 policies 
DM2, DM14 and DM15.   
 
4. Highways, transport and parking 
 
Access to the site is proposed off the road which runs along the northern boundary.  The road is a single 
carriageway rural lane where observed vehicle speeds are generally fairly low.  An existing access is in 
place which is proposed to be widened in order to accommodate the appropriate size of visibility splay.  
Some loss of hedgerow would occur as a result (as has been highlighted above in regard to the impact on 
the character and appearance of the conservation area).  Though there are no footways on the local road 
network, Devon County Council's Highways Officer raises no objection to the development.  It is proposed 
that the size and provision of the visibility splay be controlled via condition.  Other standard highways 
conditions are also proposed in terms of the provision of the site access and prevention of surface water 
drainage on to the highway.  To ensure construction traffic does not have an unacceptable impact on the 
local road network and amenity of local residents a condition requiring submission of a Construction 
Management Plan will be imposed.  Eight parking spaces are proposed for the use of residents which meets 
the minimum requirements set in local policy DM8. 
 
5. Biodiversity 
 
The ecological report which accompanied the application noted that there were no protected habitats on site 
and that habitat loss would be minimal should the proposals go ahead.  The report highlighted a good 
breeding population of slow worms and low population of grass snakes.  Both are protected under the 
Wildlife and Countryside Act 1981 and therefore it is proposed that a submission of a Reptile Mitigation 
Strategy be submitted as a pre-commencement condition.  This strategy would demonstrate how the injuring 
of killing of such species would be avoided during the construction phases of the development.  The survey 
indicated a low level of bat activity and cautions against the introduction of unacceptable light levels.  
However, no external lighting is proposed, the only lighting being that which would be associated with the 
provision of the dwellings.  The report highlights the value of hedgerows as foraging locations for bats and 
that these be retained where possible.  Though some hedgerow would be lost due to the provision of the 
visibility splay, the retention of all other hedgerows is proposed to be controlled via condition.  It is also likely 
that the hedges, trees and bushes around the perimeter will be used by nesting birds.  The report 
recommends that the timing of works will need to avoid the nesting bird season.  Again, this is proposed to 
be controlled via condition. 
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There is a small group of young oak and birch trees in the south east of the site that are in close proximity 
with the most southerly proposed dwelling.  The applicant's arboriculturist and the Council's tree officer have 
confirmed that there would be conflict between the trees and the houses, which would only get worse given 
the young age of the trees.  The consultant notes that the species are mediocre in terms of their quality 
although they do offer some visual amenity to the wider landscape, forming a distinct group 
aerodynamically.  The consultant confirms that the trees need to be removed and replaced with new tree 
planting which would benefit the scheme and make a positive long-term contribution to the area.  One tree 
would need to be removed prior to construction, the remainder prior to the occupation of the dwellings.  The 
detailed proposals for the replacement planting would be determined as part of the landscaping reserved 
matters.  The loss of the trees would be a negative impact of the proposal.  However, the tree officer has 
stated that the trees are not of sufficient value to warrant being covered by a Tree Protection Order.  As 
such, they applicant could separately apply to have them removed (consent required given they are in a 
conservation area) but the Council would be very unlikely to withhold permission.  As such it is considered 
that there can be no basis for refusal on the grounds of tree loss, and the provision of alternative planting 
would act to mitigate the loss. 
 
6. Public open space and drainage 
 
The proposals include provision of on-site public open space which would be provided in the west part of the 
plot.  This would be informal space, laid to lawn, with no play equipment or similar currently proposed.  The 
size of the public open space is in excess of the minimum requirements set down in Policy AL/IN/3 and 
therefore no financial contributions are sought towards provision.  The future management and maintenance 
arrangements of this space are yet to be determined.  It is proposed that a scheme for its management and 
maintenance be conditioned which would need to be discharged prior to any commencement taking place.  
Potentially this could be discharged at the reserved matters stage when the remaining matter 'landscape' is 
assessed.  This later submission would allow the applicant time to agree the management arrangements 
with third parties who may express an interest in taking on the site.  If this cannot be agreed, the applicant 
would need to establish a management company to take on this role.  Overall, the provision of the public 
open space is considered to be a beneficial outcome for the scheme, weighing positively in its favour.   
 
It has been noted by representors that the site is allocated as Local Green Space (LGS).  The LGS definition 
was introduced by the NPPF and sets criteria against which to determine whether a site can be allocated for 
this purpose.  Policy DM24 of the Council's emerging plan, the Local Plan Review 2013-33, proposes that 
the site 'Church Green, Bickleigh' (i.e. the application site) be designated as a LGS.  The Local Plan Review 
does not represent adopted policy yet, and therefore the weight which can be accorded to it is dependent on 
its stage of preparation, and the extent of unresolved objections.  The plan is relatively far progressed in its 
preparation, but has not been submitted to the Secretary of State to begin the examination process - this 
limits the weight which can be attached. There are also unresolved objections to the designation of the site 
which could only be resolved through the examination process.  Accordingly I can attribute no weight to the 
proposed designation.  Should the site gain permission, the possibility of the public open space provided 
being designated as LGS would be a possibility - though this would be subject to the discretion of the 
Inspector overseeing the examination of the Local Plan Review. 
 
Policy COR11 'flooding' requires proposals to taking account of climate change and flooding, whilst policy 
DM2 requires appropriate drainage including the provision of Sustainable Urban Drainage systems (SUDs).  
The application proposes that the foul sewer connect to the mains.  Surface water will be controlled via a 
managed system, going first to attenuation tanks which would retain the water, particularly at times of 
significant rainfall, before discharging flows back to the main sewer.  A drainage strategy setting out the 
detailed workings would be a pre-commencement requirement to be controlled via condition.   
 
7. Planning balance and recommendation 
 
There are a number of factors which need to be weighed in the balance before making a recommendation.  
The proposal is outside a defined settlement and is in a location where residential development is strictly 
controlled.   Such was the basis for one of the two previous reasons for refusal.  However, given the Council 
cannot demonstrate a five year supply of land for housing the settlement limit cannot be given the same 
weight as it once could.  There are a range of services and facilities within the village, generally more so 
than would be the case with other settlements located in the area designated 'countryside' under Policy 
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COR18.  A frequent bus service is available offering a viable alternative to the use of the private car.  The 
Council also has to consider whether the adverse effects of the scheme significantly and demonstrably 
outweigh the harm.  In the refused scheme the adverse effects were the impact on the historic buildings 
nearby and the character and appearance of the countryside.  However, the heritage consultees no longer 
have an objection in principle and at most indicate that only less than substantial harm would arise 
associated with the loss of hedgerow and its associated impact on short views to and from the church.  No 
other harm in relation to biodiversity, impact on privacy or amenity or transport has been identified which has 
not been addressed by good design or controlled via condition.  It is not considered that the harm could be 
substantiated at an appeal as a reason for refusal.  The scheme would provide benefits in the form of 
additional housing which will make a contribution towards district supply as well as public open space for the 
benefit of the village.  Accordingly it is considered that the harm does not significantly and demonstrably 
outweigh the benefits and conditional planning permission is recommended. 
 
CONDITIONS 
 
 1. No development shall begin until detailed drawings of the landscaping of the site (hereinafter called 

the Reserved Matters) have been submitted to and approved in writing by the Local Planning 
Authority. 

 
 2. The development hereby permitted shall be carried out in accordance with the approved plans listed in 

the schedule on the decision notice. 
 
 3. The development hereby permitted shall be begun either before the expiration of three years from the 

date of this permission, or before the expiration of two years from the date of approval of the last of the 
Reserved Matters which have been approved, whichever is the later. 

 
 4. As part of the landscaping reserved matters, detailed drawings shall show which existing trees and 

hedges are to be retained and the location of mitigation planting on the site as part of the 
development. 

  
 5. No development shall begin until a detailed surface water drainage scheme for the site (including 

Sustainable Urban Drainage systems including attenuation measures) has been submitted to and 
approved in writing by the local planning authority.  The scheme shall subsequently be implemented in 
accordance with the approved details before the development is completed. 

 
 6. No development shall take place until the applicant has secured the implementation of a programme 

of archaeological work in accordance with a written scheme of investigation which has been submitted 
by the applicant and approved by the Planning Authority. The development shall be carried out at all 
times in strict accordance with the approved scheme, or such other details as may be subsequently 
agreed in writing by the District Planning Authority. 

 
 7. No development shall begin until details of the materials to be used for all the external surfaces of the 

buildings have been submitted to and approved in writing by the Local Planning Authority.  Such 
approved materials shall be so used and retained. 

 
 8. No thatching works shall begin until details of the style of thatching and the materials to be used to 

cover the roofs of the development have been submitted to, and approved in writing by the Local 
Planning Authority.  The thatching shall be carried out in accordance with these approved details. 

 
 9. No development shall begin until a scheme for the management and maintenance of the public open 

space shown on the submitted plans has been submitted to, and been approved in writing by the local 
planning authority.  The approved scheme shall be implemented on completion of development and 
the open space area shall thereafter be permanently retained, managed and maintained in 
accordance with the approved scheme. 

 
10. No development shall begin until a Reptile Mitigation Strategy, as recommended within the Blue Sky 

Ecology Report, dated October 2014, has been prepared by a qualified ecologist and submitted to, 
and approved in writing by the local planning authority.  The development shall be carried out in 



AGENDA 

accordance with the recommendations within the Reptile Mitigation Strategy. 
 
11. If any works to hedges, trees or the existing buildings on site are programmed to take place in the 

main bird nesting season of March to August inclusive, a survey should be undertaken by a qualified 
ecologist and submitted to the Local Planning Authority.  If evidence of nesting birds is found then 
works shall not commence until the ecologist has verified that the chicks have fledged. 

 
12. Prior to commencement of any part of the site the Planning Authority shall have received and 

approved a Construction Management Plan (CMP) including:  
 (a) the timetable of the works; 
 (b) daily hours of construction; 
 (c) any road closure; 
 (d) hours during which delivery and construction traffic will travel to and from the site, with such 

vehicular movements being restricted to between 8:00am and 6pm Mondays to Fridays inc.; 9.00am 
to 1.00pm Saturdays, and no such vehicular movements taking place on Sundays and Bank/Public 
Holidays unless agreed by the planning Authority in advance; 

 (e) the number and sizes of vehicles visiting the site in connection with the development and the 
frequency of their visits; 

 (f) the compound/location where all building materials, finished or unfinished products, parts, crates, 
packing materials and waste will be stored during the demolition and construction phases; 

 (g) areas on-site where delivery vehicles and construction traffic will load or unload building materials, 
finished or unfinished products, parts, crates, packing materials and waste with confirmation that no 
construction traffic or delivery vehicles will park on the County highway for loading or unloading 
purposes, unless prior written agreement has been given by the Local Planning Authority; 

 (h) hours during which no construction traffic will be present at the site; 
 (i) the means of enclosure of the site during construction works; and  
 (j) details of proposals to promote car sharing amongst construction staff in order to limit construction 

staff vehicles parking off-site 
 (k) details of wheel washing facilities and obligations 
 (l) The proposed route of all construction traffic exceeding 7.5 tonnes. 
 (m) Details of the amount and location of construction worker parking. 
 (n) Photographic evidence of the condition of adjacent public highway prior to commencement of any 

work. 
 
13. Visibility splays shall be provided, laid out and maintained for that purpose at the site access where 

the visibility splays provide intervisibility between any points on the X and Y axes at a height of 0.60 
metres above the adjacent) carriageway/drive level and the distance back from the nearer edge of the 
carriageway of the public highway (identified as X) shall be 2.40 metres and the visibility distances 
along the nearer edge of the carriageway of the public highway (identified as Y) shall be 25.00 metres 
in both directions. 

 
14. The site access road shall be hardened, surfaced, drained and maintained thereafter to the 

satisfaction of the Local Planning Authority for a distance of not less than 6.00 metres back from its 
junction with the public highway. 

 
15. In accordance with details that shall previously have been submitted to, and approved by, the Local 

Planning Authority, provision shall be made within the site for the disposal of surface water so that 
none drains on to any County Highway. 

 
REASONS FOR CONDITIONS 
 
 1. The application was submitted as an outline application in accordance with the provisions of Articles 4 

and 5 of The Town and Country Planning (Development Management) Order 2010. 
 
 2. For the avoidance of doubt and in the interests of proper planning. 
 
 3. In accordance with the provisions of Section 92(2) of the Town and Country Planning Act 1990 as 

amended by Section 51 of the Planning and Compulsory Purchase Act 2004. 
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 4. In the interest of visual amenity of the area in accordance with policy DM2 of the Local Plan Part 3 
(Development Management Policies). 

  
 
 5. To ensure appropriate measures are taken to manage surface water in accordance with policies DM2 

of the Local Plan Part 3 (Development Management Policies) (2013) and Mid Devon Core Strategy 
(Local Plan Part 1) Policy COR11. 

 
 6. To ensure, in accordance with paragraph 141 of the National Planning Policy Framework (2012) and 

the supporting text in paragraph 5.3 of the Mid Devon Local Plan Part 3: Development Management 
Policy DM27 (2013), that an appropriate record is made of archaeological evidence that may be 
affected by the development. 

 
 7. To ensure the use of materials appropriate to the development in order to safeguard the character and 

appearance of the conservation area in accordance with Mid Devon Core Strategy Policy COR2 and 
Local Plan Part 3 (Development Management Policies) Policy DM27. 

 
 8. To ensure the use of materials/detailing appropriate to the character and appearance of the building in 

accordance with Mid Devon Core Strategy Policy COR2 and Local Plan Part 3 (Development 
Management Policies) Policy DM27. 

 
 9. To safeguard the character and amenities of the area in accordance with Policy DM2 of the Local Plan 

Part 3 (Development Management Policies). 
 
10. To ensure protected species are not killed or injured during the construction phase of development. 
 
11. To ensure that the wild birds are not killed or injured during the construction phase of development in 

accordance the requirements of the Wildlife and Countryside Act 1981. 
 
12. To minimise the impact of the development on the highway network. 
 
13. To provide adequate visibility from and of emerging vehicles. 
 
14. To prevent mud and other debris being carried onto the public highway. 
 
15. In the interest of public safety and to prevent damage to the highway. 
 
 
REASON FOR APPROVAL OF PERMISSION/GRANT OF CONSENT 
 
The proposed development for the erection of four dwellings and provision of public open space is not policy 
compliant with the development plan given the location of the development outside a defined settlement 
limit.  However, the absence of a five year supply of deliverable housing land is a material consideration 
which requires the proposal to be approved unless the harm significantly and demonstrably outweighs the 
benefits, or that other policies within the National Planning Policy Framework indicate otherwise.  The range 
of services and facilities at Bickleigh, is greater than within most locations which are outside defined 
settlement limits, whilst the provision of a frequent bus service along the adjoining main road from Tiverton 
to Exeter/Crediton means there is a viable alternative for residents seeking access to employment 
opportunities and other facilities in those locations.  The proposal is also considered acceptable in relation to 
its impact on the historic environment with at most only less than substantial harm having been identified 
associated with the impact on short views to and from the church linked to the removal of some hedgerow.  
The harm arising is not considered to significantly and demonstrably outweigh the benefits associated with 
the provision of additional housing.  The proposed development is considered to have an acceptable impact 
in terms of highways, design, appearance and ecology and to comply with Mid Devon Core Strategy (Local 
Plan Part 1) Policy COR2, COR3 and COR11, Allocations and Infrastructure Development Plan Document 
(2010) Policy AL/IN/3 and Local Plan Part 3: Development Management Policies (2013) policies DM2, DM8, 
DM14, DM15 and DM27. 
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Application No. 16/00549/FULL Plans List No. 3 

 
 
 
Grid Ref: 
 

277081 : 96434  
 
 
 
 
 
 
 

Applicant: Mr D Coren 
  
Location: Land and Buildings at NGR 

277081 96434 (Shortacombe 
Farm) Yeoford Devon  

  
Proposal:  Erection of an agricultural 

livestock building (832 sq.m.) 
 
  
Date Valid: 27th June 2016 
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Application No. 16/00549/FULL 
 
 
RECOMMENDATION 
Grant permission subject to conditions. 
 
PROPOSED DEVELOPMENT 
 
Erection of an agricultural livestock building (832 sq.m.) at Shortacombe Farm, Yeoford. The site is an 
existing farm holding situated within the countryside to the south west of Yeoford.  
 
APPLICANT'S SUPPORTING INFORMATION 
 
Manure Management Plan (Agrogate Professional Farming Services)  
 
PLANNING HISTORY 
 
98/01314/FULL Erection of an agricultural building - PERMIT – October 1998 
99/02805/FULL Erection of an agricultural building (revised scheme) - PERMIT – August 1999  
01/01182/FULL Erection of general purpose agricultural building - PERMIT – August 2001 
06/01928/PNAG Prior notification for the erection of an agricultural shed for hay storage – No Objection – 
September 2006 
11/01090/PNAG Prior Notification for the erection of an extension to an agricultural building – No Objection 
– August 2011 
 
DEVELOPMENT PLAN POLICIES 
 
Mid Devon Core Strategy (Local Plan 1) 
COR2 - Local Distinctiveness 
COR18 - Countryside 
 
Mid Devon Local Plan Part 3 (Development Management Policies) 
DM1 - Presumption in favour of sustainable development 
DM2 - High quality design 
DM22 - Agricultural development 
 
CONSULTATIONS 

 
CREDITON TOWN COUNCIL - 21st July 2016 - Application noted. 

 
SANDFORD PARISH COUNCIL - 11th July 2016 - NO COMMENT (Neighbouring Parish) 

 
HITTISLEIGH PARISH COUNCIL - 19th July 2016 - No objection 

 
CHERITON BISHOP PARISH COUNCIL - 12th July 2016 - No objections 

 
HIGHWAY AUTHORITY - 4th July 2016 -  
No specific comment other than standing advice applies, none relevant in this case as existing access is 
considered acceptable (see point d). 

 
CREDITON HAMLETS PARISH COUNCIL - 11th July 2016 - Crediton Hamlets Parish Council Planning 
Committee support this application for a necessary agricultural building within an existing farm yard setting 
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ENVIRONMENTAL HEALTH - 7th July 2016 -  
Contaminated land - No objection to this proposal 
Air quality - No objection to this proposal 
Environmental permitting - No objection to this proposal 
Drainage - No objection to this proposal 
Noise and other nuisances - No objection to this proposal 
Housing standards - N/A 
Licensing - No comments 
Food hygiene - N/A 
Private water supplies - N/A 
Health and safety - No objections to this proposal enforced by HSE. 

 
NEWTON ST CYRES PARISH COUNCIL - 11th July 2016 - No comment 
 

REPRESENTATIONS 
 
No letters of representation have been received at the time of writing the report. 
 
MATERIAL CONSIDERATIONS AND OBSERVATIONS 
 
COR18 establishes the principle of development within the open countryside and permits the provision of 
agricultural buildings. More specifically DM22 specifies that agricultural development will be permitted 
where: 
 
a) The development is reasonably necessary to support the farming activity on that farm or in the 

immediate agricultural community; 
b) The development is sensitively located to limit any adverse effects on the living conditions of local 

residents and is well-designed, respecting the character and appearance of the area; and 
c) The development will not have an unacceptable adverse impact on the environment. 
d) The development will not have an unacceptable traffic impact on the local road network. 
 
An assessment of the application scheme against these criteria is set out below: 
 
a) The current farm holding extends to 222.5 hectares across two family run farms- Shortacombe and 

Mill Farm. The milking herd is currently around 100 cows which are milked twice a day, additionally 
approximately 70 followers. The milking activities are carried out at Shortacombe with dry cows kept 
at Mill Farm. The farming activity also includes a beef rearing enterprise and some arable crops. The 
applicant has recently installed a new milking parlour which will enable them to expand the dairy 
herd to approximately 120 cows. The existing cubicle building is no longer fit for purpose due to both 
its size and deteriorating condition which has consistently raised issues during farm inspections. The 
proposed building will provide cubicle housing for the dairy herd adjacent to the new milking parlour 
and therefore will improve the efficiency of the diary process on the holding. Overall it is considered 
that the building is reasonably necessary to support the expansion and modernisation of this 
established farm holding.   

 
b) The building is located at the edge of the farm yard, adjacent to an existing agricultural building that 

has been adapted to provide the new milking parlour and collection yard for the holding. The farm is 
located on steeply sloping ground and the site has already been provided by a significant amount of 
infill. The design of the building utilises modern agricultural materials and is considered to be 
designed appropriately to function efficiently for livestock housing. The building will be visible from 
outside of the site, particularly views from the north. However it will be viewed in association with the 
existing farm yard development and furthermore, will be situated at a lower level than the buildings 
to the south. Therefore, whilst it is a large building, it is considered that it will sit comfortably within 
the landscape and would not cause harm to the character and appearance of the area.  

 
The nearest dwelling, apart from the farmhouse, is situated approximately 320m to the south east of the site. 
It is considered that the proposed building is located sufficient distance from neighbouring properties such 
that it would not have an adverse impact on the living conditions of any local residents.  
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c) The foul water and slurry resulting from the development will be directed to the existing dirty water 

catchment pit and slurry lagoon. The slurry will be spread on the arable land when required, as 
conditions allow. The surface water from the building will be collected in tanks and reused on the 
farm. The development is not considered to result in an adverse impact on the environment.  

 
d) The site is access is through the farm yard from the existing farm lane access which joins the 

highway to the south.  There are no changes proposed to the existing farm access. Given the 
relatively modest expansion of the milking herd, it is not anticipated that the development will result 
in a significant increase in traffic on the local highway network.  

 
CONDITIONS 
 
 
 1. The development hereby permitted shall be begun before the expiration of three years from the date 

of this permission. 
 
 2. The development hereby permitted shall be carried out in accordance with the approved plans listed in 

the schedule on the decision notice. 
 
 
REASONS FOR CONDITIONS 
 
 1. In accordance with the provisions of Section 51 of the Planning and Compulsory Purchase Act 2004. 
 
 2. For the avoidance of doubt and in the interests of proper planning. 
 
 
REASON FOR APPROVAL OF PERMISSION/GRANT OF CONSENT 
 
The application for the erection of an agricultural livestock building (832sqm) is considered to be supportable 
in policy terms. It is considered that the building is reasonably necessary to support the modernisation and 
expansion of the activity on the farm holding and will provide a purpose built, functional building to house the 
dairy herd. The overall design and siting of the building is considered to be acceptable. Whilst the building is 
large, it is situated adjacent to the existing farm buildings and it is not considered that it would have a 
significant impact on the visual amenity of the area. There are no concerns regarding the impact on the 
environment or the local highway network. On this basis, the proposal is considered to comply with the 
following policies: COR2 and COR18 of the Mid Devon Core Strategy (Local Plan Part 1), DM1, DM2 and 
DM22 of the Local Plan part 3 (Development Management Policies) and Government guidance in the 
National Planning Policy Framework. 
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Application No. 16/00564/FULL Plans List No. 4 

 
 
 
Grid Ref: 
 

283280 : 113411  
 
 
 
 
 
 
 

Applicant: Mr S Cole 
  
Location: Land at NGR 283282 

113369 (Menchine Farm) 
Nomansland Devon  

  
Proposal: Retention of an agricultural 

access track 
 
  
Date Valid: 12th May 2016 
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Application No. 16/00564/FULL 
 
 
RECOMMENDATION 
Grant permission subject to conditions. 
 
PROPOSED DEVELOPMENT 
 
The application has been submitted retrospectively and is for the retention of an agricultural access track at 
Menchine Farm just south of Nomansland Cross.  The track utilises an existing farm gate opening and 
follows a route of approximately 200 metres across agricultural fields terminating at the Menchine Farm AD 
complex. The width of the route is approximately 4.0 metres across the majority of its course, incorporating a 
passing bay, and formed from rolled stone and concrete. The route is shown on a block plan to support the 
application 
 
The applicant has submitted the following statements to support the application (email received 24/05): 
 
There was no hedge removal required at the lower end of the track next to the road.  The road access was 
already in existence by means of a single gate and some wooden rails.  The gate and rails were removed as 
most of the wood was rotten and required replacing.   Double field gates will be installed soon to secure the 
entrance once more.  Access to the north of the track required a small amount of bushes to be removed as 
the existing gap in the hedge was small and overgrown. The gap has been widened by approximately 4 
meters.  It is intended to plant a number of trees on the area of land between the track and the river Dalch 
near the road. 
 
The intention is that the track is used by tractors towing either trailers or tankers.  There is a block of land to 
the south of Menchine that will be supplying AD feedstock and animal feed to the farm as well as receiving 
digestate from the AD plant.  In the past tractors have used the field to access that land at harvest time 
when ground conditions allow.  The size and weight of vehicles will be the same as would otherwise use the 
main entrance onto the B3137 to access land to the south of Menchine via Nomansland. 
 
As mentioned above, it is intended that agricultural vehicles use the track to service the AD plant and supply 
animal feed to Menchine.  This will divert these vehicles away from the village and so reduce traffic through 
the village. 
 
Email 12/07: 
 
You may find it helpful to know what traffic has used the track to date.  So far there has been 810 tonnes of 
digestate exported to Upcott on 46 loads and 66 tonnes of grass imported on 5 loads.  This means that there 
have been 102 movements up and down the track since February that would have had to travel to and from 
the farm via Nomansland.  
 
Further plans were submitted (received on 31 May 2016) confirming the extent of visibility splays which are 
proposed as part of the application scheme, following consideration of comments submitted by the Highway 
Authority (refer to comments below). 
 
APPLICANT'S SUPPORTING INFORMATION 
 
None. 
 
PLANNING HISTORY 
 
10/00956/DCC County Matter application for erection of anaerobic digestion plant, ancillary equipment and 
associated works - REFUSAL OF PLANNING PERMISSION 15TH DECEMBER 2010 and subsequent 
appeal dismissed - This application was refused for 3 reasons, including the increase in traffic and resultant 
additional hazards that will be caused for existing highway users 
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12/01659/MFUL:  Erection of an Anaerobic Digestion Facility (APPEAL FOR NON DETERMINATION) - 
ALLOWED JULY 2013  
 
14/00575/MFUL:  Erection of an Anaerobic Digestion Facility (Revised Scheme) - this application was 
considered by committee on the 30th June and approved subject to10 conditions. 
 
14/01915/FUL: This application was submitted to vary the terms of condition 10 of planning approval 
14/00575/MFUL to allow for the installation of an Anaerobic Digestion facility with 1,000Kw installed 
capacity.  This application was subject to an appeal against non-determination, which was dismissed, and 
the Inspectors conclusions are set out below: 
 
13. The appellant's main argument is that the use of larger load sizes would enable the larger output to be 
achieved without significant additional traffic movements over and above those considered in the 2013 
appeal, notwithstanding that no consideration is given to the local amenity impact of using larger load sizes. 
Regardless, the appropriate comparison, in my view is with the current operation, the true impact of which 
will not be evident until the required crop rotations enable the plant feedstock to be sourced from within the 
6km radius zone. The 6km zone is also proposed to be used for the larger requirement, and the efficiency 
requirements required to keep the additional feedstock requirements to the projected 68.67% are no more 
than theoretical at this stage. Given that the larger load sizes are already in use, the addition feedstock 
requirement, and resultant digestate spreading, is likely to result in a proportionate increase in traffic 
movements on the rural lanes throughout the 6km zone. Failure to achieve the projected plant efficiency 
could result in up to a doubling of traffic by comparison with the current operation. Either scenario has the 
potential to significantly adversely affect local residential amenity in terms of noise and disturbance. 
 
14. From the evidence before me I am not satisfied that I could reasonably conclude that no such harm 
would arise. As such, varying the condition as proposed would conflict with policies DM1, DM2, DM5 and 
DM7 of the Mid-Devon Local Plan Part 3 Development Management Policies (LP). LP Policy DM5 promotes 
renewable and low carbon energy, and the promotion of renewable energy projects and tackling the effects 
of climate change are key Government objectives. However, as Local Plan Policy DM5 makes clear, 
adverse impacts must be satisfactorily addressed.  In my view the appeal proposal does not adequately 
address the potential for harm to local amenity. 
 
14/01887/FULL: Erection of extension to existing office premises (The cricket barn) and provision of 10 
additional parking spaces was permitted on 6th January 2014. 
 
15/00573/FULL: Erection of new building for processing digestate fibre in association with existing AD plant. 
This application remains pending consideration (following consideration at meetings on the 29.07.2015 and 
11.05.2106) and will be reported back to the Planning Committee at their meeting in September. 
 
DEVELOPMENT PLAN POLICIES 
 
Mid Devon Core Strategy (Local Plan 1) 
COR2 - Local Distinctiveness 
COR18 - Countryside 
 
Mid Devon Local Plan Part 3 (Development Management Policies) 
DM1 - Presumption in favour of sustainable development 
DM2 - High quality design 
 
CONSULTATIONS 

 
MORCHARD BISHOP PARISH COUNCIL - 7th June 2016 
No comment. 

 
CRUWYS MORCHARD PARISH COUNCIL - 13th June 2016  
Cruwys Morchard Parish Council at it's meeting on 9th June recommends refusal of the above application 
for the following reasons: 
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1. It cannot be termed "Retention of an agricultural track at Menchine Farm" as prior to February 2016 

it was previously a field gateway with land accessed infrequently.  Pictures show exactly what the 
field looked like prior to this track being put in. It was a field with a hedge between it and the river 
Dalch and was silaged last year. It should therefore be a request for Retrospective  Permission for 
an act already carried out. 

 
2. A track of this magnitude would be completely unnecessary to service the small amount of land at 

Menchine unless it is to be used to service the Anaerobic Digester. 
 
3. No details have been given relating to whether this is the case except that the Highway Authority 

have commented ' traffic generated by the AD plant would normally need to travel to the plant 
through the village and an access from the south will give the benefit of reduced movements through 
the residential elements of the village to the benefit of the residents'.  It is clear from this statement 
that the Highway Authority have no idea of the way that traffic operates in this village as the road 
from Nomansland crossroads down the hill to the access track and onto Puddington and Black Dog 
or vice versa is rarely used by the huge tractors and trailers as there are 8 houses, four on either 
side of this piece of road with no off road parking and hence insufficient width to accommodate such 
large vehicles between the parked cars. Therefore absolutely no gain to the village of Nomansland. 

 
4. Full details should be requested by the LPA about the exact use of this track. It is essential that all 

movements are monitored to and from it with the same kind of detail that was requested by the 
Appeal Inspector to ensure that there is no increase in the energy production breaching the 500kw 
allowed within the approved Planning Permission.    

 
5. There is concern that the fodder beet which appears to have been tilled to the south of Menchine is 

one of the reasons why the track has been built. There is a requirement from the Environment 
Authority for this to be washed prior to delivery to the AD plant.  This is currently done at Cleave 
Farm.  Without going through Nomansland how and where will this be carried out. We would request 
liaison with the Environment Authority regarding relevant permitting. 

 
6. Should this application be approved we would request that enforceable conditions are applied 

regarding the strict monitoring and recording of all movements to and from this entrance to 
Menchine. 

 
NORTH DEVON DISTRICT COUNCIL - 7th June 2016 - No observations 

 
TEMPLETON PARISH COUNCIL - 1st June 2016 
Templeton Parish Council does not have any objection to this access as it will help alleviate the amount of 
traffic having to access Menchine Farm main entrance and thus reducing the existing nuisance, noise and 
increased dangers to residents/pedestrians within Nomansland itself. 
 
However, we do wish to emphasise, that this new second access should not be allowed to accommodate 
suneptitious increased energy production via non monitored less visible feedstocUdigestate imports, or 
indeed for over laden vehicles in excess of the combined legal weight limit. This specific point has extreme 
relevance to our parish and surronding districts. 
 
We, therefore, respectfully remind offtcers of previous requests that have been made for modem technology 
data/traffic movement collection to be conditioned in specific regard to any new applications at Menchine 
Farm Nomansland which may facilitate or cause traffic movements trips to increase or energy production to 
breach the 500 kw maximum in accordance with the approved Planning Application. 

 
NATURAL ENGLAND - 25th May 2016 
No comments. 
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ENVIRONMENTAL HEALTH - 7th June 2016 - Contaminated Land - N/A 
Air Quality - N/A 
Environmental Permitting -N/A 
Drainage - No objections 
Noise & other nuisances - No objections 
Housing Standards - N/A 
Licensing - No comments 
Food Hygiene - N/A 
Private Water Supplies - N/A 
Health and Safety - No objections 

 
HIGHWAY AUTHORITY - 25th May 2016 
The Highway Authority has visited the site and given the traffic generated by the AD plant which would 
normally need to travel to the plant via the village. The access to the south will give benefit in reduced 
movements through the residential elements of the village to the benefit of the residents. 
 
The access will require improvements to the visibility to the south and the Highway Authority would 
recommend a condition for such given the likely increase in traffic from it onto the public highway in addition 
the access will need to be hard surfaced in a bound material,. No loose stones or chipping for 6.0m back 
from the edge of the carriageway, Tarmac is advised.   
 
The new surface should be formed with the carriageway so that the public highway drains to the existing 
gully at the southern point of the gateway. 
 
Recommendation: 
THE HEAD OF PLANNING, TRANSPORTATION AND ENVIRONMENT, ON BEHALF OF DEVON 
COUNTY COUNCIL, AS LOCAL HIGHWAY AUTHORITY, MAY WISH TO RECOMMEND CONDITIONS 
ON ANY GRANT OF PLANNING PERMISSION 
 
1. Visibility splays shall be provided, laid out and maintained for that purpose at the site access where the 
visibility splays provide intervisibility between any points on the X and Y axes at a height of 1.0 metres 
above the adjacent carriageway level and the distance back from the nearer edge of the carriageway of the 
public highway (identified as X) shall be 2.40 metres and the visibility distances along the nearer edge of the 
carriageway of the public highway (identified as Y) shall be 25.0 metres in a Northern 
direction and 33.0 metres in the other direction. 
 
REASON: To provide adequate visibility from and of emerging vehicles. 
 
2. The site access road shall be hardened, surfaced, drained and maintained thereafter to the satisfaction of 
the Local Planning Authority for a distance of not less than 6.0 metres back from its junction with the public 
highway 
 
REASON: To prevent mud and other debris being carried onto the public highway 
 
3. In accordance with details that shall previously have been submitted to, and approved by, the Local 
Planning Authority, provision shall be made within the site for the disposal of surface water so that none 
drains on to any County Highway 
 
REASON: In the interest of public safety and to prevent damage to the highway 
 

REPRESENTATIONS 
 
Five representations have been submitted, raising the following concerns/objections to the application 
scheme, and other comments regards the operation of the Menchine Farm/Edgeworthy Farm complexes 
which are set out separately. 
 
Clarification that the farm gate access was rarely used, and that this application is retrospective in nature 
The access track has been designed to carry larger agricultural type vehicles. 
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It is not considered that the access track is needed. 
Traffic movements to Menchine Farm and Edgworthy Farm through Nomansland remain high, and no 
evidence has been submitted to substantiate the claim that the application scheme will reduce trip levels 
passing through Nomansland. 
Residents are concerned that the use of this track will facilitate the delivery of additional feedstock 
(unmonitored) to the Menchine AD plant so that it can operate above the 500 Kw limit established by LPA 
ref: 14/00575/MFUL. 
 
In addition some local residents remain concerned at the amount of Fodder Beet stored at Cleave Farm and 
Sileage at Edgeworthy, and are concerned about it being moved to Menchine Farm. 
 
MATERIAL CONSIDERATIONS AND OBSERVATIONS 
 
The main determining factors in this application are: 
 
1. Policy 
2. Transportation impacts 
3.  Visual amenity / Ecological impacts 
4. Impact on amenity of residents 
 
1. Policy 
 
The site is an in the open countryside.  Local (COR18) and national planning policies make clear that new 
development in the countryside should be strictly controlled.  However, there is scope for essential 
agricultural development and development which supports the rural economy.  
 
The applicant has confirmed that the track will be used to manage vehicular trips arriving and departing from 
the Menchine Farm complex, as an alternative to the principal access off of the B3137. As stated above 
since the access track has been laid, it has been used to manage the movement of feedstock to the AD 
plant and the movement of digestate away from AD plant, totalling 102 journeys. Policy DM22 and DM20 
would provide policy support for the proposed scheme if the relevant criteria can be satisfied.  
 
DM20: 
 
a) The development is reasonably necessary to support farming activity on that farm or in the 

immediate agricultural community; 
b) The development is sensitively located to limit any adverse effects on the living conditions of local 

residents and is well-designed, respecting the character and appearance of the area; and 
c) The development will not have an unacceptable adverse impact on the environment. 
d) The development will not have an unacceptable traffic impact on the local road network be permitted 

given the contribution agriculture makes to the character of the countryside and the necessity for 
such development to be located in rural locations.   

 
DM22: In countryside locations, planning permission will be granted for new build employment development 
or expansion of existing businesses, provided that the development is of an appropriate use and scale for its 
location. Proposals must demonstrate that: 
a) The development would not lead to an unacceptable impact on the local road network; 
b) There would not be an unacceptable adverse impact to the character and appearance of the countryside; 
and 
c) There are insufficient suitable sites or premises in the immediate area to meet the needs of the proposal. 
 
The first part of the policy assessment relates to concluding whether or not there is a need for the scheme of 
development as it has been undertaken. Vehicles arriving and departing the site have historically accessed it 
from the B3137 with the farm gate access providing access for farm vehicles and used very infrequently. 
Although it can be concluded that there is not an overriding need to retain the access track in situ, it does 
serve a purpose in terms of keeping some traffic off the B3042 and passing through Nomansland.  
 
As set out above some local residents are suspicious that the newly formed entrance will enable the AD 
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plant to operate over and above the terms established by the relevant planning permission. Clearly 
irrespective of whether permission in granted to retain this track and formalisation of the access, the terms of 
condition 7 (as set out below) remaining binding. 
 
7.      The operator of the development hereby approved shall keep records to include the number of 
vehicles which enter or leave the site associated with the operation hereby approved. These records shall 
include the size, type and load details, as well as the vehicles point of origin or destination. These records 
shall be made available to the local planning authority on request. 
 
The applicant has submitted records for the first and second quarters of 2016 in response to the ongoing 
monitoring required by Condition 7, and this submission regime will continue. If members resolve to approve 
this retrospective application, these records shall be required to distinguish between vehicles arriving and 
departing from the access from B3042 and from the newly created southern access, in order to ensure these 
records remain robust in terms of providing a check that the AD plant is being operated in accordance with 
the approved details (i.e. 500 Kw output).  
 
2. Highway safety 
 
The Highway Authority have made comments regards the inadequacy of the visibility available for drivers of 
vehicles leaving the site. The applicant has submitted a section plan which overlays the required visibility 
splay requirement and which proves that it is achievable in terms of the applicants land ownership and could 
be provided following some remedial works to current vegetation / hedgerow on the highway verge, 
replacing the old fence with a traditional Devon bank. 
 
On the basis of achieving the visibility splays the Highway Authority raises no concerns in terms of highway 
safety impacts of the access continued and ongoing use, and therefore there are no clearly defined 
objections to the application in terms of applying policy COR9, DM20(d) and DM22(a). 
 
3. Visual Amenity / Ecological Impacts 
 
The length of hedgerow included within the scope of the visibility splay is approximately 33.0 metres  in a 
southerly direction and 25.0 metres in a northerly direction back to Nomansland.  Further details of the new 
highway boundary will be secured as a conditional requirement should members approve this application. 
The applicant has stated these new planting and landscaping works could be completed in the next planting 
season starting in October 2016. 
 
The access track itself is visually contained within the site, with no significant change in land levels and 
whilst the track is visually identifiable across the field pattern, it remains rural in character and similar to 
many other farms tracks across the district. 
 
In summary, subject to details to be provided by condition in terms of the landscaping works to 
accommodate the visibility splays, overall the retention of the newly formed access and track are not 
considered to result in an unacceptable visual impact, and therefore there are no clearly defined objections 
to the application in terms of applying policy COR9, DM20 (b/c), DM22 (b) and DM2 of the Local Plan part 3 
(Development Management Policies) and COR2 of the Mid Devon Core Strategy (Local Plan Part 1). 
  
Given the overall scope of the alteration to the hedgerow particularly in terms of the overall length of the 
hedgerow and its current condition, it is considered unlikely that the proposal will have a significant impact 
on the habitat potential at the site. Notwithstanding this the applicant will be advised of their duty under the 
Habitats and Species regulations by way of an informative note. The applicant will be reminded of the 
requirements of the Wildlife Act in terms of carrying out these works. 
 
4. Residential Amenity Impacts 
 
Whilst some local residents remain concerned about the ongoing level of traffic passing through 
Nomansland associated with the operation of the AD plant (as referred above), the newly formed access 
and route should not directly result in any increase the level of traffic on the network, but just allowing for a 
reassignment of some traffic to other part of the network. 
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In summary therefore there are no clearly defined objections to the application in terms of applying policy, 
DM22(b) of the Local Plan part 3 (Development Management Policies) 
 
Conclusion 
 
Whilst local stakeholders continue to raise concerns regarding further development at Menchine Farm, for 
the reasons given above, the proposals for which retrospective planning permission is sought is considered 
to comply with the relevant policies of the adopted Development Plan, and therefore approval is 
recommended subject to the conditions as set out.  
 
CONDITIONS 
 
 
 1. The development hereby permitted shall be begun before the expiration of three years from the date 

of this permission. 
 
 2. The development hereby permitted shall be carried out in accordance with the approved plans listed in 

the schedule on the decision notice. 
 
 3. Within 2 months of the date on this decision notice the visibility splays as shown on the visibility splay 

plan hereby approved shall be completed in accordance with the details set out on that plan. Within 5 
months of the date on this decision notice a schedule of new planting and landscaping to the boundary 
of the site with the newly formed visibility splays shall be submitted to and approved in writing by the 
local planning authority. The approved details shall be implemented by 3rd December 2016 and 
maintained as such thereafter. 

 
 4. Within 3 months of the date of this decision the site access road shall be hardened, surfaced, drained 

and maintained thereafter to the satisfaction of the Local Planning Authority for a distance of not less 
than 6.0 metres back from its junction with the public highway. 

 
 5. In accordance with details that shall previously have been submitted to, and approved by the Local 

Planning Authority, provision shall be made within the site for the disposal of surface water so that 
none drains on to any County Highway.  These details shall be submitted to and approved in writing 
by the Local Planning Authority, and implemented in accordance with the approved details, within 3 
months of the date of this decision. 

 
 6. As part of the completion of the records to satisfy condition 7 pursuant to planning permission ref: 

14/00575/MFUL the number of vehicles which enter or leave the site via the access hereby approved 
shall be recorded separately from those vehicles which enter or leave the site via the access via the 
B3137. These records shall be made available to the local planning authority on request. 

 
 
REASONS FOR CONDITIONS 
 
 1. In accordance with the provisions of Section 51 of the Planning and Compulsory Purchase Act 2004. 
 
 2. For the avoidance of doubt and in the interests of proper planning. 
 
 3. In the interest of retaining the character and appearance of the area in accordance with policy COR2 

of the Mid Devon Core Strategy (Local Plan Part 1). 
 
 4. To prevent mud and other debris being carried onto the public highway. 
 
 5. In the interest of public safety and to prevent damage to the highway. 
 
 6. To ensure that the AD plant approved under LPA ref: 14/00575/MFUL continues to operate in 

accordance with the approved details which allow an energy output of 500Kw installed capacity. 
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INFORMATIVE NOTE 
 
 1. The applicant is reminded of his responsibilities under the Wildlife and Countryside Act 1981, the 

Conservation of Habitats and Species Regulations 2010, the Countryside and Rights of Way Act 
2000, the Hedgerows Regulations 1997. An offence may be committed if protected species or 
habitats are impacted upon as a result of the proposed works. 

 
 
REASON FOR APPROVAL OF PERMISSION/GRANT OF CONSENT 
 
The application is for the retention of an agricultural access track at Menchine Farm just south of 
Nomansland Cross.  The track utilises an existing farm gate opening and follows a route of approximately 
200 metres across agricultural fields terminating at the Menchine Farm AD complex, and is considered to be 
supportable in planning policy terms. The scope of the proposals will include improved visibility at the 
junction with the public highway, which will require further remedial landscape works. Overall the visual 
impact of the proposals (the track and the access) is not considered to be detrimental to the visual amenities 
or character of the area, and with the improved visibility arrangements the Highway Authority are supportive 
of the highway safety concerns. The use of the track will be monitored as part of the overall controls 
regarding the ongoing operation of the AD complex in terms of vehicles arriving and departing. Overall the 
proposal is considered to be supportable in  accordance with policies COR2 and COR18 of the Mid Devon 
Core Strategy (Local Plan Part 1), DM1, DM2, DM20 and DM22 of the Local Plan part 3 (Development 
Management Policies) and government guidance in the National Planning Policy Framework. 
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Application No. 16/00693/MOUT Plans List No. 5 

 
 
 
Grid Ref: 
 

310280 : 114261  
 
 
 
 
 
 
 

Applicant: Mr A Lehner 
  
Location: Land at NGR 310280 

114261 Hunters Hill 
Culmstock Devon 

  
Proposal: Outline for the erection 

of 13 dwellings 
 
  
Date Valid: 10th May 2016 
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Application No. 16/00693/MOUT 
 
 
 
RECOMMENDATION 
Grant subject to conditions and S106 in respect of: 
 

1. Provision of 4 affordable dwellings (2 x 2 bed and 2 x 3 bed) on site; 
2. A financial contribution of £15,665 towards Phase 2 of the improvements to Culmstock 

Playing Fields; and 
3. A financial contribution of £41,744 towards additional secondary education infrastructure 

and secondary education transport costs 
This is a major development and a departure from the policies in the local Plan 

 
 
PROPOSED DEVELOPMENT 
 
The application seeks outline permission for the erection of 13 dwellings (9 market and 4 affordable) on 0.76 
hectares of agricultural and to the north of Hunter's Way, Culmstock.  Access, scale and layout are to be 
determined under this application with appearance and landscaping being reserved to be determined at a 
later date under a reserved matter application. 
 
The majority of the site is proposed to be allocated in the emerging Mid Devon Local Plan Review under 
Policy CL2 for 10 dwellings with 30% affordable housing.  The policy text refers to the site area as being 0.4 
hectares, whereas the policy map shows an area of 0.59 hectares.  The allocation was "released" for 
development following a Cabinet decision on 7th August 2015 to bring forward several emerging local plan 
allocations from later in the plan period in order to increase housing land supply. 
 
A slightly larger development is proposed to increase the viability of the site and to provide a better layout.  
The proposal includes an additional affordable dwelling over and above the 3 dwellings that would have 
been provided on the smaller allocation.  The site is part of a sloping field that rises to the north and east 
from a point in the south west corner from which the access will be provided.  There is no demarcation 
between the site and the remainder of the field and the allocation boundary is not evident on site. 
 
The proposal is to provide 1 x 5 bed market house, 6 x 4 bed market houses, 2 x 3 bed market bungalows, 2 
x 3 bed affordable houses and 2 x 2 bed affordable houses.  Each dwelling is to have 2 parking spaces and 
private amenity space.   
 
Access is to be via Hunter's Hill with the access road proposed to be adopted up to a turning head and 3 
dwellings to be accessed via a private drive off the turning head.  The boundary hedge to Hunter's Hill is to 
be retained.  The application also provides for improved pedestrian facilities including a pedestrian crossing 
to the footpath serving the play area opposite. 
 
A SUDS system will be provided for surface water drainage. 
 
APPLICANT'S SUPPORTING INFORMATION 
 
Planning statement incorporating design and access and affordable housing statements 
Flood risk assessment and drainage strategy report 
Infiltration SUDS report and additional information 
Preliminary ecological appraisal 
Tree schedule, impact assessment and arboricultural method statements 
Results of archaeological trench evaluation 
 
Further information - Landscape Assessment 
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PLANNING HISTORY 
None. 
 
DEVELOPMENT PLAN POLICIES 
 
Mid Devon Core Strategy (Local Plan 1) 
COR1 - Sustainable Communities 
COR2 - Local Distinctiveness 
COR3 - Meeting Housing Needs 
COR9 - Access 
COR11 - Flooding 
COR17 - Villages 
COR18 - Countryside 
 
Mid Devon Allocations and Infrastructure Development Plan (Local Plan 2) 
AL/DE/3 - Affordable Housing Site Target 
AL/DE/5 - Inclusive Design and Layout 
AL/IN/3 - Public Open Space 
AL/IN/5 - Education Provision 
 
Mid Devon Local Plan Part 3 (Development Management Policies) 
DM1 - Presumption in favour of sustainable development 
DM2 - High quality design 
DM7 - Pollution 
DM8 - Parking 
DM29 - Protected landscapes 
DM14 - Design of housing 
 
CONSULTATIONS 

 
CULMSTOCK PARISH COUNCIL - 16th June 2016 
Thank you for granting an extension on the time for response regarding the above application.   
 
The Parish Council has a number of concerns regarding the application, and wish to draw your attention to 
the comments below: 
 
Has the sewage system and possible negative effects been considered? 
Is there sufficient drainage to cope with rain and surface water run off?  
Has the capacity of the school and pre-school been looked at? The proposal indicates that 13 households 
will only add 3.25 new primary school children.  The Parish Council is unsure how this figure has been 
arrived at. 
There are strong concerns regarding the impact increased traffic and speed.  The suggested number of 
houses will inevitably bring a significant increase in the number of vehicles passing the school.  
The development being considered is just outside of the village boundary on an allocated site.  With 
reference to the recent Housing Needs Survey, which the district council are now in receipt of, this indicates 
a need for 8 affordable homes, and this proposal includes only 4 affordable homes.  
The area planned is 30% greater than that within the MDDC Local Plan which indicates ten homes.   
The Parish Council request that a Landscape and Visual Impact Statement is provided if permitted at Outline 
as part of any reserve matters.   
 

HIGHWAY AUTHORITY - 24th May 2016 
Observations: 
The Highway Authority has visited the site and has no objections in principle. The development will be 
subject to APC and the applicant is encouraged to enter a section 38 highway agreement for the adoption of 
the works. The Highway Authority will seek the appropriate visibility splays as indicated on plan 15.47.01 
which should be conditioned for its access location, visibility splays, road type, parking, layout and Turning 
facilities. The Highway Authority would also seek off site highway works for the provision of tactile crossings 
on the existing footway network and the provision of an improved pedestrian crossing to the footpath serving 



AGENDA 

the play area in order to relocate it away from road gullies or the redesign of the drainage to achieve the 
same improvement. The Local Planning Authority may wish to seek the comment/support of the local parish 
council to the footpath realignment without which the drainage design will be the only option. 
 
Recommendation: 
THE HEAD OF PLANNING, TRANSPORTATION AND ENVIRONMENT, ON BEHALF OF DEVON 
COUNTY COUNCIL, AS LOCAL HIGHWAY AUTHORITY, MAY WISH TO RECOMMEND CONDITIONS 
ON ANY GRANT OF PLANNING PERMISSION 
 
1. The proposed estate road, footways, footpaths, verges, junctions, street lighting, sewers, drains, retaining 
walls, service routes, surface water outfall, road maintenance/vehicle overhang margins, embankments, 
visibility splays, accesses, car parking and street furniture shall be constructed and laid out in accordance 
with details to be approved by the Local Planning Authority in writing before their construction begins, For 
this purpose, plans and sections indicating, as appropriate, the design, layout, levels, gradients, materials 
and method of construction shall be submitted to the Local Planning Authority. 
 
REASON: To ensure that adequate information is available for the proper consideration of the detailed 
proposals. 
 
2. The occupation of any dwelling in an agreed phase of the development shall not take place until the 
following works have been carried out to the written satisfaction of the Local Planning Authority: 
A) The cul-de-sac carriageway including the vehicle turning head within that phase shall have been laid out, 
kerbed, drained and constructed up to and including base course level, the ironwork set to base course level 
and the sewers, manholes and service crossings completed; 
B) The cul-de-sac footways and footpaths which provide that dwelling with direct pedestrian routes to an 
existing highway maintainable at public expense have been constructed up to and including base course 
level; 
C) The cul-de-sac visibility splays have been laid out to their final level;  
D) The street lighting for the main road, cul-de-sac and footpaths has been erected and is operational; 
E) The car parking and any other vehicular access facility required for the dwelling by this permission 
has/have been completed; 
F) The verge and service margin and vehicle crossing on the road frontage of the dwelling have been 
completed with the highway boundary properly defined; 
G) The street nameplates for the cul-de-sac have been provided and erected. 
 
REASON: To ensure that adequate access and associated facilities are available for the traffic attracted to 
the site. 
 
3. Within twelve months of the first occupation of the first dwelling in an agreed phase of the development, 
all roads, footways, footpaths, drainage, statutory undertakers' mains and apparatus, junction, access, 
retaining wall and visibility splay works shall be completed to the written satisfaction of the Local Planning 
Authority. 
 
REASON: To ensure that the access arrangements are completed within a reasonable time in the interests 
of safety and the amenity of residents  
 
4. No development shall take place until a surface water drainage scheme has been submitted to and 
approved in writing by the Local Planning Authority. Unless it is demonstrated that it is unfeasible to do so, 
the scheme shall use appropriate Sustainable Urban Drainage Systems. The drainage scheme shall be 
designed so that there is no increase in the rate of surface water runoff from the site resulting from the 
development and so that storm water flows are attenuated. The development shall be carried out in 
accordance with the approved scheme. 
 
REASON: To protect water quality and minimise flood risk in accordance with Flood Management Act. 
 
5. Off-Site Highway Works No occupation of the development shall take place on site until the off-site 
highway works for the installation of tactile paving at the road crossings between the site and Prescott road, 
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and improved crossing between the site and the footpath leading to the play area have been approved in 
writing by the Local Planning Authority and have been constructed and made available for use. 
 
REASON: To minimise the impact of the development on the highway network in accordance with 
Paragraph 32 of NPPF 

 
LEAD LOCAL FLOOD AUTHORITY - 14th July 2016  
Following my previous correspondence (FRM/2016/638, dated 31st May 2016), the applicant has submitted 
additional information in respect of the surface water drainage aspects of the above application, for which I 
am grateful. 
 
The applicant has submitted a Spring Design Response to Devon County Council Comments Document 
(Report Ref. -, Rev. -, dated -) which confirms the presence of a well-defined ditch along the site's southern 
boundary, which is acceptable. 
 
Furthermore, an Infiltration SuDS GeoReport Document (Report Ref. GR_214060/1, Rev. -, dated 27th June 
2016) has been submitted, which shows that the use of infiltration devices is likely to be feasible on this site, 
although this will need to be confirmed with percolation tests conducted in accordance with BRE Digest 365 
Soakaway Design (2007). However, these tests can be secured by a pre-commencement planning condition 
at a later date. 
 
At the detailed design stage, the applicant will also be required to conduct a thorough assessment to ensure 
that infiltrating water will not raise groundwater levels, be evacuated further downslope, or destabilise the 
slope itself. If this assessment demonstrates that infiltration is not a viable means of disposing of surface 
water on this site, an alternative drainage strategy should be proposed. 
 
The applicant has also revised down the maximum off-site discharge rate from 5 l/s to 2 l/s, which is 
acceptable because it represents betterment over current greenfield conditions. 
 
The Drainage Strategy Plan (Drawing No. 2185/500, Rev. A, dated April 2016), also shows that the 
proposed surface water drainage management system has now been designed to the 1 in 100 year (+40% 
allowance for climate change) rainfall event, which is acceptable. 
 
The one remaining issue is that although the aforementioned plan now shows the incorporation of an 
attenuation pond, which will provide the required benefits to water 2 quality, public amenity and biodiversity, 
we have concerns about its location within 
what appears to be the curtilage of Plot 13. 
 

LEAD LOCAL FLOOD AUTHORITY - 1st June 2016  
At this stage, we object to this planning application because we do not believe it satisfactorily conforms to 
Policy DM2, specifically part (f), of the Mid Devon Local Plan (Part 3) (Development Management Policies), 
which requires developments to include sustainable drainage systems. The applicant will therefore be 
required to submit additional information, as outlined below, to demonstrate that all aspects of the surface 
water drainage management plan have been considered. 
 
Section 2.5 of the Flood Risk Assessment and Drainage Strategy Report (Report Ref. FRA01, Rev. -, dated 
April 2016) states that there is an existing ditch which runs along the site's southern boundary, which then 
flows into a culverted watercourse. However, I am unable to confirm the presence of this ditch and culvert on 
our mapping system, so the applicant will be required to submit additional information to demonstrate that 
these are not isolated features which do not drain anywhere. 
 
Section 2.11 of the aforementioned document states that infiltration testing will be carried out on the site at a 
later stage. However, at this outline stage, the applicant must complete a desktop study, using geological 
mapping tools, to determine whether it would be feasible in-principle to dispose of surface water by means 
of infiltration on this site, which is at the top of the drainage hierarchy. 
 
The applicant should also note that where infiltration is not used, long-term storage must be provided to 
store the additional volume of runoff caused by the increase in impermeable area, which is in addition to the 
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attenuation storage required to address the greenfield runoff rates. Long-term storage should therefore be 
included within the surface water drainage management plan to ensure that each element is appropriately 
sized, and this should discharge at a rate not exceeding 2 litres/second/hectare. 
 
Section 6.8 of the aforementioned document proposes an off-site discharge rate of 5 l/s. However, on small 
sites where the greenfield runoff rates are very low, we still wish to see discharge rates as close as possible 
to the greenfield performance, whilst also ensuring that a maintainable control structure can be provided. 
This is due to the fact that modern control structures can now facilitate discharge rates lower than 5 l/s, and 
as a result the minimum 5 l/s discharge rate recommendation is being phased out of national best-practice. 
 
Sections 6.11, 6.12 and 6.13 of the aforementioned document propose a climate change uplift of 30% to the 
peak rainfall intensity used in the calculations for this site's surface water drainage management plan. 
However, in accordance with the new Flood Risk Assessments: Climate Change Allowances document 
(dated 19th February 2016), issued by central government, both the central and upper end allowances for 
climate change, as outlined in Table 2 of the aforementioned document, should be assessed to understand 
the range of impact from rainfall. The applicant should note that in this instance we would require the upper 
end allowance of 40% to be used. 
 
Section 6.13 of the aforementioned document states that the attenuation storage above the 1 in 30 year 
rainfall event will be provided using attenuation storage tanks. However, these underground crates cannot 
be considered as a truly sustainable means of drainage because they do not provide the required water 
quality, public amenity and biodiversity benefits, which are some of the underpinning principles of SuDS. 
Consequently, above-ground attenuation features should be utilised unless the applicant can robustly 
demonstrate that they are not feasible; in almost all cases, above- and below-ground features can be used 
in combination where development area is limited. 
 
I would also note that Appendix B of the aforementioned document does not present the entire Drainage 
Strategy Plan; it has been formatted incorrectly, meaning only part of the site is presented. The applicant will 
therefore be required to provide a copy of this document which shows the entire site. 
 
The applicant will also be required to submit an outline operation and maintenance plan and timetable for 
the proposed surface water drainage management system to demonstrate that all components will remain 
fully operational throughout the lifetime of the development. 

 
ENVIRONMENT AGENCY - 18th May 2016 
Thank you for your email. However we should not have been consulted on this application. 
  
The site lies within Flood Zone 1. We advise that we have no comment to make on this application and 
recommend that you consult ****, the Lead Local Flood Authority, on the proposal.   
 
As you will be aware, following revisions to the Development Management Procedure Order (DMPO), from 
15 April 2015 the Environment Agency is no longer a Statutory Consultee for matters relating to surface 
water drainage; we do however remain a statutory consultee for developments within Critical Drainage 
Areas (CDAs). Further guidance on when to consult us can be viewed on our Flood Risk Standing Advice 
via the following link:  https://www.gov.uk/flood-risk-assessment-local-planning-authorities  
 

 
DEVON COUNTY EDUCATION - 12th May 2016 
Regarding the above planning application, Devon County Council would need to request an education 
contribution to mitigate its impact. 
 
The proposed 13 family-type dwellings will generate an additional 3.25 primary pupils and 1.95 secondary 
pupils. 
 
There is currently capacity at the nearest primary for the number of pupils likely to be generated by the 
proposed development. Devon County Council will however seek a contribution towards additional 
education infrastructure at the local secondary school that serves the address of the proposed development. 
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The contribution sought is £35,569 (based on the current DfE extension rate of £18,241 per pupil) which will 
be used to provide education facilities for those living in the development. 
 
We would also require a contribution towards secondary school transport costs due to the development 
being further than 2.25 miles from Uffculme school. The costs required are as follows: - 
 
2.00 secondary pupils 
£6.50 per day x 190 academic days x 5 years = £6,175 
 
In addition to the contribution figures quoted above, the County Council would wish to recover legal costs 
incurred as a result of the preparation and completion of the Agreement.  Legal costs are not expected to 
exceed £500.00 where the agreement relates solely to the education contribution.  However, if the 
agreement involves other issues or if the matter becomes protracted, the legal costs are likely to be in 
excess of this sum. 
 

HISTORIC ENVIRONMENT SERVICE - 19th May 2016 
I refer to the above application and your recent consultation.  Assessment of the Historic Environment 
Record (HER) and the details of the archaeological field evaluation of the site submitted by the applicant in 
support of this application do not suggest that the scale and situation of this development will have an 
impact upon any heritage assets with archaeological interest. 
 
The Historic Environment Team therefore has no comments to make on this planning application. 
 

DEVON, CORNWALL & DORSET POLICE - 16th May 2016  
The Police have no concerns in relation to the design layout, in fact the site is ideal for Secure By Design 
Gold. 
This would mean that the developer could follow the SBD process and know he was complying with building 
regulations (DocQ) 

 
HOUSING ENABLING & BUSINESS SUPPORT MANAGER - 10th May 2016 - Housing Needs Report. 

 
FORWARD PLANNING - 25th May 2016 
 
Policy Context 
Core Strategy (adopted 2007) 
Policy COR3 'Meeting Housing Needs' requires the provision of approximately 6,800 dwellings across the 
plan period of 2006-2026. 
Policy COR17 'Villages' - that within a defined list of villages development will be limited to minor proposals 
within defined settlement limits and to allocations for affordable housing. 
 
Policy COR18 'Countryside' states that development outside the defined settlements will be strictly 
controlled, and that residential development will be limited to affordable housing to meet local needs, gypsy 
accommodation, essential accommodation for rural workers and ancillary accommodation. 
 
Allocations and Infrastructure Development Plan Document (adopted 2010) 
Policy AL/CL/2 'Culmstock, Hunters Hill' allocates a site of 0.4 hectares at Hunter's Hill, Culmstock for the 
provision of 10 affordable dwellings. 
 
Local Plan Review 2013-2033 Proposed Submission (published February 2015) 
Policy CL2 'Hunter's Hill, Culmstock' allocates a site of 0.4 hectares at Hunter's Hill, Culmstock for 10 
dwellings with 30% affordable housing. 
 
Principle of development 
The proposal is the for the erection of 13 dwellings on a greenfield site on the edge of the village of 
Culmstock.  Under adopted Local Plan policy the site is allocated for 10 affordable dwellings with an area of 
0.4 hectares which is adjacent to but outside the defined settlement limit.  The site has not been developed 
for affordable dwellings since it was allocated in 2010.   
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The district has been preparing a new Local Plan which once adopted will supersede the three parts of the 
existing plan.  The new plan, the Local Plan Review covers the period 2013-2033 and proposes additional 
housing allocations to address the need arising over the new plan period.  The proposed submission version 
of the plan makes a proposed allocation at Hunters Hill for a mixture of market and affordable dwellings, 
being 10 in total.  This change towards mixed market/affordable allocations in villages represents a different 
strategy from that set out in the existing adopted plan.   
 
The National Planning Policy Framework states that decision-takers may give weight to the relevant policies 
in emerging plans according to the stage of preparation of the emerging plan (the more advanced the 
preparation the greater the weight) and the extent to which there are unresolved objections.  The site (and 
others) were subject to a report to the Council's Cabinet on 7 August 2015 which recommended that due to 
the relatively advanced stage of the plan's preparation and the absence of any objections to the relevant 
allocation policy CL2, that planning applications should be requested on this site.  Cabinet approved the 
report and subsequently the landowners were notified that development was now acceptable in principle, 
subject to the relevant planning considerations.  The application proposal therefore has the support of 
emerging planning policy and is acceptable in principle. 
 
The application proposal is however on a site area of 0.76 hectares and is larger than the area proposed to 
be allocated for development in the emerging local plan.  Section 38(6) of the Planning and Compulsory 
Purchase Act 2004 states that decisions must be taken in accordance with the development plan unless 
material considerations indicate otherwise.  The Forward Planning team has had extensive input into pre-
application discussions with the applicant and case officer regarding the larger area proposal and the 
particular constraints of the site.  The site's topography and its determining impact on layout, additional 
affordable housing provision to be made (above the policy requirement) and uncertainty over the viability of 
developing only the allocated 0.4 hectare parcel are all material to the application and weigh in favour of 
supporting the application as proposed.  
 
Conclusion 
The principle of developing the site for a mixture of market and affordable dwellings has the support of 
emerging planning policy.  Extending beyond the extent of the allocation does not have policy support 
though there are material considerations to be taken into account which weigh in favour of approving the 
application.  It is recommended that subject to usual planning considerations, the application should be 
approved. 

 
NATURAL ENGLAND - 23rd May 2016  
Natural England is a non-departmental public body. Our statutory purpose is to ensure that the natural 
environment is conserved, enhanced, and managed for the benefit of present and future generations, 
thereby contributing to sustainable development.  The Wildlife and Countryside Act 1981 (as amended). 
 
The Conservation of Habitats and Species Regulations 2010 (as amended) The National Park and Access 
to the Countryside Act 1949 Natural England's comments in relation to this application are provided in the 
following sections. 
 
Statutory nature conservation sites - no objection. 
 
Based upon the information provided, Natural England advises the Council that the proposal is unlikely to 
affect any statutorily protected sites. 
 
Protected landscapes 
The proposed development is for a site within or close to a nationally designated landscape namely 
Blackdown Hills AONB. Natural England advises that the planning authority uses national and local policies, 
together with local landscape expertise and information to determine the proposal. The policy and statutory 
framework to guide your decision and the role of local advice are explained below. 
 
Your decision should be guided by paragraph 115 of the National Planning Policy Framework which gives 
the highest status of protection for the 'landscape and scenic beauty' of AONBs and National Parks. For 
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major development proposals paragraph 116 sets out criteria to determine whether the development should 
exceptionally be permitted within the designated landscape. 
 
Alongside national policy you should also apply landscape policies set out in your development plan, or 
appropriate saved policies. 
 
Natural England considers that this development is likely to affect landscape character in this locality. We 
advise you include a landscape and visual impact assessment. Such an assessment should be based on 
good practice guidelines such as those produced jointly by the Landscape Institute/Institute of 
Environmental Assessment 20021. Landscape character assessment (LCA) provides a sound basis for 
guiding, informing and understanding the ability of any location to accommodate change, and to make 
positive proposals for conserving, enhancing or regenerating character, as detailed proposals are 
developed. 
 
We also advise that you consult the relevant AONB Partnership or Conservation Board. Their knowledge of 
the site and its wider landscape setting, together with the aims and objectives of the AONB's statutory 
management plan, will be a valuable contribution to the planning decision. 
 
The statutory purpose of the AONB is to conserve and enhance the area's natural beauty. You should 
assess the application carefully as to whether the proposed development would have a significant impact on 
or harm that statutory purpose. Relevant to this is the duty on public bodies to 'have regard' for that statutory 
purpose in carrying out their functions (S85 of the Countryside and Rights of Way Act, 2000). The Planning 
Practice Guidance confirms that this duty also applies to proposals outside the designated area but 
impacting on its natural beauty. 
 
Protected species 
We have not assessed this application and associated documents for impacts on protected species. 

 

 
ENVIRONMENTAL HEALTH - 23rd May 2016 
Contaminated Land - See attached below 
Air Quality - no objection to these proposals  
Environmental Permitting - N/A 
Drainage - no objections to these proposals 
Noise & other nuisances - no objections to these proposals 
Housing Standards - no objections to these proposals 
Licensing - Not applicable 
Food Hygiene - N/A 
Private Water Supplies - Not applicable 
Health and Safety I have no objections to this proposal enforced by HSE 
 
CONTAMINATED  LAND 
The following will be required: 
 
1. Site Characterisation  
An investigation and risk assessment, in addition to any assessment provided with the planning application, 
must be completed in accordance with a scheme to assess the nature and extent of any contamination on 
the site, whether or not it originates on the site. The contents of the scheme are subject to the approval in 
writing of the Local Planning Authority. The investigation and risk assessment must be undertaken by 
competent persons and a written report of the findings must be produced. The written report is subject to the 
approval in writing of the Local Planning Authority. The report of the findings must include:  
 
(i) a survey of the extent, scale and nature of contamination;  
 
(ii) an assessment of the potential risks to:  
 
 human health,  
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property (existing or proposed) including buildings, crops, livestock, pets, woodland and service lines and 
pipes,  
 
adjoining land,  
 
groundwaters and surface waters,  
 
ecological systems,  
 
archeological sites and ancient monuments;  
 
(iii) an appraisal of remedial options, and proposal of the preferred option(s).  
 
This must be conducted in accordance with DEFRA and the Environment Agency's 'Model Procedures for 
the Management of Land Contamination, CLR 11'.  
 
2. Submission of Remediation Scheme  
A detailed remediation scheme to bring the site to a condition suitable for the intended use by removing 
unacceptable risks to human health, buildings and other property and the natural and historical environment 
must be prepared, and is subject to the approval in writing of the Local Planning Authority. The scheme must 
include all works to be undertaken, proposed remediation objectives and remediation criteria, timetable of 
works and site management procedures. The scheme must ensure that the site will not qualify as 
contaminated land under Part 2A of the Environmental Protection Act 1990 in relation to the intended use of 
the land after remediation.  
 
3. Implementation of Approved Remediation Scheme  
The approved remediation scheme must be carried out in accordance with its terms prior to the 
commencement of development other than that required to carry out remediation, unless otherwise agreed 
in writing by the Local Planning Authority. 
  
The Local Planning Authority must be given two weeks written notification of commencement of the 
remediation scheme works.  
Following completion of measures identified in the approved remediation scheme, a verification report that 
demonstrates the effectiveness of the remediation carried out must be produced, and is subject to the 
approval in writing of the Local Planning Authority.  
 
4. Reporting of Unexpected Contamination  
In the event that contamination is found at any time when carrying out the approved development that was 
not previously identified it must be reported in writing immediately to the Local Planning Authority. An 
investigation and risk assessment must be undertaken in accordance with the requirements of condition 1, 
and where remediation is necessary a remediation scheme must be prepared in accordance with the 
requirements of condition 2, which is subject to the approval in writing of the Local Planning Authority.  
 
Following completion of measures identified in the approved remediation scheme a verification report must 
be prepared, which is subject to the approval in writing of the Local Planning Authority in accordance with 
condition 3. 

 
BLACKDOWN HILLS AONB PARTNERSHIP - 31st May 2016 
 Although outside the Area of Outstanding Natural Beauty (AONB) Culmstock is a key gateway settlement 
and any development there should be assessed in relation to its impact on the AONB, particularly any 
development at Hunters Hill.  As well as the site being seen as part of the setting of the AONB, it is possible 
that development here could well have an impact on the AONB in terms of public enjoyment of views and 
encroachment of development into those views.  Several of the AONB's special qualities are associated with 
views; 
 
1. Elevation and long panoramic views out create a sense of detachment. 
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2. Unspoilt panoramic views across flat topped plateau, straight undisturbed ridge tops and over 
hidden valleys. 

 
3. Distinctive landform that contrast with surrounding lowlands. 
 
4. Straight uninterrupted ridges provide a visual backdrop over a wide area. 
 
These qualities are sensitive to development in the surrounding area changing the character of views, where 
even on a small scale villages can become increasingly visually prominent in views if the relationship with 
the surrounding landscape is not considered. 
 
To help the local planning authority assess the impact on the AONB a Landscape and Visual Impact 
Assessment should be required.  Details of the scheme will also be contributing factors with regard to 
impact, for example the layout - for determination at this stage, as well as design matters such as height and 
materials/colour of the dwellings, and landscaping.  It is important that landscaping is not seen as a way to 
'screen' the development, but should enhance the development by being appropriate for the local landscape 
character. 

 
NATURAL ENGLAND - 13th July 2016 - Natural England has previously commented on this proposal and 
made comments to the authority in our letter dated 21 May 2016. 
 
The advice provided in our previous response applies equally to this additional information, although we 
made no objection to the original proposal. 
 
We also advise that you consult the relevant AONB Partnership or Conservation Board.  Their knowledge of 
the site and its wider landscape setting, together with the aims and objectives of the AONB's statutory 
management plan, will be a valuable contribution to the planning decision. 
 
Should the proposal be amended in a way which significantly affects its impact on the natural environment 
then, in accordance with Section 4 of the Natural Environment and Rural Communities Act 2006, Natural 
England should be consulted again.  Before sending us the amended consultation, please assess whether 
the changes proposed will materially affect any of the advice we have previously offered.  If they are unlikely 
to do so, please do not re-consult us. 
 
 

REPRESENTATIONS 
 
3 objections summarised as follows: 
 
1. Existing residents will lose their views 
2. Houses should not be built on green belt land 
3. The sewerage system is at maximum capacity and there needs to be an assessment on the 

capability of the system to take more sewage  
4. Wildlife will be disturbed and may leave 
5. Loss of privacy to existing gardens 
6. Access onto the right of way which runs along the rear of houses in Hunter's Way would cause 

unease for existing residents 
7. The local plan states 10 affordable houses not 13 mixed market dwellings 
8. There will be a noticeable increase in traffic and noise 
9. The culvert may be affected by planting additional trees (roots and leaves) and by additional surface 

water run-off from the development 
10. Existing development will be overshadowed as the land is elevated above existing development - 

will the land be lowered to take this into account? 
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MATERIAL CONSIDERATIONS AND OBSERVATIONS 
 
The main issues in determining this application are: 
 
1. Principle of development, including 5 year land supply and viability 
2. Layout and scale 
3. Access and parking, including off-site highway works 
4. Landscape and effect on the setting of the AONB 
5. Ecology and trees 
6. Heritage 
7. Drainage and land contamination 
8. Effects on neighbouring residents 
9. Section 106 and other financial considerations 
10. Planning balance 
 
1. Principle of development, including 5 year land supply and viability 
 
The majority of the site is proposed to be allocated in the emerging Mid Devon Local Plan Review under 
policy CL2 for 10 dwellings with 30% affordable housing.  The policy text refers to the site area as being 0.4 
hectares, whereas the policy map shows an area of 0.59 hectares.  The allocation was "released" for 
development following a Cabinet decision on 7th August 2015 to bring forward several emerging local plan 
allocations from later in the plan period in order to increase housing land supply.   
 
Policy CL2 states: 
 
A site of 0.4 hectares at Hunter's Hill, Culmstock is allocated for residential development subject t the 
following: 
 
a) 10 dwellings with 30% affordable housing which may be in the form of a financial contribution to provide 
the affordable dwellings in another location; 
b) landscaping and design which protect the setting of the Blackdown Hills AONB; and 
c) archaeological investigation and mitigation. 
 
A slightly larger development is proposed to increase the viability of the site and to provide a better layout.  
The applicant entered into pre-application discussions and the proposal was discussed with Ward Members 
during this pre-application enquiry.  Alternative layouts were provided to demonstrate layouts achievable on 
the allocation site (10 dwellings) and on the slightly larger site (13 dwellings).  Whilst a suitable layout for 10 
dwellings could be achieved on the allocation site, the layout that could be achieved on the slightly larger 
site enables a better of mix of dwellings, including bungalows and an additional affordable dwelling, and a 
more attractive layout. 
 
In addition, the applicant has provided viability figures which demonstrate that a scheme for 10 dwellings 
with 30% affordable housing and public open space and education contributions would not be viable, taking 
into account the land value that needs to be achieved in order for the site to be released for development 
(option agreement threshold).  The viability spreadsheets prepared by the applicant are available in the file 
for Members to view before the meeting should they wish to do so. 
 
Members will also be aware that Mid Devon has been found not to be able to demonstrate a 5 year housing 
land supply (Appeal Ref: APP/Y1138/W/15/3025120).   The NPPF advises that where a five year land 
supply of deliverable housing sites cannot be demonstrated, policies on housing supply should not be 
considered up to date.  This includes settlement limits identifying areas which are open countryside and 
those which are within defined settlements.  Paragraph 14 of the NPPF states that where development plans 
policies are considered to be out of date, planning permission should be granted unless adverse impacts of 
doing so would significantly and demonstrably outweigh the benefits, when assessed against the NPPF as a 
whole.  Housing applications need therefore to be considered in the context of sustainable development.   
 
Policy COR3 of the Mid Devon Core Strategy (LP1) sets targets for the supply of housing in the District, 
including 30% affordable dwellings and an appropriate mix of dwelling sizes and types.  Policy COR17 
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provides a definition of villages with defined settlement limits and sets out the type and scale of development 
that is acceptable within defined settlement limits and permitted on allocations outside settlement limits.  
Policy COR18 seeks to control development outside defined settlement limits to appropriate rural uses, 
excluding new market housing.  These policies are directly relevant to the supply of housing in the District 
and are now considered to be out of date and carry less weight. 
 
The NPPF contains a presumption in favour of sustainable development.  It requires local authorities to 
"boost significantly the supply of housing" and to consider housing applications in the context of the 
presumption in favour of sustainable development.  To promote development in rural areas, housing should 
be located where it will enhance or maintain the vitality of rural communities.  This is reflected in policy DM1 
of the Local Plan 3 Development Management Policies which takes a positive approach to sustainable 
development, allowing development to be approved wherever possible. 
 
Culmstock is considered to be a sustainable location for small scale new housing development with services 
and facilities within walking distance of the site. 
 
The following paragraphs consider the impacts of the development and whether the increase in site size and 
housing numbers brings with it adverse impacts sufficient to outweigh the benefits. 
 
2. Layout and scale 
 
Layout and scale are to be determined through the current outline application.  The proposal is for 13 
dwellings with 10 dwellings set around a new estate road with turning head which will be adopted, and the 
remaining 3 dwellings arranged around a private drive leading from the turning head.  Four of the dwellings 
will be semi-detached, and 9 detached, two of which will be bungalows.  Each dwelling will have a private 
garden.  Devon & Cornwall Police consider the layout achieves Secure by Design Gold. 
 
Appearance and landscaping will be determined upon the submission of reserved matters, although the 
proposal is to retain the existing boundary hedge along the frontage with the road and plant a new boundary 
hedge around the perimeter of the site.  The site is part of a larger field with no existing demarcation 
between the site and the remainder of the field; the allocation boundary is not evident on site. 
 
The development will appear as an extension to the existing built form at the northern end of the village and 
your officers consider the scale of the proposed development to be proportionate including the part of the 
site that does not fall within draft allocation CL2 to the scale of the village and in accordance with policy DM2 
of the Local Plan 3 Development Management Policies. 
 
3. Access and parking, including off-site highway works 
 
Access is to be determined through the current outline application.  A new access is to be provided from 
Hunter's Hill in the vicinity of an existing field gate.  The Highway Authority has no objections to the 
proposed access, which it is anticipated will be adopted up to the turning head.  The Highway Authority 
requires appropriate visibility splays as indicated on the layout plan and requires details of the provision of 
the visibility splays, road type, parking and turning areas and surface water drainage to be conditioned.  
Subject to conditions, the access is considered to comply with policies COR9 of the Mid Devon Core 
Strategy (LP1) and DM2 of the Local Plan 3 Development Management Policies which require access to 
development to be safe and accessible. 
 
The Highway Authority is also seeking off site highway works for the provision of tactile crossings on the 
existing footway network and the provision of an improved pedestrian crossing to the footpath serving the 
play area opposite the site in order to relocate it away from road gullies, or the redesign of the drainage to 
achieve the same improvement.  It is recommended that these works are also conditioned.   
 
The off-site highway works will improve accessibility to the playing fields opposite and create a safe crossing 
point from the development to the playing fields, in accordance with policies COR9 of the Mid Devon Core 
Strategy (LP1) and DM2 of the Local Plan 3 Development Management Policies. 
 
Two parking spaces are proposed for each dwelling which is in accordance with policy DM8 of the Local 
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Plan 3 Development Management Policies. 
 
4. Landscape and effect on the setting of the AONB 
 
The Blackdown Hills AONB lies approximately 170 metres to the north of the site.  Whilst the site itself is not 
within the AONB, development in this location has the potential to adversely affect its setting.  Initially, no 
landscape and visual impact assessment was submitted with the application and the absence of this 
document was noted by the AONB, the Parish Council and Natural England and subsequently requested. 
 
Policy COR2 of the Mid Devon Core Strategy (LP1) requires development to preserve and enhance the 
distinctive qualities of Mid Devon's landscape and to protect the setting of the Blackdown Hills AONB.  Policy 
DM2 of the Local Plan Part 3 Development Management Policies requires development to demonstrate a 
clear understanding of the characteristics of the site, its wider context and surrounding area and make a 
positive contribution to local character.  Policy DM29 of the Local Plan Part 3 Development Management 
Policies requires development proposal affecting the AONB or its setting to conserve the special landscape 
qualities of the AONB and biodiversity in the area.  It states that major developments adjoining the AONB 
will only be permitted in exceptional cases. 
 
The site lies within two landscape character areas: the south western part within the LCT3B "Lower rolling 
farmed and settled valley slopes" character area and the north eastern part within the LCT3A "Upper farmed 
and wooded valley slopes character area".   
 
The lower rolling farmed and settled valley slopes character area is characterised by a tightly rolling, 
medium to small scale landform with well-managed hedgerows and irregular shaped medium to large 
enclosures of pasture.  Roads are mostly winding with bends and frequently sunken.  The landscape has 
high degrees of variation in terms of levels of visual containment.  Within the valleys the level of enclosure is 
high and consequently there are very few open views within or out, due to the dense hedge network, 
extensive woodland and the incised form of the landscape.  This is the case with the application site. 
 
The upper farmed and wooded valley slopes character area is characterised by convex hills and rounded 
ridges with fertile smooth slopes running into small-scale views.  Extensive tracts of medium-scale 
permanent pasture are grazed with some slopes and flatter hilltops cultivated for arable crops.  Well-
managed dense hedgerows bound regular medium to large pasture fields.  Isolated farms, rural cottages 
and farm buildings tend to be visually prominent in the landscape with long views from one hilltop to another.  
The upper part of the site is within this character area but there are few long views in or out of the site. 
 
The site is not highly visible within its landscape setting and for this reason the applicant has not submitted a 
full landscape and visual impact assessment but has provided a series of photographs of the site from 
various points within the landscape.  The submitted document identifies remote viewpoints on higher land in 
the wider area from which it is possible to locate the area but the extent of the site is only apparent with 
visual aids and the site cannot be identified in photographs without the use of a telephoto lens.  Your officers 
therefore consider the additional visual effects on the landscape from the larger development of 13 dwellings 
over and above those of the allocated site, are considered to be minimal. 
 
Whilst the appearance of the dwellings and landscaping are reserved matters, based on the information 
supplied with the outline application, your officers consider that the development is capable of being 
introduced into the landscape without undue harm to the character of the landscape and the setting of the 
AONB, bearing in mind the low visibility of the site within the landscape and the benefits of the provision of 
market and affordable dwellings.  The development is therefore considered to comply with policies COR2 of 
the Mid Devon Core Strategy (LP1) and DM2 and DM29 of the Local Plan 3 Development Management 
Policies in this respect. 
 
The AONB and the Parish Council have been re-consulted on the basis of the additional information but no 
responses have yet been received.  Members will be updated with further comments should they be 
received.  Natural England has no further comments. 
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5. Ecology and trees 
 
The hedgerow along the boundary is to be retained and protected during construction as detailed in the 
arboricultural report.  The hedge is considered to be suitable dormouse habitat but as the hedge is to be 
retained, no further information is required on the absence or presence of dormice, merely precautionary 
measures to protect dormice from harm during construction.  The small section of hedgerow to be removed 
to improve visibility is not considered to affect materially the contents of the ecology and tree reports. 
 
The ecology report also recommends a sensitive lighting plan is conditioned to avoid disturbance to bats.  
Provided the development is carried out in accordance with the recommendations in the arboricultural and 
ecology report, the development is considered to comply with the requirements of policy DM2 of the Local 
Plan Part 3 Development Management Policies which requires a positive contribution to biodiversity assets 
and the NPPF which states that if significant harm resulting from a development cannot be avoided, 
planning permission should be refused.  Subject to conditions to address these concerns, it is not 
considered that significant harm will result from the development. 
 
Green infrastructure required by policy DM29 of the LP3 DMP will take the form of additional hedge planting 
connecting to existing hedges and landscape features. 
 
6. Heritage 
 
Archaeological investigations have taken place on the site, including trial trenching.  The submitted 
archaeology report confirms that it is considered unlikely that any archaeological remains are present.  
Devon Historic Environment Service has no objections to the development. 
 
The Culmstock Conservation Area lies approximately 175 metres to the south.  There is little inter-visibility 
between the site and the Conservation Area and any views of the site from the Conservation Area would be 
seen in the context of the existing housing development at Hunter's Close.  Your officers do not consider 
that the development would have a negative impact on the Conservation Area.  In addition, the development 
is not considered to harm the settings of any listed buildings in the area. 
 
The development is considered to accord with the provisions of policy DM27 of the Local Plan 3 
Development Management Policies in respect of impacts on heritage assets. 
 
7. Drainage and land contamination 
 
COR11 of the Mid Devon Core Strategy (LP1) provides that development should not increase the risk of 
flooding elsewhere. 
 
Surface water drainage is to be dealt with by way of permeable paving with attenuation pond and domestic 
soakaways which will outflow into an existing ditch/piped watercourse at the south western corner of the site, 
as will run-off from the estate road.  The Lead Local Flood Authority initially raised concerns in respect of the 
submitted details, in particular in relation to the drainage ditch, infiltration testing/surface water storage, off-
site discharge rates and climate change allowances.  These concerns have been addressed by the applicant 
and a revised drainage plan submitted.   
 
The Lead Local Flood Authority had one final concern with the position of the attenuation pond in the 
curtilage of plot 13.  The applicant has confirmed that the attenuation pond will be situated outside the 
curtilage of any residential dwelling and this will be addressed in the reserved matters application.  Subject 
to this, the proposal is considered to comply with the requirement in policy DM2 of the LP3 DMP to provide a 
SUDS scheme on site. 
 
Concern has been raised by residents that the culvert may be affected by planting additional trees through 
the roots affecting the culvert and leaves falling into it, and by additional surface water run-off from the 
development.  Landscaping is a reserved matter and the positioning of trees can be addressed at reserved 
matters stage.  The applicant will also be required to address the ongoing maintenance of the surface water 
system through a SUDS condition.  The drainage plan shows a decrease in surface water outfall from the 
site, the SUDS system reducing this to below greenfield run-off rates. 
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Concern has been raised by residents that the sewage system is at maximum capacity and there needs to 
be an assessment of the capability of the sewage system to take more sewage.  South West Water has not 
objected to the proposed development and will be responsible for ensuring the sewage system is capable of 
serving the development. 
 
The Parish Council has also expressed concerns in respect of foul and surface water drainage.  As detailed 
above, it is considered that these concerns can be addressed, and the development would not increase the 
risk of flooding elsewhere, in accordance with policy COR11 of the Mid Devon Core Strategy (LP1). 
 
Residential development is considered to be a high risk use as far as land contamination is concerned.  
Environmental Health has therefore recommended an initial land contamination investigation is carried out 
before development starts with any mitigation put in place as recommended by the investigation report. This 
is a standard requirement for major development sites.  The development would need to comply with policy 
DM7 of the LP3 DMP that pollution should not have an unacceptable negative impact on health, the natural 
environment or general amenity. 
 
8. Effects on neighbouring residents 
 
Concern has been raised during the application process that:  
 
existing residents will lose their views; 
there will be a loss of privacy to existing gardens; 
access onto the right of way which runs along the rear of houses in Hunter's Way would cause unease for 
existing residents;  
existing development will be overshadowed as the land is elevated above existing development; and  
there will be a noticeable increase in traffic and noise. 
 
Planning cannot consider a loss of view, only an unacceptable loss of outlook, for example if an existing 
outlook from a dwelling was to be completely blocked by a new building.  The closest distance between new 
and existing housing would be approximately 19 metres with the new access road between.  Your officers 
consider that the outlook from the existing dwellings would remain acceptable. 
 
Although the land is slightly elevated above the dwellings at Hunter's Way, this is not significant enough to 
cause overshadowing.  The new dwellings would be to the north of Hunter's Way and would cast little 
shadow in the direction of the existing dwellings.  The details of the dwellings and levels would be finalised 
at reserved matters stage. 
 
Some of the gardens to the rear of dwellings in Hunter's Way are open, with others being screened by 
vegetation and trees.  Whilst three of the proposed dwellings are shown to face towards existing gardens, it 
is considered that any potentially unacceptable loss of privacy for existing residents could be mitigated by 
the design of the dwellings and additional planting and/or boundary treatments.  As stated above, there is a 
distance of approximately 19 metres between the rear elevation of the closest dwelling to the proposed 
development and the front elevations of the proposed dwellings closest to the access.  Care will need to be 
taken in designing these dwellings to ensure that the relationships between existing and new dwellings, 
including window to window relationships, are acceptable. 
 
There is no intention for the residents of the proposed development to have direct access onto land to the 
rear of the houses in Hunter's Way.  No public right of way exists along this boundary. 
 
There will inevitably be an increase in traffic through Culmstock with the development of 13 new dwellings.  
However, the Highway Authority considers this to be acceptable and it is not considered that this increase in 
traffic will have an unacceptable impact on existing residents.  Similarly, it is not considered that an 
additional 13 domestic dwellings will increase noise levels in the area to an unacceptable level.  The 
Environmental Health Team have no objections to the proposed development in terms of noise and other 
nuisances. 
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Subject to mitigation as described above, it is not considered that the proposed development would have an 
unacceptable impact on the privacy and amenities of existing residents.  The development is considered to 
be in accordance with the provisions of policy DM2 of the LP3 DMP in this respect. 
 
9. Section 106 and other financial considerations 
 
Policy AL/DE/3 of the AIDPD sets an affordable housing target for development in general, and policy CL2 
of the emerging Local Plan Review 2013-2033 Proposed Submission set a specific target for this allocation 
of 30% affordable dwellings.  Policies AL/DE/4 and AL/DE/5 set criteria for the occupation, design and 
location of affordable dwellings. 
 
The applicant has agreed to enter into a Section 106 Agreement in order to provide 4 affordable dwellings (2 
x 2 bed and 2 x 3 bed) on site.  The Parish Council has highlighted a need for 8 affordable dwellings in the 
village and the proposed development will contribute to half of that requirement. 
 
Policy AL/IN/3 requires 60 square metres of equipped and landscaped public open space per dwelling, or if 
more appropriate an equivalent financial contribution.  Culmstock Playing Fields is opposite the site and a 
financial contribution of £15,665 is to be provided towards Phase 2 of the improvements to the playing fields. 
 
Policy AL/IN/5 provides for new development to cover the cost of additional education provided required to 
meet the needs of the development.  The Parish Council has expressed concern about school capacity and 
how the figure of 3.25 new primary school age pupils has been arrived at.  Devon County Council has a 
formula for calculating the number of new pupils a development is likely to generate.  Based on its figures, 
Devon County Council considers that there is currently capacity for these pupils at the nearest primary 
school.  It has, however, requested a financial contribution of £41,744 towards additional secondary 
education infrastructure and secondary education transport costs. 
 
The proposed dwellings would be eligible for counting towards the New Homes Bonus.  If the New Homes 
Bonus is distributed across Council  Tax Bands in the same way as in 2015, the award for each house 
would be £1,028 per year (each affordable house attracting a further £350 bonus), paid for a period 6 years.  
The amount of New Homes Bonus to be generated by this development would be £63,804. 
 
10. Planning balance 
 
The NPPF contains a presumption in favour of sustainable development and requires local authorities to 
boost significantly the supply of housing.  Part of the site is to be allocated for 10 dwellings under the 
emerging Local Plan Review and has been released for development following a Cabinet decision on 7th 
August 2015.  The benefit of the provision of 9 market dwellings and 4 affordable dwellings is considered to 
carry significant weight in determining this planning application.  Other benefits include contributions towards 
public open space and education and the New Homes Bonus which are considered to carry some weight. 
 
The NPPF requires that where Local Plan policies are considered to be out of date (see above), planning 
permission should be granted unless adverse impacts of doing so would significantly and demonstrably 
outweigh the benefits.  Your officers consider that any harm arising from the development can be adequately 
mitigated and any additional harm of developing 13 dwellings on the site, rather than the 10 provided for in 
the allocation, is not significant.  Culmstock is considered to be a sustainable location with a good level of 
services and facilities within walking distance.  Your officers are therefore recommending approval of the 
application, subject to the provision of a Section 106 Agreement and appropriate conditions. 
 
 
CONDITIONS 
 
 1. Before development begins, detailed drawings to an appropriate scale of the appearance of the 

buildings and the landscaping (the Reserved Matters) shall be submitted to and approved in writing by 
the Local Planning Authority. 

 
 2. Application(s) for approval for all the Reserved Matters shall be made to the Local Planning Authority 

before the expiration of three years from the date of this permission. 
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 3. The development hereby permitted shall begin either before the expiration of three years from the date 

of this permission, or before the expiration of two years from the date of approval of the last of the 
Reserved Matters which have been approved, whichever is the latter. 

 
 4. The detailed drawings required to be submitted by condition 1 shall include the following additional 

information: boundary treatments, existing and proposed site levels, finished floor levels, and sections 
through the site indicating the relationship of the proposed development with existing development 
and the road. 

 
 5. No development shall begin until an investigation and risk assessment has been completed in 

accordance with a scheme to assess the nature and extent of any contamination on the site, (whether 
or not it originates on the site), which shall have been previously submitted to and approved in writing 
by the Local Planning Authority.  The investigation and risk assessment shall be undertaken by 
competent persons and a written report of the findings produced and submitted to and approved in 
writing by the Local Planning Authority.  The report of the findings shall include:  

  
 (i) a survey of the extent, scale and nature of contamination;  
  
 (ii) an assessment of the potential risks to:  
  
 - human health,  
 - property (existing or proposed) including buildings, crops, livestock, pets, woodland and service 

lines and pipes,  
 - adjoining land,  
 - groundwaters and surface waters,  
 - ecological systems,  
 - archaeological sites and ancient monuments;  
  
 (iii) an appraisal of remedial options, and proposal of the preferred option(s).  
  
 This shall be conducted in accordance with DEFRA and the Environment Agency's 'Model Procedures 

for the Management of Land Contamination, CLR 11'.  
 
 6. Should the report required by condition 10 require remediation to take place, a detailed remediation 

scheme to bring the site to a condition suitable for the intended use by removing unacceptable risks to 
human health, buildings and other property and the natural and historical environment shall be 
submitted to and approved in writing by Local Planning Authority before development begins. The 
scheme shall include all works to be undertaken, proposed remediation objectives and remediation 
criteria, timetable of works and site management procedures. The scheme must ensure that the site 
will not qualify as contaminated land under Part 2A of the Environmental Protection Act 1990 in 
relation to the intended use of the land after remediation. 

 
 7. The remediation scheme approved under condition 11 (if required) shall be carried out in accordance 

with its terms prior to the commencement of development (other than that required to carry out 
remediation), unless otherwise agreed in writing by the Local Planning Authority.  The Local Planning 
Authority shall be given two weeks written notification of commencement of the remediation scheme 
works.  Following completion of measures identified in the approved remediation scheme, a 
verification report that demonstrates the effectiveness of the remediation carried out shall be 
submitted to and approved in writing by the Local Planning Authority. 

 
 8. In the event that contamination is found at any time when carrying out the approved development that 

was not previously identified it shall be reported in writing immediately to the Local Planning Authority.  
An investigation and risk assessment shall be undertaken in accordance with the requirements of 
condition 5, and where remediation is necessary a remediation scheme shall be prepared in 
accordance with the requirements of condition 6, which is subject to the prior approval in writing of the 
Local Planning Authority. Following completion of measures identified in the approved remediation 
scheme a verification report shall be submitted to and approved in writing by Local Planning Authority 
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in accordance with condition 7. 
 
 9. 9. No development shall begin until a Construction Management Plan has been submitted to and 

approved in writing by the Local Planning Authority to include:  
  
 (a) the timetable of the works;  
 (b) daily hours of construction;  
 (c) any road closure;  
 (d) hours during which delivery and construction traffic arrive at and depart from the site; 
 (e) the compound/location where all building materials, finished or unfinished products, parts, 

crates, packing materials and waste will be stored during construction;  
 (f) areas on-site where delivery vehicles and construction traffic will load or unload building 

materials, finished or unfinished products, parts, crates, packing materials and waste 
 (g) details of wheel washing facilities and road sweeping obligations together with dust 

suppression proposals. 
  
 Construction shall take place only in accordance with the approved details. 
 
10. The proposed estate road, footways, footpaths, verges, junctions, street lighting, sewers, drains, 

retaining walls, service routes, surface water outfall, road maintenance/vehicle overhang margins, 
embankments, visibility splays, accesses, car parking and street furniture shall be constructed and laid 
out in accordance with details to be approved by the Local Planning Authority in writing before their 
construction begins.  For this purpose, plans and sections indicating, as appropriate, the design, 
layout, levels, gradients, materials and method of construction shall be submitted to and approved in 
writing by the Local Planning Authority. 

 
11. The occupation of any dwelling shall not take place until the following works have been carried out to 

the written satisfaction of the Local Planning Authority: 
  
 a) The cul-de-sac carriageway including the vehicle turning head within that phase shall have been laid 

out, kerbed, drained and constructed up to and including base course level, the ironwork set to base 
course level and the sewers, manholes and service crossings completed; 

 b) The cul-de-sac footways and footpaths which provide that dwelling with direct pedestrian routes to 
an existing highway maintainable at public expense have been constructed up to and including base 
course level; 

 c) The cul-de-sac visibility splays have been laid out to their final level;  
 d) The street lighting for the main road, cul-de-sac and footpaths has been erected and is operational; 
 e) The car parking and any other vehicular access facility required for the dwelling by this permission 

has/have been completed; 
 f) The verge and service margin and vehicle crossing on the road frontage of the dwelling have been 

completed with the highway boundary properly defined; 
 g) The street nameplates for the cul-de-sac have been provided and erected. 
 
12. Within twelve months of the first occupation of the first dwelling in an agreed phase of the 

development, all roads, footways, footpaths, drainage, statutory undertakers' mains and apparatus, 
junction, access, retaining wall and visibility splay works shall be completed to the written satisfaction 
of the Local Planning Authority. 

 
13. No dwelling shall be occupied until of the off-site highway works for the installation of tactile paving at 

the road crossings between the site and Prescott Road, and improved crossing between the site and 
the footpath leading to the play area have been constructed and made available for use, in 
accordance with details that shall have been previously submitted to and approved in writing by the 
Local Planning Authority. 

 
14. No dwelling shall be occupied until the Sustainable Urban Drainage Scheme shown on drawing 

number 2185/500 Rev A has been provided in accordance with the approved details and is 
operational.  Once provided such Sustainable Urban Drainage Scheme shall be managed and 
maintained in accordance with long term management and maintenance details that shall have been 
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submitted to and approved in writing by the Local Planning Authority before development begins. 
 
15. The development shall take place only in accordance with the recommendations in the Preliminary 

Ecological Appraisal by Blackdown Environmental dated April 2016 and the Tree Schedule, Impact 
Assessment and Arboricultural Method Statements by Blackdown Environmental dated 7th April 2016. 

 
16. Before their use on the development hereby permitted, details/samples of the materials, windows and 

doors, to be used on the external surfaces of the buildings and in any hard landscaping shall be 
submitted to and approved in writing by the Local Planning Authority.  Only such approved materials 
shall be used. 

 
17. Any external lighting installed on site shall be in accordance with a sensitive lighting plan that shall 

have been submitted to and approved in writing by the Local Planning Authority before any external 
lighting is installed. 

 
 
REASONS FOR CONDITIONS 
 
 
 1.  In accordance with the provisions of Section 92(2) of the Town and Country Planning Act 1990 as 

amended by Section 51 Planning and Compulsory Purchase Act 2004. 
 
 2. In accordance with the provisions of Section 92(2) of the Town and Country Planning Act 1990 as 

amended by Section 51 Planning and Compulsory Purchase Act 2004. 
 
 3. In accordance with the provisions of Section 92(2) of the Town and Country Planning Act 1990 as 

amended by Section 51 Planning and Compulsory Purchase Act 2004. 
 
 4. To ensure that adequate information is available for the proper consideration of the detailed 

proposals. 
 
 5. To ensure that risks from land contamination to future users of the land, neighbouring land and uses, 

ecological systems and controlled waters are minimised and to ensure the development can be 
carried out safely, in accordance with policies DM2 and DM7 of the Mid Devon Local Plan Part 3 
(Development Management Policies). 

 
 6. To ensure that risks from land contamination to future users of the land, neighbouring land and uses, 

ecological systems and controlled waters are minimised and to ensure the development can be 
carried out safely, in accordance with policies DM2 and DM7 of the Mid Devon Local Plan Part 3 
(Development Management Policies). 

 
 7. To ensure that risks from land contamination to future users of the land, neighbouring land and uses, 

ecological systems and controlled waters are minimised and to ensure the development can be 
carried out safely, in accordance with policies DM2 and DM7 of the Mid Devon Local Plan Part 3 
(Development Management Policies). 

 
 8. To ensure that risks from land contamination to future users of the land, neighbouring land and uses, 

ecological systems and controlled waters are minimised and to ensure the development can be 
carried out safely, in accordance with policies DM2 and DM7 of the Mid Devon Local Plan part 3 
(Development Management Policies). 

 
 9. To ensure adequate facilities are available on site during the construction period in the interests of 

highway safety and to protect the amenities of existing residents, in accordance with policy DM2 of the 
Mid Devon Local Plan part 3 (Development Management Policies). 

 
10. To ensure that adequate information is available for the proper consideration of the detailed 

proposals. 
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11. To ensure that adequate access and associated facilities are available for the traffic attracted to the 
site, in accordance with policies DM2 and DM8 of the Mid Devon Local Plan part 3 (Development 
Management Policies). 

 
12. To ensure that the access arrangements are completed within a reasonable time in the interests of 

safety and the amenity of residents. 
 
13. To minimise the impact of the development on the highway network in accordance with Paragraph 32 

of National Planning Policy Framework. 
 
14. To minimise flood risk and provide sustainable drainage on site in accordance with policies COR11 of 

the Mid Devon Core Strategy (Local Plan Part 1) and DM2 of the Mid Devon Local Plan Part 3 
(Development Management Policies). 

 
15. To ensure protected species are not harmed by the development and the hedges and trees contribute 

towards the visual amenities of the area and the setting of the Blackdown Hills AONB, in accordance 
with policies COR2 of the Mid Devon Core Strategy (Local Plan Part 1) and DM2 and DM29 of the Mid 
Devon Local Plan Part 3 (Development Management Policies). 

 
16. To ensure the development makes a positive contribution to the visual amenities of the area and the 

setting of the Blackdown Hills AONB, in accordance with policies COR2 of the Mid Devon Core 
Strategy (Local Plan part 1) and DM2 and DM29 of the Mid Devon Local Plan Part 3 (Development 
Management Policies). 

 
17. In accordance with the recommendations in the submitted ecology report in the interests of protecting 

bats and to preserve the setting of the Blackdown Hills AONB, in accordance with policies DM2 and 
DM29 of the Mid Devon Local Plan Part 3 (Development Management Policies). 

 
 
 
REASON FOR APPROVAL OF PERMISSION/GRANT OF CONSENT 
 
The development is considered to be acceptable in that it represents a sustainable form of development in 
accordance with the provisions of the National Planning Policy Framework, the benefits of the scheme in 
terms of the provision of housing and affordable housing, outweighing any harm identified which is 
considered to be very limited.  Subject to mitigation and conditions, the development is not considered to 
have an unacceptable impact on highway safety, the environment including flood risk and protected species, 
heritage assets and local residents.  Financial contributions are to be provided in respect of improvements to 
public open space and education infrastructure and the development attracts the payment of a New Homes 
Bonus.  The development is considered to be in accordance with policies COR1, COR2, COR9 and COR11 
of the Mid Devon Core Strategy (Local Plan Part 1), AL/DE/3, AL/DE/4, AL/DE/5, AL/IN/3 and AL/IN/5 of the 
Allocations and Infrastructure Development Plan Document (Local Plan Part 2), DM1, DM2, DM7, DM8 and 
DM29 of the Mid Devon Local Plan part 3 (Development Management Policies) and the National Planning 
Policy Framework.  The proposed development is considered to be contrary to policies COR17 and COR18 
of the Mid Devon Core Strategy (Local Plan Part 1) and policy CL2 of the emerging Local Plan Review 
2013-2033 Proposed Submission in that it provides additional dwellings on a larger site, however, as stated 
above the benefits of the scheme are considered to outweigh any harm and the development is considered 
to be in accordance with the National Planning Policy Framework as a whole. 
 

 
 



AGENDA 

 

 
 
Application No. 16/00920/FULL Plans List No. 6 

 
 
 
Grid Ref: 
 

296846 : 125364  
 
 
 
 
 
 
 

Applicant: Mr Patrick Hyde 
  
Location: Morebath Cricket Club 

Morebath Devon  
  
Proposal: Installation of 10 

replacement timber windows 
and 4 replacement timber 
doors with uPVC 

 
  
Date Valid: 16th June 2016 
 
 

 
 



AGENDA 

 
Application No. 16/00920/FULL 
 
 
 
RECOMMENDATION 
Grant permission subject to conditions. 
 
PROPOSED DEVELOPMENT 
 
This application seeks planning permission for the installation of 10 replacement timber windows and 4 
replacement timber doors with uPVC at Morebath Cricket Club.  
 
The existing windows and doors are brown, single glazed timber windows. The proposed windows and 
doors will be rosewood white, double glazed uPVC.  
 
APPLICANT'S SUPPORTING INFORMATION 
Pictures 
Window specifications 
Site location plan 
 
PLANNING HISTORY 
 
90/01299/FULL Replacement pavilion and provision of car park - PERMIT – October 1990 
98/01324/FULL Erection of a tractor store - PERMIT – October 1998 
 
DEVELOPMENT PLAN POLICIES 
 
Mid Devon Core Strategy (Local Plan 1) 
COR2 - Local Distinctiveness 
COR18 - Countryside 
 
Mid Devon Local Plan Part 3 (Development Management Policies) 
DM2 - High quality design 
DM25 - Community facilities 
 
CONSULTATIONS 

 
HIGHWAY AUTHORITY - 24th June 2016 - No comments 
 

REPRESENTATIONS 
 
No letters of objection were received on the date of officer report (08/07/2016). 
 
MATERIAL CONSIDERATIONS AND OBSERVATIONS 
 
The existing building is in a rural location, and is well screened from surrounding public vantage points by 
established hedgerow. The cricket pavilion is functional in its appearance, and does not have any significant 
architectural merit.  
 
The main material considerations in respect of this proposal are: 
 
1) Principle for development in this location 
2) Design and impact on the character and appearance of the surrounding area and existing 

building 
3) Other 
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1) The principle for development/ Impacts on the existing community facility 
 

This development is within the countryside, as defined by COR18 of the Mid Devon Core Strategy (Local 
Plan part 1). Policy COR18 aims to restrict development within the countryside, however, does provide 
support for appropriate development such as community facilities.   
 
Policy DM25 of the Local Plan Part 3 (Development Management Policies) specifically deals with the 
development and/or redevelopment of community facilities. Policy DM25 supports the redevelopment of 
existing community facilities where the development enables them to modernise, remain viable and continue 
to be retained for the benefit of the community. 
 
In this case the proposal is to replace windows and doors in a poor condition, with new windows and doors. 
The proposal is therefore a modernisation of the existing community facility and the Local Planning Authority 
considers the proposal to have policy support from DM25 of the Local Plan Part 3 (Community Facilities).  
 
2) Design and impact on the character and appearance of the area and existing building 

 
Policy COR2 of the Mid Devon Core Strategy (Local Plan Part 1) and policy DM2 of the Local Plan Part 3 
(Development Management Policies) require new development to be of high quality design to ensure that 
visually attractive places are produced and conserved.  
 
The existing building is not in a conservation area, is not listed, and as mentioned above, has limited 
architectural merit. The replacement of existing timber windows that are currently in a poor condition, with 
new uPVC windows is likely to have a neutral/positive effect on the character and appearance of the existing 
building, and considering the hedgerow screening surrounding the proposal, a very limited effect on the 
character and appearance of the surrounding area.  
 
Taking into account the above points, the Local Planning Authority consider that the proposal is in 
accordance with policy DM2 of the Local Plan Part 3 (Development Management Policies), COR2 of the Mid 
Devon Core Strategy, and guidance in the National Planning Policy Framework. 
 
3) Other considerations 

 
Neighbouring amenity: 
The proposal is for replacement windows, and does not result in any additional vantage points which may 
impact on the amenity of occupiers of neighbouring properties. The proposal is therefore in accordance with 
policy DM2 of the Local Plan Part 3 (Development Management Policies). 
 
There are no other materials considerations to weigh against the grant of planning permission, and approval 
subject to conditions is recommended.  
 
CONDITIONS 
 
 
 1. The development hereby permitted shall be begun before the expiration of three years from the date 

of this permission. 
 
 2. The development hereby permitted shall be carried out in accordance with the approved plans listed in 

the schedule on the decision notice. 
 
 
REASONS FOR CONDITIONS 
 
 1. In accordance with the provisions of Section 51 of the Planning and Compulsory Purchase Act 2004. 
 
 2. For the avoidance of doubt and in the interests of proper planning. 
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REASON FOR APPROVAL OF PERMISSION/GRANT OF CONSENT 
 
The proposed replacement windows and doors are considered to be an acceptable design and will not 
compromise the functions of the existing community facility in accordance with the policy requirements of 
COR2 and COR18 of the Mid Devon Core Strategy (Local Plan Part 1), and DM2 and DM25 of the Local 
Plan Part 3 (Development Management Policies). The proposal is considered to be in accordance with 
relevant planning policies and has been recommended for approval. 
 

 
 
 
 
 
 
 
 
Mrs Jenny Clifford 
Head of Planning and Regeneration 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 


