
Cullompton  

 
3.61 Cullompton will develop as a fast growing market town and will become the principal focus of 

development for the district in the medium to long term in accordance with the development 
strategy set out in Policy S11. 

 
3.62 Cullompton Town Council is preparing a neighbourhood plan which may contain policies and 

site allocations additional to those in the Local Plan.  The neighbourhood plan is subject to a 
separate process of consultation and examination.  Local Plan allocations to the north-west 
and east of Cullompton have strategic implications for Mid Devon and neighbouring districts, 
particularly with regard to impacts on the strategic road network.  The Local Plan takes 
precedence over any neighbourhood plan where strategic policies are concerned.  

 
3.63 The following table summarises the development supply for Cullompton.  
 

Use Commitments at 
31 March 
20142016 

Completions from 
1 April 2013 – 31 
March 2014 2016  

Uncommitted 
Allocations 
(within the 
plan period)  

Total  

Housing (dwellings) 199209 87487 3,5333,118 3,819381
4 

Commercial (employment, 
retail and leisure) square 
metres floorspace 

19,669 3,598 66,000 57,000 89,267 
80,267 

Table 15: Development supply in Cullompton 

 
3.64 Six sites are allocated for housing in Cullompton, excluding one contingency site at Colebrook 

that will be permitted to come forward if the Council’s housing supply proves insufficient, as 
set out in Policy S4.  All housing sites are considered achievable in principle, corresponding 
to a Cullompton map that accompanies this document.  Four sites are wholly or partially 
without planning permission and these are shown below: 

 

Site  Policy  Gross Site Area 
(ha) 

Net site area 
(ha) 

Uncommitted 
Allocat ionsed  
dwellings(within 
the plan period)  

North West Cullompton  CU1-6 95 60 1,200 1,350 

East Cullompton CU7-12 160 96 21001,700 

Knowle Lane CU13 9.8 5.9 30 

Ware Park & Footlands CU14 2.1 1.3 38 

Exeter Road CU15 1.4 1.1 45 

Cummings Nursery CU16 5.3 3.2 120 



Total    35333,118 

 
Table 16: Housing allocations, excluding sites/dwellings with planning permission 

 
3.65 Knowle Lane (Policy CU13) has planning permission for 285 266 dwellings.  Part of the site 

remains undeveloped and this is represented in Table 16. Similarly Exeter Road (Policy 
CU15) has permission for 24 dwellings with the remainder shown above; there is uncertainty 
about the remainder of the site (it was originally allocated for 45 dwellings) and the balance is 
no longer shown above.  Cummings Nursery (Policy CU16) now has commenced 
construction with permission for 100 dwellings. 

 
3.66 Land for commercial development is allocated within the north-west and east Cullompton 

urban extensions, and also at Week Farm and Venn Farm in the Kingsmill area.  
 
3.67 The amount of floorspace to be provided by commercial development depends on the use.  

For instance, office development on multiple floors provides a greater amount of floorspace 
per hectare than a single-storey warehouse, and some commercial uses require more land for 
parking than others.  Floorspace assumptions for different uses are set out in the 
methodology for Strategic Commercial Land Availability Assessment (SCLAA), but the 
Council recognises that this is only a starting point and a higher or lower density of 
development may be justified depending on the nature of the proposal that comes forward. 

 

Site  Policy  Gross site area 
(ha) 

Net site area 
(ha) 

Floorspace (sq.m)  

North West Urban Extension CU1-6 95 3 21,000 10,000 

East Cullompton CU7-12 160 5 20,000 

Week Farm CU17 10.7 8.7 15,000 

Venn Farm CU18 4.4 2.5 9,00012,000 

Total    66,000 57,000 
Table 17: Allocations for commercial development 

 

Policy CU1 
 
North West Cullompton  

 
A site of 95 hectares to the North West of Cullompt on is allocated for mixed use 
development subject to the following: 
 
a) 1200 1350 dwellings with 28% affordable housing to include at  least five pitches for 

gypsies and travellers and provision of extra care housing;   

b) 5% of housing to be provided as serviced plots f or sale to self-builders; 
c) 10,00021,000 square metres commercial floorspace to include a ca re home or 

retirement complex, and other suitable uses such as  a hotel or leisure 
development; 

d) Provision of at least 28 hectares strategic gree n infrastructure; 



e) Provision of a road linking Tiverton Road to Wil land Road, and transport  
 provision to ensure appropriate accessibility for all modes;  
f) Environmental protection and enhancement; 
g) Community facilities and primary school to meet local needs arising; 
h) Carbon reduction and air quality improvements;  
i) An agreed phasing strategy to bring forward deve lopment and    
 infrastructure in step and retain the overall viab ility of development; and  
j) Comprehensive Masterplanning of the development including at   

 least two stages of public consultation and adopti on of the Masterplan as a 
Supplementary Planning Document, before any plannin g application is 
determined. 

 
3.68 Land to the north-west of Cullompton is currently in agricultural use.  The western boundaries 

are formed by hedgerows, the eastern by Willand Road and the adjoining development.  The 
southern end of the site wraps around the steeper northern and western slopes of St Andrews 
Hill, its southern edge again formed by hedgerows and development.  A stream with a narrow 
flood plain runs west to east through the site, and another steam forms the boundary at the 
northern end of the site.  

 
3.69 Development of this site must be carefully planned to ensure that impact on the landscape is 

minimised through measures such as avoiding the development of higher ground, appropriate 
landscaping and ensuring that areas at risk of flooding remain undeveloped.  

 
3.70 There are severe traffic congestion problems on Cullompton High Street and at its junction 

with Tiverton Road, having an adverse effect on air quality, living conditions and the 
attractiveness of the town centre.  This development will be required to provide a road linking 
Tiverton Road to Willand Road, not only diverting traffic from the new development away from 
the town centre but also providing an alternative route for other vehicles. Traffic management 
measures on Willand Road and Tiverton Road will also be required.  Devon County Council 
queue length monitoring at junction 28 of the M5 motorway indicates congestion at the AM 
peak. The development will need to mitigate its impact upon the junction’s capacity through 
implementation of an improvement scheme, either to the existing junction or in the form of 
more extensive junction improvement works involving a second overbridge required in 
connection with development east of Cullompton under policy CU7. 

 
3.71 This development will also provide affordable housing including at least five gypsy and 

traveller pitches, contributing to the need identified in the Gypsy and Traveller 
Accommodation Assessment (2015).  Part of the affordable housing provision should 
comprise extra care housing, which enables older people to live independently in homes that 
are purpose-built in clusters of 50 units, with 24 hour care and support services available 
onsite.   

 
3.72 In addition, provision of around 60 serviced plots for self-builders will diversify the choice of 

housing for potential residents, providing a low cost and reasonably straightforward option for 
those who wish to build their own home. 

 
3.73 The Council will consider a range of commercial uses on this site, subject to masterplanning.  

Industrial, warehouse and office development is primarily located on the east side of 
Cullompton, and not necessarily compatible with housing development, but this is a 
sustainable location for a number of other employment-generating uses.  The site should 



include a residential care or nursing home to account for the aging population, or another 
form of development for the elderly which generates sufficient jobs.  Self-contained retirement 
apartments where there is little or no onsite care will not be considered to constitute 
commercial development because they do not generate any significant number of jobs, but an 
extra care scheme or retirement ‘village’ or complex may be classed as commercial 
development if there will be a range of facilities and care services onsite.  The site may also 
include other leisure or hospitality uses in addition to community facilities, a new primary 
school and various forms of open space.   

 
3.74 The Local Plan sets out a framework for the development of North West Cullompton Urban 

Extension, but leaves many details for later consideration.                                                                                                                              
The preparation of a masterplan in consultation with stakeholders, including the local 
community, is an important step in achieving a comprehensive development with wider 
community benefits.  The Council will resist ad-hoc development of phases with no reference 
to the overall vision and development strategy for the urban extension.  The developers will 
be expected to produce a number of further studies and surveys to support the masterplan 
and work in partnership with the Council to achieve its adoption as a Supplementary Planning 
Document.   

 

 
Policy CU2 

 
North West Cullompton Transport Provision 

 
As part of the development of North West Cullompton , the following transport 
infrastructure will be provided  and funded by  at the expense of  all new development 
within the site: 
 
a) Provision of a network of streets linking to the  existing highway network,  

 including a through route suitable for buses linking Tiverton Road to Willand Road 
suitable for buses and allwider agricultural vehicles; 

b) Provision of bus, pedestrian and cycle routes at  appropriate locations   
 throughout the development, creating an attractive , permeable network  
 for non-car modes travelling within, into and out of the area; 
c) Cycle and pedestrian links to and from the town centre and within the mixed-use 

urban extension; 
d) Implementation of travel plans and other non-tra ditional transport   
 measures to minimise carbon footprint and air qual ity impacts; 
e) Financial contributions to Bbus service enhancements within, into and out of, th e 

mixed-use urban    extension; and 
f) Financial contributions to Bbus service enhancements between Cullompton, 

Exeter, Tiverton Parkway and Tiverton.  
g)    Financial contributions towards the Town Centre Rel ief Road . and traffic  

management measures on Willand Road and Tiverton Ro ad.  
h)    Financial contributions towards capacity improvemen ts at junction 28 M5.  

 



3.75 The provision of appropriate transport infrastructure is a key requirement of the development.  
This can ensure that it is an attractive location for new development, that it minimises the 
impact on adjoining uses and accords with the need to promote sustainable development.  
The development will need to mitigate its impact upon capacity at junction 28 of the M5 by 
financial contribution towards junction improvements. The provision of a road through the site 
linking Tiverton Road to Willand Road will alleviate traffic congestion at the junction of 
Tiverton Road and High Street, and in the town centre generally.  Combined with bus service 
enhancements and design which encourages non-car modes of travelling, this should reduce 
air pollutants in the town centre.  

 
3.76 The development should be served by an attractive, convenient and safe network of 

sustainable transport routes, including bus, cycle and pedestrian.  Streets appropriate for 
frequent bus routes should be provided so that as far as possible, all buildings are within 400 
metres of bus stops.  These will need to be designed as part of the masterplanning process.  
Applications will be expected to respond to these aspirations and as set out in the adopted 
masterplan SPD for the site. It is equally important that there is access to safe and direct 
cycle and pedestrian routes within the urban extension, linking together the dwellings, 
commercial uses and services.  This can be achieved through the creation of off-road routes 
and also by ensuring that streets are designed appropriately for safe walking and cycling.  

 
3.77 The provision of green infrastructure as set out in Policy CU3 will provide opportunities for off-

road cycling and walking routes.  These should be integrated into existing and proposed 
networks as far as possible.  The creation of additional public rights of way should be 
examined.   

 
3.78 Developers will be expected to prepare and implement travel plans for the development as a 

whole and for its constituent parts, to promote non-traditional measures relating to transport 
that can help minimise the development’s carbon footprint and its impacts on air quality.  

 
3.79 As part of the masterplanning exercise Tthe development should be designed to be served by 

a permeable network of streets providing access to/from the development.  This should 
include a through-route linking Tiverton Road to Willand Road which is suitable for use as a 
bus route and other traffic bypassing the town centre.  

 

 
Policy CU3 

 
North West Cullompton Environmental Protection and Green Infrastructure  

 
As part of the development of North West Cullompton , the following environmental 
protection and enhancement measures will be implemented at the expense provided 
and funded by of  all new development within the site: 
 
a) Measures including aA  strategic landscaping and tree planting scheme to  
 protect and enhance trees, hedgerows and other env ironmental features  
 which contribute to the character and biodiversity , maintaining a wildlife  
 network within the site and linking to the surroun ding countryside; 



b) An area of 28 hectares for strategic green infra structure, laid out and   
 managed with an appropriate mix of public parkland , open space,   
 landscaping and potential local nature reserve  and including an extension to the 
cemetery ; 

c) Areas of equipped and laid out public open space , totalling 0.16  0.7 hectares of 
 equipped children’s  play, 0.05 hectares teenage facilities , 2.6 hectares amenity 
open space, 4 hectares for parks, sports and recrea tion grounds, 0.7 hectares of 
allotments and 0.1 hectares for a community garden adjoining the health centre;  

d) Protection and enhancement where possible of all  existing Public Rights of Way; 
e) Appropriate provision for sewerage systems servi ng the development, and  

 provision of a  strategically designed, and phased,  Sustainable Urban Drainage 
Scheme to deal with all surface water from the deve lopment and arrangements for 
future maintenance; 

f) Detailed archaeological investigation and measur es to record, and where  
 necessary, protect the archaeological interest of the site through   
 appropriate design, layout and mitigation; and 
g) Design solutions which respect the settings of l isted buildings within and  
 adjoining the site.  

 
3.80 The area proposed as green infrastructure on this site will include land managed for public 

access and biodiversity, and will provide a new recreation facility for the town. There are a 
number of potentially species rich hedgerows within the development and further detailed 
study of these features will be necessary to confirm their potential.  The layout of 
development should promote the continued use of wildlife corridors, including watercourses, 
acting to prevent their fragmentation and providing appropriate treatment where such 
corridors cross roads and other linear features. There is potential for off-road cycle and 
pedestrian routes to follow these features, helping maintain their integrity. The requirement to 
extend the town cemetery, which adjoins this site, will need to be recognised in the proposals. 

 
3.81 There is an area of flood plain associated with a watercourse running across the site from 

west to east. There are also a number of small watercourses running through the site for 
which flood risk and flood zone data is unknown. A flood risk assessment will need to 
consider the potential of flooding along these watercourses. The layout of the development 
will need to take this into account.  Areas of floodplain should be retained as part of the 
strategic green infrastructure. The urbanisation of the area has the potential to increase 
surface water run-off elsewhere, through the loss of permeable surfaces. The inclusion of a 
sustainable urban drainage scheme (SUDS) approach for the entire development will ensure 
that there is no additional run-off from the site as a result of development. Critical Drainage 

Area designation will require a net reduction in  rain water runoff  which affects parts of 

Willand Road and adjacent properties. Measures should be put in place to reduce this.  

Sustainable urban drainage schemes usually involve the provision of ponds, swales and other 
soft areas which can serve as a dual use for public open space and can be incorporated into 
wildlife networks. The role of landscaping and tree-planting in flood prevention and carbon 
reduction should also be recognised in the development. A detailed sustainable drainage 
strategy together with proposals for ongoing management and maintenance for dealing with 
surface water must be prepared as part of the masterplanning of the site  which  builds on the 
high level approach set out in the adopted masterplan  SPD in order to determine the number, 
size and location of the required SUDS features. 

  



3.82 The development of this site will have an impact on the character of the area. The 
incorporation of appropriate landscaping and tree planting will act to mitigate this and should 
be designed to support high quality green infrastructure areas and wildlife corridors.  Tree 
planting will also act to collect carbon dioxide, helping to reduce the overall carbon footprint of 
the scheme.  

 
3.83 Archaeological investigations in the area have demonstrated the presence of extensive and 

significant prehistoric and Romano-British sites. The Historic Environment Record notes the 
presence of prehistoric enclosures and funerary monuments within the area, as well as a 
findspot of a Saxon metal object and prehistoric flint tools. Development must take account of 
the setting of the St Andrews Hill Scheduled Monument, a Roman Fort. An archaeological 
assessment must be undertaken, the results of which should be taken into account during the 
masterplanning exercise to ensure protection where necessary.  

 
3.84 A number of listed buildings lie within or close to the area. The setting of these will need 

assessment and protection as part of the layout and design work associated with the 
masterplanning exercise, or and subsequent planning applications.  Careful consideration 
needs to be given to the design of the new roads through the site linking Tiverton Road to 
Willand Road. The cemetery and chapels could be closely affected by the road which runs 
close to the cemetery extension and could be prominent given the topography. Appropriate 
boundary treatments and screening is critical to mitigate any potential harm. 

 

 
Policy CU4  

 
North West Cullompton Community Facilities  

 
As part of the development of North West Cullompton , the following community 
infrastructure will be provided at the expense ofand funded by  all new development 
within the site: 
 
a) A serviced site of 2.1 hectares for a new primar y school at no cost to the  
 Local Education Authority; 
b) Construction costs for a 300290 place s that arise from the development to 

contribute toof a 420 place  primary school with provision for early years; 
c) A site of 1.0 hectare for community uses includi ng provision of a multi- 
 purpose community building; and 
d) Contribution towards sporting and leisure facili ties. 

 
3.85 The creation of an urban extension requires that residents and workers have access to a 

range of community facilities within easy walking or cycling distance.  This will discourage 
trips by car for essential local purposes.  It is also important that, as far as is possible, the 
development of the site does not result in unacceptable pressure on existing services and 
facilities within Cullompton and the surrounding area.  This policy sets out the requirements 
for provision of community facilities within the development site and elsewhere in the town.  

 



3.86 The provision of a new primary school in the urban extension will be required in order to 
provide local educational facilities for the resident school age children.  The policy requires 
that the land for the school is serviced and provided free of charge to the education authority, 
within the timing of provision set out in the phasing policy and the adopted masterplan SPD.   

 
3.87 Development of this site will lead to an increase in pressure on existing facilities and demand 

for new provision.  The construction of a community centre and provision of equipped and laid 
out public open space will be required within the site.  The location of community facilities will 
be considered as part of the masterplanning process has been established within the 
masterplan for the site, to ensure the highest level of access for residents and other users.  

 
Policy CU5 

 
North West Cullompton Carbon Reduction and Air Qual ity 

 
The development of North West Cullompton will be re quired to implement a Carbon 
Reduction and Low Emissions Strategy at the expense offunded by  all new 
development in the site.  This will propose measure s to minimise the overall carbon 
footprint of the development, making provision for sources of decentralised onsite 
renewable or low-carbon energy and ensure that impa ct of the site on air quality is 
acceptable, such as: 
 
a) Renewable and low carbon energy to provide a pro portion of the site’s energy use; 
b) Measures to ensure that residents, employees and  businesses are   

 encouraged to travel in the most sustainable fashi on, including travel plans, 
information, car clubs, lift-sharing and infrastruc ture for low emission vehicles; 

c) Measures to encourage the sustainable treatment of waste; 
d) Measures to manage the impacts of construction; 
e) Offsite tree planting  where sufficient cannot be accommodated onsite ; 
f) Energy improvements to existing buildings; 
g) Other measures to capture or mitigate carbon emi ssions and air quality  
 impacts from development. 
 

3.88 The construction and use of buildings has major implications for the use of non-renewable 
resources.  Fifty percent of the UK’s carbon emissions come from the construction and 
operation of the built environment.  As the population increases and climate changes, there is 
a clear need to mitigate and adapt to climate change through effective carbon reduction and 
other methods.  

 
3.89 The Government has made a commitment to achieving zero carbon housing by 2016, with all 

emissions from regulated sources such as heating, hot water and lighting to be reduced to 
zero by this time.  While changes to construction are to be introduced through the Building 
Regulations, Policy CU5 ensures that other methods of carbon reduction are also considered 
and incorporated into the development where appropriate, such as carbon offsetting, travel 
plans and design which encourages sustainable ways of living.  The combination of planning 
and building control should ensure a sustainable development that minimises carbon 



emissions from both housing and associated transport.  Further detail will be required through 
the masterplanning exercise and subsequent planning applications.  

 
3.90 Cullompton was declared an Air Quality Management Area (AQMA) in 2006 and an Air 

Quality Action Plan was published in 2010. An assessment of the air quality impact of the 
potential development proposed in the Local Plan was undertaken in 2014. Findings indicate 
that no significant cumulative air quality effects, including the impact of the North West 
Cullompton development is anticipated as a result of the development of sites set out in the 
Local Plan. 

 
Policy CU6 

 
North West Cullompton Phasing 

 
A phasing strategy will be required for the develop ment of North West Cullompton to 
ensure that the development and infrastructure come  forward in step, minimising the 
impact of development while ensuring that the devel opment remains viable.  The 
strategy should take account of the following requi rements, variation of which will 
have to be carefully justified.  Development shall be subject to the following: 
 
a) Provision of affordable housing will be in broad  step with the market   
 housing; 
b) Provision of all serviced self-build plots after  the ‘through route’ linking  
 Tiverton Road to Willand Road is operational; 
c) Provision of commercial development  after the delivery of the first 500 houses and 

prior to the delivery of the first 800 houses  in s tep with housing , at a rate of at 
least 0.91 hectare per 150350 occupied dwellings  thereafter ; 

d) Provision of 8.8 hectares of strategic green infrastructure including broadly in step 
with development, with  equipped public open space  and one playing pitch prior to 
the occupation of no more than provided at a rate o f at least 1 hectare per 500200  
dwellings; 

e) Occupation of no more than 400 dwellings before the  Iimplementation of local  
 bus service improvements  prior to the occupation of no more than 500 dwelli ngs 
and strategic bus service enhancements phased with development ; 

f) Occupation of no more than 500300 dwellings before the opening of a ‘through 
route’ linking Willand Road to Tiverton Road  and the delivery of traffic 
management measures on Willand Road ;  

g) Transfer of  serviced  land for a primary school together with right of access  to the 
Local Education Authority prior to the  commencement of the  occupation of any 
housing development on the site, and transfer of funding fo r education facilities in 
instalments; and 

h) The necessary sustainable urban drainage feature s, and linking pipe work is  
 integrated and phased appropriately in step with d evelopment  and, where 
required, temporary measures should be taken during  construction to protect 
downstream areas from additional water run-off . 

i)     Provision of M5 access improvements before a ny dwellings are occupied and 
thereafter broadly in step with development.  



 
 
3.91 The phasing of development will have an important impact on the surrounding area, but it will 

also impact on the economic viability of the development.  The policy sets out the general 
approach to phasing, with more detail being provided within the adopted masterplan SPD 
February 2016.  However, this will need to be supplemented by a phasing strategy prepared 
as part of the masterplanning of the development.  Legal obligations and planning conditions 
will be used to control these phasing requirements.  

 
3.92 The provision of transport links and improvements is a key element of the development.  In 

addition to the need to minimise traffic generation from new development, it will also be 
necessary to carry out improvements to existing infrastructure to ensure that there is sufficient 
capacity available in order to cope with increased usage.  

 
3.93 The provision of public transport to connect the site to the rest of the town and the wider area 

is an important part of the strategy to improve the overall sustainability of the urban extension 
and the town generally.  The North West and East Cullompton urban extensions together will 
generate a significant increase in potential users of public transport.  Accordingly, 
enhancements to the bus service will need to be implemented at an appropriate point in the 
development, before the occupation of no more than 300 500 dwellings.  

 
3.94 The creation of a through route linking Tiverton Road and Willand Road will serve an 

important function connecting the site to the wider highway network, providing a bus route 
and serving as a link from south west Cullompton to the north.  A through route should be 
completed before the occupation of the 300 500th dwelling. Devon County Council queue 
length monitoring at junction 28 of the M5 motorway indicates congestion at the AM peak. 
The development will need to mitigate its impact upon the junction’s capacity through 
implementation of an improvement scheme, either to the existing junction or in the form of 
more extensive junction improvement works involving a second overbridge required in 
connection with development east of Cullompton under policy CU7.  

 
3.95 The development will generate the need for additional primary school provision over and 

above existing need requirement within the town.  To ensure that reliance on car based trips 
is reduced, it is important to ensure that this is provided within close proximity of new 
dwellings within the urban extension.  It will therefore be a requirement that land is transferred 
to the Local Education Authority with right of access before any houses are occupied the 
development commences. 

 
3.96 Commercial development will be provided in step with housing to ensure that facilities for 

older people and new jobs are delivered alongside the rising population of the town.  
Affordable housing, including extra care housing and gypsy and traveller pitches, will be 
provided at a rate of approximately 25%, in step with the market housing.  Serviced plots for 
self-build should not come forward until after the through route linking Tiverton Road to 
Willand Road has been provided, as the sale of serviced plots will not generate sufficient 
funds to pay for road infrastructure and it is important not to impede the ability of standard 
housing development to progress and deliver the road at an early stage. 

 

 



Policy CU7 

 
East Cullompton  

 
A site of 160 hectares to the East of Cullompton is  allocated for mixed use 
development subject to the following: 
 
a) 2100 1,750 dwellings within the plan period and further develo pment of at least 500 

850 dwellings post-2033;  
b) 28% affordable housing to include extra care hou sing and at least ten pitches for 

gypsies and travellers, subject to viability;  
c) 5% of housing to be provided as serviced plots f or sale to self-builders; 
d) 20,000 square metres commercial floorspace withi n the plan period and  
 a further 12,000 post-2033, to include a care home  or retirement complex,  
 appropriately scaled retail development and other suitable uses such as  
 offices and a hotel or leisure development; 
e) Provision of at least 40 hectares strategic gree n infrastructure; 
f) Transport provision to ensure appropriate access ibility for all modes,   
 including a new or improved access and egress onto  the M5 motorway and  
 pedestrian and cycling links across the motorway t o the existing town; 
g) Environmental protection and enhancement and noi se mitigation where  
 necessary; 
h) Assessment of land contamination and remediation  if necessary; 
i) Land and facilities for community use including a new primary school to  
 meet local needs arising; 
j) Contributions towards expansion of local seconda ry education facilities to meet 

needs arising;  
k) Carbon reduction and air quality improvements;  
l) Archaeological investigation and appropriate mit igation; 
m) An agreed phasing strategy to bring forward deve lopment and    
 infrastructure in step and retain the overall viab ility of development; and 
n) Comprehensive Masterplanning of the development including at least two stages 

of public consultation and adoption of the Masterpl an as a Supplementary 
Planning Document, before any planning application is determined.  

 
3.97 There is currently little development in Cullompton to the east of the motorway.  This large 

area is predominantly agricultural land made up of multiple fields with hedgerows and some 
mature trees.  While the loss of greenfield land is regrettable, Mid Devon is a rural district with 
insufficient brownfield land to meet the identified housing and employment needs of a growing 
population.  The quality of the agricultural land in this area is mixed, falling predominantly 
within Grades 3a and 3b, and there are no alternative sites that could deliver this level of 
development.  There are a number of streams on the site but no significant areas of flood 
plain.  The Landscape Appraisal notes that the site is part of an area of gently undulating 
land, which is difficult to perceive in the surrounding landscape.  Although visible from limited 
locations within the Blackdown Hills AONB to the east and high ground to the north-west of 
Cullompton, given the low levels of visibility of the site, phased development beginning from 
the west is acceptable.  Nevertheless, development of this site must be carefully planned to 
ensure that impact on the landscape is minimised through appropriate landscaping and 
ensuring that areas at risk of flooding remain undeveloped.  



 
3.98 Development in Cullompton is severely constrained by the limited capacity at Junction 28 of 

the motorway, in addition to traffic congestion and poor air quality in the town centre.  This 
development, in combination with the urban extension to the northwest of Cullompton, 
presents an opportunity to resolve town centre traffic problems and provide an alternative 
means of access onto the M5.  The Council has been working closely with statutory 
consultees to ensure emerging proposals for junction 28 M5 improvements are appropriately 
designed.  

 
3.99 This development will also provide affordable housing including extra care housing and gypsy 

and traveller pitches, contributing to the needs identified in the Infrastructure Plan, Strategic 
Housing Market Assessment and the Gypsy and Traveller Accommodation Assessment.  In 
addition, provision of around 130 serviced plots for self-builders will diversify the choice of 
housing for potential residents, providing a low cost and reasonably straightforward option for 
those who wish to build their own home.  However, the provision of highways infrastructure is 
fundamental to the delivery of this scheme, and the Council will negotiate on the proportion of 
affordable housing and self-build plots if necessary to ensure the viability of development.  

 
3.100 The Council will consider a range of commercial uses on this site, subject to masterplanning.  

The Kingsmill area is a well-established employment centre and further industrial, 
warehousing and office development may be appropriate where the urban extension adjoins 
this development and the allocated site at Week Farm.  In addition, a development of this size 
will require small-scale retail development to meet local needs.  The site should also include a 
residential care or nursing home to provide accommodation for the aging population, or 
another form of development for the elderly which generates sufficient jobs.  Self-contained 
retirement apartments that include little or no onsite care will not be considered to constitute 
commercial development because they do not provide a significant number of jobs, but a 
retirement ‘village’ or complex may be classed as commercial development if there will be a 
range of facilities and care services onsite.  The site may also include other leisure or 
hospitality uses in addition to community facilities, a new primary school and various forms of 
open space.   

 
3.101 A masterplanning exercise will be essential to consider all the requirements of the 

development in more detail, including the phasing of infrastructure.  The Local Plan sets out a 
framework for the development, but leaves many details for later consideration.  The 
preparation of a masterplan in consultation with stakeholders, including the local community, 
is an important step in achieving a comprehensive development with wider community 
benefits.  The Council will resist ad-hoc development of phases with no reference to the 
overall vision and development strategy for the urban extension.  The developers will be 
expected to produce a number of further studies and surveys to support the masterplan and 
work in partnership with the Council to achieve its adoption as a Supplementary Planning 
Document.   

 
Policy CU8 

 
East Cullompton Transport Provision  

 



As part of the development of East Cullompton, cont ributions towards or delivery of 
the following transport infrastructure will be prov ided by all new development within 
the site: 
 
a) Provision of mitigation measures to ensure only acceptable impacts occur to J28 

of the M5 as a result of traffic generated from the  site; 
b) Provision of appropriate highway improvements on  roads around the   
 development to ensure any unacceptable traffic imp acts are mitigated; 
c) Reopening of Cullompton Railway Station; 
d) Provision of a network of streets linking to the  existing highway network,  

 and appropriate mitigation to reduce impacts on th e existing road network such as 
Honiton Road; 

e) Provision of bus, pedestrian and cycle routes at  appropriate locations   
 throughout the development, creating an attractive , permeable network  
 for non-car modes travelling within, into and out of the area; 
f) Safe and attractive cycle and pedestrian links t o and from the town centre and 

within the mixed-use urban extension; 
g) Creation of safe and attractive pedestrian and c ycle links between the   
 development and the Kingsmill Industrial Estate; 
h) Implementation of travel plans and other non-tra ditional transport   
 measures to minimise carbon footprint and air qual ity impacts; 
i) Bus service enhancements within, into and out of , the mixed-use urban  
 extension, linking to Cullompton town centre; 
j) Bus service enhancements between Cullompton, Exe ter, Tiverton Parkway and 

Tiverton. 
 
3.102 The provision of appropriate transport infrastructure is a key requirement of the development.  

This must ensure that there is sufficient long-term capacity for vehicles travelling onto, off and 
across the motorway.  A well-functioning road network will also ensure that this is an 
attractive location for new development, minimising the impact on adjoining uses and 
providing sustainable development that benefits the wider community.  The reopening of 
Cullompton Railway Station is also a key part of the development strategy for revitalisation of 
the town, attracting inward investment and increasing opportunities for the use of sustainable 
modes of transport.  East Cullompton, as the largest strategic allocation within the plan, is 
required to make contributions towards the reopening of the station, thereby providing future 
residents of the site with access to alternative modes of transport.  The Council recognises 
that the high infrastructure costs of this site will not solely be funded by the development.  As 
has been the case on other strategic sized sites, the Council will work with its partners and 
the development industry to secure external funding to ensure the delivery of the necessary 
infrastructure. 

 
3.103 The development should be served by an attractive, convenient and safe network of 

sustainable transport routes, including bus, cycle and pedestrian.  Streets appropriate for 
frequent bus routes should be provided so that as far as possible, all buildings are within 400 
metres of bus stops.  These will need to be designed as part of the masterplanning process.  
It is equally important that there is access to safe and direct cycle and pedestrian routes 
within the urban extension, linking together the dwellings, commercial uses and services.  
This can be achieved through the creation of off-road routes and also by ensuring that streets 
are designed appropriately for safe walking and cycling.  

 



3.104 The provision of green infrastructure as set out in Policy CU9 will provide opportunities for off-
road cycling and walking routes.  These should be integrated into existing and proposed 
networks as far as possible.  The creation of additional public rights of way should be 
examined.   

 
3.105 Developers will be expected to prepare and implement travel plans for the development as a 

whole and for its constituent parts, to promote non-traditional measures relating to transport 
that can help minimise the development’s carbon footprint and its impacts on air quality.  

 
Policy CU9 

 
East Cullompton Environmental Protection and Green Infrastructure  

 
As part of the development of East Cullompton, the following environmental protection 
and enhancement measures will be implemented at the  expense of all new 
development within the site: 
 
a) Measures to protect and enhance trees, hedgerows  and other environmental 

features which contribute to the character and biod iversity, maintaining a wildlife 
network within the site and linking to the surround ing countryside; 

b) An area of 40 hectares for strategic green infra structure, laid out and   
 managed with an appropriate mix of public parkland , open space,   
 landscaping and local nature reserve; 
c) Areas of equipped and laid out public open space , totalling 0.4 hectares of  
 equipped children’s play, 0.12 hectares for teenag e facilities, 6 hectares  
 amenity green space, 9 hectares of parks, sports a nd recreation grounds,   
 and 1.5 hectares of allotments;  
d) Protection and enhancement where possible of exi sting Public Rights of  
 Way; 
e) Appropriate screening and landscaping for proper ties adjacent to the M5; 
f) Appropriate provision of a sewerage system to se rve the development and a 

strategically designed, and phased, Sustainable Urban Drainage Scheme to deal 
with all surface water from the development and arr angements for future 
maintenance; and  

g) A strategic landscaping and tree planting scheme  to mitigate landscape  
 impact, protect the setting of the Blackdown Hills  Area of Outstanding Natural 
Beauty, and enhance biodiversity and the character of development ; and 

h)    Design solutions which respect the settings of list ed buildings adjoining the site..  
 

3.106 The area proposed as green infrastructure on this site will include land managed for public 
access and biodiversity, and will provide a new recreation facility for the town.  There are a 
number of potentially species rich hedgerows and mature trees within the site, and further 
detailed study of these features will be necessary to confirm their potential.  The layout of 
development should promote the continued use of wildlife corridors, including watercourses, 
acting to prevent their fragmentation and providing appropriate treatment where such 
corridors cross roads and other linear features.  There is potential for off-road cycle and 
pedestrian routes to follow these features, helping maintain their integrity. 



 
3.107 There are various areas of narrow flood plains associated with watercourses running across 

the site. For some of the small watercourses, a flood risk assessment will need to consider 
the potential of flooding as the current extent is unknown. These watercourses do not take up 
a significant area but the layout of the development will need to take flood plains into account.  
Areas of floodplain should be retained as part of the strategic green infrastructure providing 
wildlife corridors to other areas.  The urbanisation of the area has the potential to increase 
surface water run-off elsewhere, through the loss of permeable surfaces.  The inclusion of a 
sustainable urban drainage scheme approach for the entire development will ensure that 
there is no additional run-off from the site as a result of development.  Sustainable urban 
drainage schemes usually involve the provision of ponds, swales and other soft areas which 
can serve as a dual use for public open space and can be incorporated into wildlife networks.  
A strategy for dealing with surface water must be prepared as part of the masterplanning of 
the site to determine the number, size and location of the required SUDS features.  The role 
of landscaping and tree-planting in flood prevention and carbon reduction should also be 
recognised in the development. 

 
3.108 The development of this site will have an impact on the character of the area.  The 

incorporation of appropriate screening, landscaping and tree planting will act to mitigate this 
and should be designed to support high quality green infrastructure areas, and wildlife 
corridors and noise attenuation.  Tree planting will also act to collect carbon dioxide, helping 
to reduce the overall carbon footprint of the scheme. Two listed buildings are adjacent to the 
northern boundary of the site. The setting of these will need assessment and protection as 
part of the layout and design work associated with the masterplanning exercise, and  
subsequent planning applications.  

 

Policy CU10 

 
East Cullompton Community Facilities  

 
As part of the development of East Cullompton, the following community infrastructure 
will be provided at the expense of all new developm ent within the site: 
 
a) A site of 2.5 hectares for a new primary school at no cost to the Local   
 Education Authority; 
b) A site of 2 hectares for a shopping and communit y centre, and the   
 provision of a multi-purpose community building fo r youth, children and  
 other community uses; 
c) Construction costs for a 650 place primary school o r two 325 place primary 

schools, including provision for early years educat ion;Construction costs for a 
primary school of at least 630 places plus addition al early years provision. The 
required primary school capacity should be delivere d through the provision of 
either one or two schools;  

d) Contributions towards the expansion of secondary  education facilities in  
 the local area; 
e) Contributions towards the expansion or improveme nt of local library   
 services; and 
f) Contribution towards sporting and leisure facili ties. 

 



3.109 The creation of an urban extension requires that residents and workers have access to a 
range of community facilities within easy walking or cycling distance.  This will discourage 
trips by car for essential local purposes.  It is also important that, as far as is possible, the 
development of the site does not result in unacceptable pressure on existing services and 
facilities within Cullompton and the surrounding area.  This policy sets out the requirements 
for provision of community facilities within the development site.  

 
3.110 The provision of a new primary school in the urban extension will be required in order to 

provide local educational facilities for the resident school age children.  The policy requires 
that the land and construction costs for the school are provided to the education authority, 
within the timing of provision set out in the phasing policy.  The development of 2,600 
dwellings is expected to give rise to 390 additional secondary school places and a 
contribution towards the expansion of Cullompton Community College will be required.  The 
Masterplanning of the development will determine the phasing of secondary school 
contributions.   

 
3.111 The level of community facilities in Cullompton has improved in recent years with the opening 

of the Hayridge Centre (incorporating the library), Cullompton Community Centre and The 
Walronds manor house and garden.  2,600 dwellings at East Cullompton will increase the use 
of these facilities and generate need for additional locally accessible community facilities east 
of the motorway.  In addition to a neighbourhood centre which provides a range of shopping 
and community facilities, a contribution will be required towards the expansion or 
improvement of the town library. The need for additional health care provision could be 
accommodated within the community facilities.  

 

Policy CU11 
 
East Cullompton Carbon Reduction and Air Quality 

 
The development of East Cullompton will be required  to implement a Carbon 
Reduction and Low Emissions Strategy at the expense  of all new development in the 
site.  This will propose measures to minimise the o verall carbon footprint of the 
development, making provision for sources of decent ralised onsite renewable or low-
carbon energy and ensure that impact of the site on  air quality is acceptable, such as: 
 
a) Renewable and low carbon energy to provide a pro portion of the site’s energy use; 
b) Measures to ensure that residents, employees and  businesses are   

 encouraged to travel in the most sustainable fashi on, including travel plans, 
information, car clubs, lift-sharing and infrastruc ture for low emission vehicles; 

c) Measures to encourage the sustainable treatment of waste; 
d) Measures to manage the impacts of construction; 
e) Offsite tree planting  where sufficient cannot be accommodated onsite ; 
f) Energy improvements to existing buildings; and 
g) Other measures to capture or mitigate carbon emi ssions and air quality  
 impacts from development. 

 
3.112 The construction and use of buildings has major implications for the use of non-renewable 

resources.  Fifty percent of the UK’s carbon emissions come from the construction and 
operation of the built environment.  As the population increases and climate changes, there is 



a clear need to mitigate and adapt to climate change through effective carbon reduction and 
other methods.  

 
3.113 The Government has made a commitment to achieving zero carbon housing by 2016, with all 

emissions from regulated sources such as heating, hot water and lighting to be reduced to 
zero by this time.  While changes to construction are to be introduced through the Building 
Regulations, Policy CU11 ensures that other methods of carbon reduction are also 
considered and incorporated into the development where appropriate, such as carbon 
offsetting, travel plans and design which encourages sustainable ways of living.  The 
combination of planning and building control should ensure a sustainable development that 
minimises carbon emissions from both housing and associated transport.  Further detail will 
be required through the masterplanning exercise and subsequent planning applications.  

 
3.114 Cullompton was declared an Air Quality Management Area (AQMA) in 2006 and an Air 

Quality Action Plan was published in 2010. In Cullompton, it is important to note that 
exceedances of pollutants are only along Fore Street, near the junction with the High Street 
and Tiverton Road. In the majority of other areas, pollutant concentrations have been 
monitored to be well below air quality objectives. An assessment of the air quality impact of 
the potential development proposed in the Local Plan was undertaken in 2014. Findings from 
this report indicate that the development of a new community at East Cullompton would not 
have a significant effect on the Cullompton AQMA. However during the masterplan design of 
the new community, the potential for air quality effects should be considered, in particular, the 
distance between the residential properties and the M5 should be selected to avoid adverse 
air quality impacts. Highway infrastructure improvements should also accompany the 
development to ensure capacity is increased to limit congestion on the local road network.  

 
 

Policy CU12   

 
East Cullompton Phasing 

A phasing strategy will be required for the develop ment of East Cullompton to ensure 
that the development and infrastructure come forwar d in step, minimising the impact 
of development while ensuring that the development remains viable.  The strategy 
should take account of the following requirements, variation of which will have to be 
carefully justified.  Development shall be subject to the following: 
 
a) Provision of affordable housing will be in broad ly  in step with the market  
 housing; 
b) Provision of all serviced self-build plots after  strategic highways   
 infrastructure has been completed; 
c) Provision of commercial development in step with  housing, at a rate of at  
 least 1 hectare per 500 occupied dwellings; 
d) Provision of strategic green infrastructure broa dly in step with development, with 

public open space provided at a rate of at least 1 hectare per 150 dwellings or 
phased to deliver a larger area of multi-functional  public open space at a suitable 
stage in the development;  

e) Implementation of bus service improvements in st ep with housing   
 development, provided in appropriate instalments; 



f) Provision of the first phase of comprehensive M5 access improvements before any 
dwellings are occupied, followed by strategic highw ays infrastructure broadly in 
step with development; and  

g) Transfer of serviced land together with right of access for a primary school (s) at 
no cost to the Local Education Authority prior to t he first occupation of residential 
development, with necessary funding to construct th e facilities being paid to the 
Local Education Authority in appropriate instalment s.  

 
3.115 The phasing of development will have an important impact on the surrounding area, but it will 

also impact on the economic viability of the development.  The policy sets out the general 
approach to phasing.  However, this will need to be supplemented by a phasing strategy 
prepared as part of the masterplanning exercise, which may justify different phasing 
arrangements following more detailed analysis of infrastructure needs and the viability of 
development.  Legal obligations and planning conditions will be used to control these phasing 
requirements.  

 
3.116 The provision of transport links and improvements is a key element of the development.  In 

addition to the need to minimise traffic generation from new development, it will also be 
necessary to carry out improvements to existing infrastructure to ensure that there is sufficient 
capacity available in order to cope with increased usage. Improved access onto the motorway 
will be required early in the development at substantial cost, which may cause some delay in 
the provision of other forms of infrastructure.  Devon County Council’s Strategic Highways 
Option Report (2014) sets out an initial assessment of the various elements phasing of 
transport infrastructure needed to service the site.  A scheme, referred to in the report and 
scheduled to be delivered during 2014/15, only provides sufficient capacity for the allocations 
contained with the previous Local Plan.  A signalisation scheme at junction 28 of the M5 was 
undertaken in 2015. However this scheme does not produce junction capacity to 
accommodate this development. The first phase referred to in criterion (f) above therefore 
only relates to the subsequent highway works set out in the Devon County Council report. 
The Council has been working closely with statutory consultees to ensure emerging proposals 
for junction 28 M5 improvements are appropriately designed. 

 
3.117 While East Cullompton developers will be expected to pay for most of the infrastructure 

associated with this development through a Section 106 legal agreement, the Town Centre 
Relief Road was allocated in the previous Local Plan and was required in response to other 
developments in and around Cullompton.  With the allocation of East Cullompton, a larger 
area is available within which to locate the relief road as it is proposed as part of the transport 
mitigation in connection with this allocation. it may now be possible to deliver the relief road 
on the eastern side of the motorway, possibly as part of the transport mitigation to serve East 
Cullompton.  Dependent on the final route option, the relief road may be either east or west of 
the motorway. Development contributions are proposed via planning obligations on East 
Cullompton and NW Cullompton developments.  may either by funded by the development of 
East Cullompton or through the Community Infrastructure Levy.  In addition, the Council will 
seek external sources of funding to help bear the cost of highways works that are needed 
early in the East Cullompton development, as these are critical to the delivery of this strategic 
site. 

 
3.118 The provision of public transport to connect the site to the rest of the town and the wider area 

is an important part of the strategy to improve the overall sustainability of the urban extension 
and the town generally.  The North West and East Cullompton urban extensions together will 



generate a significant increase in potential users of public transport, including rail should the 
provider decide to reopen a station for the town.  Enhancements to the bus service will need 
to be implemented at appropriate points in the development, phased according to the delivery 
of housing.  

 
3.119 The development will generate the need for additional primary school provision, which may be 

in the form of one large school or two smaller primary schools delivered at different stages in 
the development.  To ensure that a suitable location for the school is safeguarded early in the 
development and its construction phased according to arising need, the serviced land should 
together with right of access be transferred to the Local Education Authority before any 
dwellings are occupied and its construction costs paid in instalments.  

 
3.120 Commercial development will be provided in step with housing to ensure that jobs and 

facilities for older people are delivered alongside the rising population of the town.  Subject to 
viability, affordable housing will be provided at a rate of approximately 25%, in step with the 
market housing.  Serviced plots for self-build should not come forward until after strategic 
highways infrastructure has been provided, as the sale of serviced plots will not generate 
sufficient funds to pay for new roads and it is important not to impede the ability of standard 
housing development to progress and deliver the roads at an early stage.   

 

Policy CU13 
 
Knowle Lane  
 

A site of 9.8 hectares at Knowle Lane is allocated for residential development subject 
to the following: 
 
a) 315 296 dwellings with 35% affordable housing; 
b) Provision of 2.7 hectares of green infrastructur e, to include the retention of land in 

the floodplain as informal amenity open space; 
c) Measures to protect and enhance trees, hedgerows  and other    
 environmental features which contribute to the cha racter and    
 biodiversity, maintaining a wildlife network withi n the site and linking to  
 the surrounding countryside; 
d) Provision of access route up to and adjoining th e existing development to the east 

of the site and the allocation to the south west (P olicy CU14); 
e) Provision of at least two points of vehicular ac cess to the site; 
f) Provision of cycle and pedestrian links within t he development and linking to the 

wider transport network; 
g) Provision of a community building;  
h) Implementation of a Travel Plan and other measur es to minimise carbon  
 footprint and air quality impacts; and 
i) The necessary sustainable urban drainage feature s, and linking pipe work is 

integrated and phased appropriately in step with de velopment.  
j) Provision of M5 access improvements before more than 266 dwellings are 

occupied.  
 



3.121 Knowle Lane is a greenfield site located on the west of Cullompton and directly to the west of 
a development at Knowle Lane known as Kingfisher Reach. The site lies between the 
southern side of Tiverton Road and Ponsford Lane and the northern side of Knowle Lane. A 
water course (Crow Green Stream) runs west to east through the central part of the site. The 
land rises northwards and southwards from the watercourse. The existing boundary is made 
up of trees and hedges.   

 
3.122 Planning permission has been granted for 285 266 dwellings on a large part of the site, with 

35% affordable housing.  Its delivery is not dependent upon further M5 access improvements. 
Any revised scheme will be subject to the same affordable housing criteria as previously 
applied.  The remaining part of the site has been confirmed as available and is also likely to 
come forward in the plan period, a total site commitment of 315 296 dwellings. The consented 
site is considered the primary access route for the remaining part of the site and the adjoining 
allocation at Ware Park and Footlands (Policy CU14). Any planning applications will need to 
ensure suitable vehicular access arrangements are provided up to and adjoining the 
boundary with the adjacent sites in order to avoid the creation of any ransom strips.    

 
3.123 The protection and enhancement of existing green infrastructure should be carried out where 

possible. This will entail the protection of existing watercourses, hedgerows and trees and the 
retention of the area of floodplain as an area of informal amenity open space. 

 



Policy CU14 
 
Ware Park and Footlands  

 
A site of 2.1 hectares at Ware Park and Footlands i s allocated for residential 
development subject to the following: 
 
a) 38 dwellings with 28% affordable housing; 
b) No development until the road through the North West Cullompton site (Policy 

CU1) linking Tiverton Road to Willand Road is fully  in operation  for public use ;  
c) No development until the significant improvement works associated with t he 

provision of access to the East Cullompton allocati on an improvement scheme or 
mitigation measures have been implemented at M5 Junction 28 to the sati sfaction 
of the Highway Authority and the Highways AgencyEngland ; 

d) Archaeological investigation and appropriate mit igation; 
e) Access from adjoining development at Knowle Lane  (Policy CU13); and 
f) Transport assessment and implementation of a tra vel plan and other non-

traditional transport measures to minimise carbon f ootprint and air quality 
impacts.  

 
3.124 This site is located to the west of Cullompton adjacent to the allocated site of Knowle Lane. 

The site is comprised of agricultural fields and Crow Green Stream runs along the northern 
boundary. The site is bounded by established hedge boundaries and is relatively flat. Access 
is only satisfactorily achievable through the Knowle Lane site (Policy CU13).  

 
3.125 A geophysical survey undertaken in support of a planning application in this area identified 

anomalies within the proposed development site that may represent archaeological features, 
some of which may be indicative of industrial activity. In the light of the results of the 
geophysical survey and the presence of prehistoric as well as 18/19th century industrial 
activity recorded to the east in the adjacent development site, any groundworks associated 
with the development of this area have the potential to expose and destroy archaeological 
deposits associated with the known archaeological activity. Archaeological investigation and 
appropriate mitigation will be required.  

 
3.126 Knowle Lane, by reason of its width and alignment, is unsuitable to accommodate additional 

traffic.  Therefore, access to the site should instead be taken through the Knowle Lane 
allocation (Policy CU13) unless the road can be widened to the satisfaction of the Highway 
Authority. Development in this location will impact on Cullompton Air Quality Management 
Area and will require mitigation.   

 
3.127 The site will also impact on the capacity of Junction 28 of the M5 motorway which at present 

cannot accommodate the additional trips generated by this development.  Significant 
improvement works, including provision of a new overbridge, are proposed programmed to 
provide additional junction capacity and access to the East Cullompton allocation (CU7-
CU12).  Once completed, these works should An improvement scheme, being developed by 
Devon County Council is scheduled to be delivered during 2014/15 and should provide the 
additional capacity required.  There are also issues with the capacity of Tiverton Road, and 
specifically the junction with the High Street to accommodate additional levels of traffic.  The 
delivery of a new road through the North West Cullompton site (Policy CU1-CU6), linking 



Tiverton Road to Willand Road, will allow local traffic to be distributed more widely around the 
road network.  To avoid an unacceptable impact on both the M5 and the local road network in 
the short term, this site should only come forward upon completion of both the M5 
improvements and the North West Cullompton through road. 

 

 
Policy CU15 

 
Land at Exeter Road  

 
A site of 1.4 hectares at Exeter Road is allocated for residential development, subject 
to the following: 
 
a) 45 24 dwellings with 28% affordable housing; 
b) Transport assessment and implementation of a tra vel plan and other non- 
 traditional measures to minimise carbon footprint and air quality impacts; and 
c) Archaeological investigation and appropriate mit igation. 

 
3.128 The site consists of land to the south of the housing at the former Toad Hall, extending 

between the steep hillside to the west and Exeter road to the east. Two dwellings in large 
grounds make up a portion of the site, together with an area of underdeveloped open field 
between and behind them. A bowling club is located in the middle of and surrounded by the 
site. Planning permission has been granted for 24 dwellings, though potentially the site could 
accommodate more subject to sufficient capacity being available at J28 of the M5.  The site 
can accommodate 45 dwellings, of which 28% will be affordable.  

 
3.129 The site lies in an area of known prehistoric activity. Any planning application for development 

here should be supported by an appropriate programme of archaeological work to allow the 
significance of any below-ground heritage assets with an archaeological interest to be 
understood along with the potential impact of any development upon them. 

 

 
Policy CU16 

 
Cummings Nursery  

 
A site of 2.78 hectares at Cummings Nursery is allo cated for residential development, 
subject to the following: 
 
a) 120 100 dwellings with 3530% affordable housing; 
b) Retention of land in the floodplain as green inf rastructure and informal amenity 
open space; 
c) Appropriate noise mitigation and sound proofing to minimise the impact of the 

adjacent motorway;  
d) Archaeological investigation and appropriate mit igation; and 



e) Transport assessment and implementation of a tra vel plan and other non- 
 traditional measures to minimise carbon footprint and air quality impacts. 
 
 

3.130 This site comprises a former horticultural nursery located on the edge of Cullompton on the 
eastern side of the motorway.  The site is covered by disused greenhouses. The site has 
outline reserved matters permission for 120 100 dwellings including 3530% affordable 
housing, but has not yet commenced construction. Any revised scheme for the site will be 
required to achieve the same level of affordable housing as previously agreed, unless viability 
evidence proves that this is no longer possible.  Any revised scheme proposing additional 
housing numbers will be subject to capacity at junction 28 of the M5.  

 
3.131 The site lies between the flood plains of the River Culm (and the M5 corridor) and the Culm 

Lea/Riverside Drive housing estate with vehicular access direct from Honiton Road. The site 
is relatively level, falling away to the flood plain to the west. There is a mature native 
hedgerow along the western boundary that separates the site from an area of open space 
that drops down into the flood plain.  

 
3.132 The dwellings are proposed to be erected following the demolition of the existing commercial 

greenhouse buildings on the site, clearance of other infrastructure and remediation of the site. 
The site has fallen into a state of dereliction as it has not been actively used for over 10 years. 
The new vehicular access is proposed from a position at the junction between Culm Lea and 
Riverside Drive. 

 
3.133 The proposed development site lies in a landscape where prehistoric and Roman activity is 

recorded in the Historic Environment Record. The northern part of the site has probably been 
disturbed by the construction of the greenhouses, but the southern part still has potential for 
containing archaeological deposits. Archaeological investigation and mitigation will be 
required.   

 
Policy CU17 

 
Week Farm  

 
A site of 10.7 hectares is allocated for employment  development, subject to the 
following: 
 
a) 15,000 square metres of employment floorspace wi thin use classes B2-B8; 
b) Provision of a vehicular link from the Kingsmill  employment area to Honiton Road; 
c) Development shall not commence until the complet ion of improvements  
  to M5 Junction 28 through signalisation of the sl ip roads east of the  
  motorway; 
dc) Archaeological investigation and appropriate miti gation; 
de) Protection and enhancement of the existing Public  Right of Way;  
ef) Transport assessment and implementation of a trav el plan and other non- 
 traditional measures to minimise carbon footprint and air quality impacts; and 



fg ) Provision of 2 hectares of green infrastructure t o include the retention of  
 land in the floodplain, providing a landscape buff er to the west of the site  
 as an area of informal open space ; and. 
g)    Provision of M5 access improvements before any comm ercial floorspace is 
brought into use.  
 

 
3.134 The site is located east of the M5 motorway, adjacent to an existing area of significant 

employment development. The site could accommodate approximately 15,000 square metres 
of employment floor space. This is a lower density than would be expected for employment 
uses generally and is comparable to that anticipated on the consented adjacent site. 

 
3.135 The site is allocated for B2-B8 use. However, the Council will consider proposals for 

alternative employment-generating uses on their merits.  Development in this location will 
increase pressure on the motorway junction. Signalisation  Development should not 
commence until improvement works programmed at M5 Junction 28 are completewere 
undertaken in 2015. Devon County Council queue length monitoring at junction 28 of the M5 
motorway indicates congestion at the AM peak. The development will need to mitigate it’s 
impact upon the junction’s capacity through implementation of an improvement scheme, 
either to the existing junction or in the form of more extensive junction improvement works 
involving a second overbridge required in connection with development east of Cullompton 
under policy CU7. A transport assessment to accompany a planning application would need 
to consider the impacts on the local and strategic road network including Junction 28 of the 
M5.  

 
 
3.136 This site lies within a landscape that has evidence of prehistoric and Roman activity  

 recorded in the Devon County Historic Environment Record. To the west, recent 
archaeological work has demonstrated the presence of prehistoric and Roman settlement in 
and around Cullompton. There is potential for the site to contain archaeological deposits 
associated with the known prehistoric and Roman activity in the vicinity, so archaeological 
investigation and appropriate mitigation will be required.  

 
3.137 In order to improve accessibility the site will enable the creation of an additional point of 

access linking the site itself, along with the wider Kingsmill employment area, to Honiton 
Road. This is seen as an important advantage of the development of the site that will help to 
relieve pressure on the existing access to the area. 

 
3.138 The site is bounded to the west by the River Ken and its associated floodplain. Development 

of the area of floodplain should be avoided and retained as green infrastructure, which may 
be designed into the development as an informal recreational area for those working at the 
site.    

 

 
Policy CU18 

 
Venn Farm  



 
A site of 4.4 hectares is allocated for employment development, subject to the 
following: 
 
a) 9,00012,000 sqm of employment floorspace within use classes B2  B1-B8; 
b) Suitable vehicular access which directs traffic to and from the site via   
 Saunders Way; 
c) Development shall not be commenced until the com pletion of    
 improvements to M5 Junction 28 through signalisati on of the slip roads  
  east of the motorway;  
cd) Archaeological investigation and appropriate miti gation; 
de) Transport assessment and implementation of a trav el plan and other non- 
 traditional measures to minimise carbon footprint and air quality impacts; 
fe) Measures to protect and enhance trees, hedgerows and other    
 environmental features which contribute to the cha racter and    
 biodiversity, maintaining a wildlife network withi n the site and linking to  
 the surrounding countryside; and 
fg) Retention of areas within the floodplain as green  infrastructure ; and. 
g) Provision of M5 access improvements before any c ommercial floorspace is brought 
into use.  
 

 
3.139 Planning permission was granted in March 2015 for 12,000 sq m of B1, B2 and B8 

floorspace. A reserved matters planning application has been submitted for part of the site.   
The site is located adjacent to the existing Kingsmill Industrial Estate on the east side of the 
M5 Motorway. The site is well contained by natural features comprising existing development 
to the south, the River Culm to the west and an existing track and road to the north and south 
east. The land to the north and east is low lying agricultural land and to the south is the 
remainder of the industrial estate. The western boundary is defined by the River Culm which 
is separated from the M5 motorway by low lying pasture which is predominantly within the 
river flood plain.  

 
3.140 Signalisation Planned improvement works to Junction 28 were undertaken in 2015.will 

accommodate development at Venn Farm and the Highways AgencyEngland has removed a 
holding direction that previously prevented the development from taking place. Devon County 
Council queue length monitoring at junction 28 of the M5 motorway indicates congestion at 
the AM peak. The development will need to mitigate it’s impact upon the junction’s capacity 
through implementation of an improvement scheme, either to the existing junction or in the 
form of more extensive junction improvement works involving a second overbridge required in 
connection with development east of Cullompton under policy CU7. Planning permission 
already granted does not include this requirement however it would apply to any new full or 
outline applications. Access is achievable via Saunders Way, avoiding increased use of 
Kingsmill Road.   

 
3.141 This site lies in an area of archaeological potential and within a floodplain of the River Culm. 

Ground disturbance in this area may expose archaeological and palaeoenvironmental 
deposits, so archaeological investigation and appropriate mitigation will be required. 
Development should provide a habitat buffer in the floodplain and avoid any development 
within the floodplain unless the sequential test required by national policy has been met.  

 



 

Policy CU19 

 
Town Centre Relief Road  
 

A relief road, providing traffic relief to the town  centre, will be provided subject to the 
following: 
 
a) Public consultation exercise before the route of  the road is determined; 
b) Provision of replacement open space and sporting  facilities elsewhere in  
 Cullompton if these are affected; 
c) Provision of a shared use foot and cycleway; and 
d) Measures to protect and enhance trees, hedgerows  and other    

 environmental features which contribute to the cha racter and biodiversity,  
 maintaining a wildlife network on the affected ali gnment and linking to the  
 surrounding countryside.  Appropriate noise measures to mitigate the effects from  
the relief road including the provision of landscap ingProvision of landscaping to 
mitigate the effects of noise from the relief road;  and. 

e) Archaeological investigation and appropriate mit igation.  
 
3.142 The Town Centre Relief Road, previously known as the Eastern Relief Road, is an integral 

part of the development strategy for Cullompton, designed to relieve traffic through the town 
centre in conjunction with a road through the North West urban extension to link Tiverton 
Road to Willand Road.  The evidence in 2010 concluded that a new road to the east of the 
town centre is essential if the objectives of traffic relief, air quality improvement and with it 
town centre enhancement, are to be achieved. It is also important since  the town centre acts 
as a strategic relief route for the M5 during closures resulting in significant congestion. Careful 
consideration will need to be taken in finalising the route, which could be located either side of 
the motorway.  The aim will be to cause minimum impact on the CCA fields and acceptability 
in terms of flood risk and flood flows..  Devon County Council is producing a Flood Risk 
Assessment and will consult on the options for the exact route of the road should the final 
route impact on the loss of sports or open space, replacement provision will need to be made 
available in a suitable location.  At the planning application stage, safety measures such as 
the closure of the relief road via an automated system prior to its flooding may need to be 
considered. The Council has been working closely with statutory consultees to ensure 
emerging proposals for junction 28 M5 improvements are appropriately designed. 

 
3.143 Cullompton is facing the same traffic issues now as it was when the previous Local Plan was 

being prepared.  Additional housing development has now taken place at Knowle Lane and 
Tiverton Road, contributing to Junction 28 improvements and funding for the Town Centre 
Relief Road, but work on the road has not yet commenced.  The delivery of the road depends 
upon the delivery of the North West and East urban extensions and development elsewhere.  
The road is likely to be funded by either developer contributions or Community Infrastructure 
Levy as well as external sources of funding sought by the Council. 

 
3.143a If the final route of the road is located on the western side of the motorway, there is the 

potential for impact on the settings of nearby listed buildings and the Cullompton conservation 
area.  The extent of any impact will depend on the road’s design and elevation above the 
flood plain, and therefore the final scheme will need to incorporate design solutions which 



mitigate such impacts.  The site also lies in an area known to have been occupied since at 
least the Roman era, the area potentially containing archaeological deposits from this period 
onwards.  Archaeological investigation and mitigation will therefore be required. 

 
Policy CU20 
 
Cullompton Infrastructure  

 
The Council will promote the reopening of the Cullo mpton Railway Station.  A site for a 
new railway station north of Station Road is alloca ted for this purpose. 
The Council will use developer funding via planning obligations and the Community 
Infrastructure Levy and planning obligations where appropriate, seek external sources 
of funding and work with partners to deliver the fo llowing infrastructure for 
Cullompton: 
 
a)  Provision of a Town Centre Relief Road and impl ementation of other   
 measures in the Cullompton Air Quality Action Plan ; 
b)  Mitigation to reduce traffic impacts on the Tru nk and Local Road network in  
 association with the East Cullompton Urban Extensi on and other Cullompton 
allocations ; 
c)  Town centre regeneration and enhancement; 
d) Extra care housing provision; 
e)  Expansion of library facilities; 
f)  Primary and secondary education facilities; 
g) Public open space and green infrastructure; 
h)  Bus service enhancements; 
i)  Provision of railway and bus interchange; 
j)  Expansion of emergency fire and rescue services ;  
k)  Provision of healthcare facilities; and 
l)  Community facilities including sports and leisu re facilities ; and 
m) .Provision of works to reduce flood risk.  

 
3.144 Strategic Local Plan sites will be required to pay for specific items of infrastructure that are 

necessary to make the development acceptable via planning obligations.  Other development 
(if eligible) will be charged the Community Infrastructure Levy (CIL) at a rate per square 
metre.   CIL funds will be spent according to a prescribed list of infrastructure projects or 
types of infrastructure.  

 
3.145 The Council’s strategic infrastructure policy is set out earlier in the Local Plan under Policy 

S8, but there are infrastructure requirements specific to Cullompton that are listed under 
Policy CU20.  The Council will use CIL, planning obligations for strategic sites and other 
sources of funding to deliver the infrastructure listed wherever possible.  Where another 
organisation is responsible for delivering the infrastructure required as a result of new 
development, the Council will work in partnership with the relevant bodies to ensure that 
infrastructure needs associated with development are addressed appropriately.    

 



3.146 The Local Transport Plan includes a long-term aspiration to reopen Cullompton Railway 
Station.  The Local Plan allocates land north of Station Road as a possible site for the new 
station, including land for a car park.  There is also an aspiration to provide a bus interchange 
for the town which could be provided in the same location.  The Council will work with Devon 
County Council and other partners to achieve this objective.     

 

Policy CU21 

 
Land at Colebrook      CONTINGENCY SITE 

 
A site of 4.8 hectares at Colebrook is identified a s a contingency site for residential 
development to be released in accordance with Polic y S4, subject to the following: 
 
a) 100 dwellings with 28% affordable housing;  
b) The development shall not commence until the Town Centre Relief Road has been 

provided;completion of the North West Cullompton th rough route linking Tiverton 
Road to Willand Road;  

c) Provision of two points of access from Siskin Ch ase; 
d) Provision of 1.1 hectares of green infrastructur e, to include the retention of land 
 in the floodplain as informal amenity open space a nd for Sustainable Urban  
 Drainage provision; 
e) Measures to protect and enhance trees, hedgerows  and other environmental  
 features which contribute to the character and bio diversity, maintaining a  
 wildlife network within the site and linking to th e surrounding countryside; 
f) Archaeological investigation and appropriate mit igation; and 
g) Transport assessment and implementation of trave l plans and other measures to 
 minimise carbon footprint and air quality impacts.  

 
3.147 The site is currently used for agricultural land and is adjacent to the Cullompton settlement 

limit. Colebrook Lane bisects the site, and the field boundaries and edging of the site are 
mainly comprised of hedgerows and trees. The site is fairly flat from Colebrook Lane to the 
south, but gently slopes towards the west, with land rising to the north.  

 
3.148 This site is identified as a contingency site, to be released in accordance with Policy S4. 

Whilst the site is considered deliverable it is not allocated as one of the main sites for 
Cullompton as other allocations are strategically preferable, being of a size and location to 
deliver significant highways improvements which benefit the whole town.  

 
3.149 If this site comes forward for development, it must contribute to the provision of offsite 

highways infrastructure.  Development in this location has the potential to place pressure on 
the capacity of both the strategic and local road network.  Devon County Council has 
therefore stipulated that development should only take place providing there is sufficient 
network capacity. If released, the site will need to be phased to come forward after further 
access to M5 access improvements are implemented.  Any application for development must 
undertake an assessment of the impact of the proposal on both the capacity of the local road 
network and Junction 28 of the M5 and permission will only be granted where there are no 
significant adverse impacts which cannot be mitigated.  Site commencement will also need to 
be deferred until after the icompletion of the through route linking Willand Road to Tiverton 
Road, which is being provided as part of the North West Cullompton allocation.  The site is 



expected to contribute to the provision of off-site highways infrastructure. Development in this 
location would increase traffic through the town centre, so would not be permissible until the 
Town Centre Relief Road has been provided, offering an alternative route. The development 
would also be expected to provide two points of access from Siskins Chase.  

 
3.150 There is an area of floodplain on the southern edge of the site and it is proposed that this is 

incorporated into the 1.1 hectares of Green Infrastructure. Measures will also be necessary to 
protect existing environmental features including trees, hedgerows and the stream.  

 
3.151 Archaeological investigations in the vicinity have demonstrated the presence of extensive and 

significant prehistoric and Romano-British sites. The Historic Environmental Record suggests 
areas of a prehistoric funerary monument occupying the valley floor. An archaeological 
assessment will need to be undertaken, the results of which should be taken into account 
during the detailed planning of the site to ensure protection where necessary. 

 

 


