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SECTION 1 | INTRODUCTION
PURPOSE OF THE STATEMENT
1.1

1.2

1.3

1.4

This statement has been prepared by Pegasus Urban
Design on behalf of Taylor Wimpey to accompany the
Outline for the erection of up to 105 dwellings, associated
landscaping, public open space and allotments together
with vehicle and pedestrian access from Siskin Chase and
pedestrian access from Colebrooke Lane.
Only the principle of developing the site for up to 105
dwellings together with the principle of the land uses
proposed and the means of access are to be determined as
part of the application. All other matters of detail, including
appearance, landscaping, layout and scale are reserved for
subsequent determination.
This statement has been prepared in accordance with
Article 9 of the Town and Country Planning (Development
Management Procedure) (England) Order 2015, which
requires certain applications to be accompanied by a Design
and Access Statement.
The purpose of this statement is to explain;
“how the proposed development is a suitable response
to the site and its setting and demonstrate that it can
be adequately accessed by prospective users” (para. 34,
Planning Practice Guidance ID 26-034-20140306, March
2014).

1.5

The Town and Country Planning (Development Management
Procedure) (England) Order 2015 also states the following
requirements:

1.6

Section 1:
document;

“(2) An application for planning permission to which this
paragraph applies must, except where paragraph (4)
applies, be accompanied by a statement (“a design and
access statement”) about:

Section 3: Design Principles and Sustainable Structuring
– presentation of the design principles that have been
derived from a combination of Government Policy and site
assessment;

(b) how issues relating to access to the development have
been dealt with.

Section 4: Involvement and Evolution – outlines the
stakeholder consultation undertaken, as well as its key
findings and design evolution;

(3) A design and access statement must:
(a) explain the design principles and concepts that have
been applied to the development;

Section 5: Design Proposals – presentation of the design
proposals including uses and amount proposed, access
arrangements, layout of the development, scale of buildings,
landscaping treatments and appearance.

(b) demonstrate the steps taken to appraise the context of
the development and how the design of the development
takes that context into account;

(d) state what, if any, consultation has been undertaken
on issues relating to access to the development and
what account has been taken of the outcome of any such
consultation; and

Introduction – outlines the purpose of the

Section 2: Assessment – considers the site and its
surroundings in terms of the physical, social and planning
context;

(a) the design principles and concepts that have been
applied to the development; and

(c) explain the policy adopted as to access, and how policies
relating to access in relevant local development documents
have been taken into account;

This document achieves this within the following sections:

Section 6: Summary
1.7

This statement should be read in conjunction with the Outline
Planning Application and its accompanying documents
including the Planning Statement, Transport Statement,
Heritage Statement, Ecology Assessment, Landscape
Assessment, Flood Risk Assessment and Statement of
Community Involvement.

(e) explain how specific issues which might affect access to
the development have been addressed.”
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SECTION 2 | ASSESSMENT

SITE LOCATION CONTEXT PLAN
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SECTION 2 | ASSESSMENT
HISTORICAL AND PHYSICAL CONTEXT
2.1

This section provides a summary of the assessment of the
site and its surroundings that has been undertaken

2.2

SITE’S IMMEDIATE CONTEXT

Cullompton is a historic market town, situated in Mid
Devon. Cullompton lies approximately 15 miles north east
of Exeter and 6 miles south east of Tiverton. The town has
good access links to the motorway, less than 1 mile from
Junction 28 of the M5.

2.3

Cullompton is also the gateway to the outstanding scenery
of the Culm Valley, much of which falls within the Blackdown
Hills Area of Outstanding Natural Beauty. The AONB is
situated approximately 10 miles east of Cullompton.

2.4

Cullompton is on the River Culm and is famous for its
working textile and paper mills. The earliest evidence of
occupation is from the Roman period. The town now has
a population of around 9,000 and includes employment
opportunities.

2.5

The attractive historic town is based around its High
Street and includes a range of local facilities, including a
monthly farmers market. The centre of the town is the only
conservation area in Mid Devon. There are 2 Grade I listed
buildings in Cullompton: the 15th Century parish church (St
Andrew’s) and the Walronds at 6 Fore Street. There are also
7 Grade II* listed buildings and 90 Grade II listed buildings
in the parish.

2.6

The proposed site is accessed from an existing residential
development at Siskin Chase. The site is a long, irregular
shape, currently used as agricultural land.

2.7

The southern boundary abuts an existing water course and
existing hedgerow along Colebrooke Lane. To the eastern
boundary is an existing residential development served
from Siskin Chase. Cullompton Rugby Club is situated to
the to the north of the site and Kia-Ora Farm & Gardens to
the west.

2.8

The site is gently sloping down towards the watercourse on
the southern side. The highest point being at the northern
boundary.
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MAGIC MAP EXTRACT
AND HERITAGE PLAN
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LANDSCAPE & ECOLOGICAL CONTEXT
2.9

2.10

An Arboricultural Report and Tree Survey have been
prepared by Aspect Tree Consultancy to accompany this
application. There are several existing Cat B trees sited
along the south-western boundary, they follow the line of
the existing water course. There are some lower category
trees sited to the eastern boundary. The report concludes:
•

Overall the impact upon the landscape is neutral.
Existing vegetation, including trees and hedges,
has been retained where possible and enhanced by
additional tree planting.

•

The retained trees will not give rise to any significant
post development pressure.

•

The retained trees will be protected in accordance with
current standards.

•

I have taken account of the information given to me and
my observations on site and I am satisfied the scheme
is arboriculturally sound and that the long term wellbeing of the retained trees will be safeguarded in a
sustainable manner.

•

The proposal accords with principles of the NPPF and
locally adopted policy. The key trees are being retained
and the proposed layout achieves a good spatial
relationship reducing long-term conflicts.

A Landscape and Visual Appraisal (LVIA) has been prepared
by CSA Environmental to accompany this application. The
report concludes that the site is of medium quality and
sensitivity to residential development because it forms part
of a landscape with reasonable ability to accommodate
change and is well related to the adjacent settlement
edge of Cullompton. Change would be accommodated on
this Site with limited loss of some features or elements,
resulting in some loss of character and quality. However,
residential development would not be especially discordant
in this location and could be sensitively designed to mitigate
harm to landscape character.

2.11

The Site is relatively ordinary farmland alongside housing
on the western edge of Cullompton. It contains no particular
features within it which could be described as rare. There
are no TPOs, ancient woodland or Category A trees within
the Site or on its boundary (see Tree Survey).

2.12

There are no heritage designations on the Site and no
designation for nature conservation interest. There is no
public access onto or across the Site. There are limited
views of the Site from the wider landscape but it does
features in pleasant views from the local area. Overall, the
Site is considered to be of medium landscape value.

2.13

From the LVIA assessment, it is apparent that the Site is
relatively well contained within the wider landscape with few
long distance views due to the well vegetated and undulating
landform. The trees and vegetation surrounding the pond
area adjacent to the western Site boundary, combined
with the Site’s low-lying position contribute to screening
and filtering of views of the Site from the wider area. The
northern part of the Site, being slightly more elevated, is
slightly more exposed. However, due to the sunken nature
of many of the surrounding public rights of way and roads,
publically accessible views of the Site are limited to the
local area.

2.14

The Outline Masterplan and Landscape Strategy Plan
(Appendix F in LVIA), shows how an appropriate and
sensitively designed development can be accommodated
at the Site which respects the wider landscape character,
and views from the immediate and wider area. The vast
majority of the boundary vegetation can be retained and
strengthened by setting the new housing back from the
perimeter boundaries, setting aside a large proportion of
the Site to public open space.

2.15

For the reasons set out in the LVIA assessment, it is
considered that development is in accordance with the
Outline Masterplan and Landscape Strategy Plan, and the
principles set out in Section 5 (LVIA), can be accommodated
without giving rise to significant adverse landscape /
townscape or visual effects.
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CONNECTIONS AND PUBLIC TRANSPORT

PUBLIC TRANSPORT ROUTES
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2.16

The proposed site is in a sustainable location for
development, close to existing residential developments, a
wide range of local facilities and areas of employment.

2.17

There is good access to strategic transport links, in close
proximity to junction 28 of the M5 motorway.

2.18

Stagecoach bus services (1, 1A & 1C) provides a regular
service between Exeter–Tiverton stopping in Cullompton
town centre.

2.19

Dartline Coaches provide the 350 bus route (Cullompton
Town Circular) - a regular service around the town, the
nearest bus stop is a 2 minute walk from the site entrance.

2.20

The nearest train station is Tiverton Parkway Station,
providing national rail links to the South West and beyond.
Destinations include Plymouth, Bristol, London, Edinburgh
and Glasgow.

2.21

Exeter airport is within easy reach of Cullompton, less than
10 miles south of the site.

2.22

The proposed site will have one main access point, through
Siskin Chase. Siskin Chase is a cul-de-sac access road with
a typical low speed residential environment with design
speeds typically around 20mph or lower. This residential
road has footways on both sides of the carriageway and
dropped kerbs are provided at vehicle cross overs.

2.23

There are a number of walking and cycling routes available
between the site and the town centre. Siskin Chase–
Swallow Way–Colebrooke Lane and Siskin Chase–Larks
Rise-Swallow Way–Crow Bridge–Crow Green each provide
a direct walking route into the town centre via the B3181
Exeter Road/Exeter Hill. Footways and street lighting are
provided on these roads apart from Crow Bridge which is
a lightly trafficked cul-de-sac road where footways are not
provided.

2.24

There are a number of footpaths and bridleways provided
within Cullompton and these are shown opposite.The
bridleways and footways can be used as leisure paths or
alternate routes to local destinations.

2.25

The nearest National Cycle Route (NCR) to the site is NCR 3
located circa 10.2km (approximately a 34 minute cycle ride)
from the site. The route connects Land’s End to Bristol via
St Austell, Bude, Barnstaple, Tiverton, Taunton and Wells.

2.26

There are however, a number of lightly trafficked residential
roads attractive for cyclists providing access to Cullompton
town centre and the main retail and employment areas
within the town.

2.27

A Transport Assessment has been prepared by Vectos to
accompany this application. In summary it concludes that
the addition of the proposed development will not have a
severe impact on the surrounding highway network.

ACCESS AND MOVEMENT PLAN
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16 LAND WEST OF SISKIN CHASE, CULLOMPTON | DESIGN AND ACCESS STATEMENT

FACILITIES AND SERVICES
2.28

Cullompton has a wide range of facilities within easy reach
of the proposed site. Facilities include:
•

Various shops, supermarkets, restaurants, pubs and
takeaways.

•

Community:
Cullompton
Library,
Cullompton
Community Centre, Cullompton Community Association
& Fields.

•

Leisure: Culm Valley Sports Centre, Rugby Football
Club, Cullompton Rangers Football Club, Cullompton
Bowls Club, Taekwondo Club, Cricket Club, Tennis Club.

•

Health: College Surgery, Bramblehaies Surgery,
Cullompton Dental Centre, Ingleby House Dental
Practice, Bays Dental Practice, various hairdressers
and beauty clinics.

•

Education: Cullompton Community College, St Andrew’s
Primary School, Willowbank Primary School, ABC Day
Nursery, Cullompton Pre-School.

•

Religion: St Andrew’s Church, Cullompton Baptist
Church, St Boniface Catholic Church, Hebron Evangelical
Church, Pound Square Unitarian Chapel.
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SURROUNDING CHARACTER ANALYSIS
2.29

Cullompton has a wide range of architecture, ranging
from traditional stone and render cottages to the modern
brick and render homes. Cullompton historic town centre
comprises many shops and businesses. Modern residential
developments can be found on the outskirts.

CA1: HIGH STREET/FORE STREET - TRADITIONAL
ARCHITECTURE
2.30

The street pattern of the town still reflects the medieval
layout of the town. Shops lie along Fore Street with courts
behind them linked by alleyways. The length of the high
street reflects the prosperity of the town from the 16th to
the 18th century when it was a centre of the cloth trade.

2.31

The street plan is still fundamentally the same as shown
on a map of 1663, with a wider area at the North end where
markets were held, roads to Tiverton and Ponsford and a
small lane leading down to a mill (now known as Lower
Mill).

2.32

St Andrew’s church and the Walronds - Grade I listed
buildings. 90 Grade II listed buildings. The centre of the town
is a Conservation Area – the only one in the Mid Devon area.

Architectural Characteristics:
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•

Long continuous building lines.

•

Larger dwellings provide local landmarks.

•

2/3 storey buildings.

•

Simple elevations - well proportioned.

•

Buildings usually set tight to the back edge of footways.

•

Generally, on-street parking, designated bays along
the high street and in an informal manner in many side
streets. Rear parking courts.

•

Typical use of render in variety of pastel colours.

•

Red brick and white painted brick.

•

Variety provided through use of red brick and occasionally
stone.

•

Roof pitches of 40–45 degrees.

•

Predominantly slate roof tiles.

•

Windows generally vertically proportioned sash windows
and casements with heavy dividing mullions.

•

Chimneys play an important and integral part of the
roofscape, while a variation in ridge heights and the
common use of dormer windows provides further
interest.

•

Common use of black plinths.

GROUND FIGURE PLAN
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SISKIN CHASE - MODERN ARCHITECTURE
2.33

The site is surrounded by a mixture of more recent
development and accessed through Siskin Chase.

Architectural Characteristics:
•

Siskin Chase consists of 2 storey, detached dwellings.

•

Consistent setbacks (around 6m) allow on plot parking
in front of the property.

•

Similar plot sizes throughout the development.

•

Many of the properties have integral garages with
parking in front or a detached garage with driveway
parking.

•

Elevations consist of red or buff/yellow brick.

•

Contrasting brick colour used on heads/cills and brick
quoins.

•

Grey, slate effect roof tiles used throughout.

•

Roof pitches generally run front to back with some gable
ends and gablets.

•

Two areas of open space provide play area facilities.

•

Incidental open space.

•

Footpath links to adjacent development.

GROUND FIGURE PLAN
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CA3: KINGFISHER REACH- MODERN ARCHITECTURE
2.34

The site is currently under construction by Barratt Homes
and situated off Swallow Way.

Architectural Characteristics:
•

Three storey key buildings at site entrance leading onto
2.5 storey town houses.

•

The site is predominantly two storey with 2.5 storey in
key locations.

•

Consistent setbacks (around 2m).

•

Various plot sizes throughout the development.

•

Many of the properties have on plot parking or access to
rear parking courts.

•

Elevations consist of red brick, various colured render
and recon stone.

•

Contrasting brick colour used on heads/cills and brick/
recon stone quoins.

•

Grey, slate effect and red/brown roof tiles.

•

Roof pitches generally run front to back with some gable
ends and dormer windows.

GROUND FIGURE PLAN
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CONSTRAINTS & OPPORTUNITIES PLAN
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CONSTRAINTS AND OPPORTUNITIES
2.35

The constraints and opportunities presented by the site are
utilised to inform and structure the development proposals.
These are outlined below and illustrated, where appropriate,
on the Constraints and Opportunities plan shown opposite.
•

Opportunity for a range of house types, size and tenures,
including affordable housing.

•

Contribution to meeting the housing need of Mid Devon
District Council.

•

Existing vegetation to be retained and enhanced where
possible.

•

Existing residential development to eastern boundary.
Back-to-back distances to be adhered to.

•

Potential future pedestrian access provided to
Colebrooke Lane and Cullompton Rugby Club. Possible
vehicular access to Rugby Club.

•

Opportunity to create new play areas and multifunctional public open space.

•

Utilise the lowest part of the site for attenuation ponds.
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DESIGN RELEVANT PLANNING POLICY
National Planning Policy Framework
2.36

2.37

2.38

Government guidance in the form of the National Planning
Policy Framework (NPPF) states that there is a presumption
in favour of sustainable development (Paragraph 10) and
sets out an over-arching social objective in support of this
which involves:

2.39

The NPPF is also clear at paragraphs 125 and 126 that
Development Plans should set out a clear design vision
to provide certainty to applicants, and that design policies
should be prepared in conjunction with local communities
to reflect local aspirations.

“to support strong, vibrant and healthy communities, by
ensuring that a sufficient number and range of homes
can be provided to meet the needs of present and future
generations; and by fostering a well-designed and safe
built environment, with accessible services and open
spaces that reflect current and future needs and support
communities’ health, social and cultural well-being” (para
8(b), NPPF 2018)

2.40

Paragraph 127 of the NPPF states that with regard to design
planning policy and decision making should ensure that
developments;

The Government continues to place a high emphasis on
design with the revised National Planning Policy Framework
(2018) (NPPF) providing detailed advice at Section 12:
Achieving well-designed places.
The contribution that good design makes to sustainable
development is set out in paragraph 124, as follows:
“The creation of high-quality buildings and places is
fundamental to what the planning and development
process should achieve. Good design is a key aspect of
sustainable development, creates better places in which
to live and work and helps make development acceptable
to communities. Being clear about design expectations,
and how these will be tested, is essential for achieving
this. So too is effective engagement between applicants,
communities, local planning authorities and other
interests throughout the process.” (para. 124, NPPF 2018)

2.41

“…patterns of movement, streets, parking and other
transport considerations are integral to the design of
schemes and contribute to making high quality places.”
(para. 102 sub-section e) NPPF 2018)

a) Function well and add to the quality of their area over
the lifetime of the development
b) Are visually attractive with good architecture, layout and
attractive landscaping

2.42

c) Are sympathetic to the history and character of their
locality but don’t discourage innovation or change eg:
increased density

f) Create places that are safe, inclusive and accessible,
which promote health and well-being with a high standard
of amenity, while minimizing the fear of crime.
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National guidance in the form of Planning Practice
Guidance, published in March 2014 further reinforces the
NPPF’s commitment to requiring good design by stating:
“Achieving good design is about creating places, buildings,
or spaces that work well for everyone, look good, last well,
and will adapt to the needs of future generations. Good
design responds in a practical and creative way to both
the function and identity of a place” (para 001, Planning
Practice Guidance, ID 26-001-20140306, March 2014).

d) Establish and maintain a strong sense of place to create
distinctive places to live work and visit
e) Optimise site potential to achieve an appropriate mix
of development (including open space) and support local
facilities and transport networks

National Planning Policy Framework (NPPF 2018) Section
9: Promoting Sustainable Transport (para. 102), points to
the role that design has to play in ensuring that transport
issues are considered at the earliest stages of development
proposals and the role that design can play to ensure that
development maximizes opportunities for sustainable
transport options.

2.43

Whilst the National Planning Policy Framework (NPPF) and
the prior publication of Planning Practice Guidance (March
2014) has replaced the Planning Policy Statements the
following design guidance documents are still relevant to
creating good design:
•

Manual for Streets 1 & 2 (DOT/DCLG 2007/2010);

•

Building for Life 12 (CABE at the Design Council, Design
for Homes and the Home Builders Federation, 2012) and

•

Design and Access Statements – How to write, read and
use them (CABE 2006).

Local Planning Guidance
2.44

The development proposals have been formulated having
due regard to the Supplementary Planning Guidance. A
Planning Statement has been prepared by Woolf Bond
Planning to accompany this application and provides full
details on relevant policy. A summary follows:

Local Design Guidance
2.49

Mid Devon Adopted Local Plan
2.45

The Mid Devon Local Plan is made up of three parts; Core
Strategy, Allocations and Infrastructure Development Plan
Document and Development Management Policies.

2.46

The following development plan policy considerations are
relevant to assessing the acceptability of the proposed
development, further details can be found in the Planning
Statement:

2.47

2.48

Mid Devon Core Strategy

2.50

Local Plan

2.52

•

DM1 Presumption in favour of sustainable development

Devon Highways Design Guide (January 1996)

•

DM2 High quality design

•

DM4 Waste management

Refuse Storage for New Residential Properties SPD
(February 2017)

•

DM6 Transport and air quality

Adopted Open Space SPD (May 2008)

•

DM28 Green infrastructure in major development

Adopted Parking Provision SPD (June 2013)

In addition, there is a Mid Devon Local Plan Review for 2013
– 2033 which has not yet been adopted but is discussed
in various supporting documents for this application.
Further details can be found in the accompanying Planning
Statement.

Mid Devon Local Plan Review 2013 – 2033, Proposed
Submission January 2017

•

COR1 Sustainable communities

•

COR2 Local distinctiveness

•

COR3 Meeting housing needs

Policy CU21 Land at Colebrook identifies the site of the
proposed development as a contingency site for residential
development to be released in accordance with Policy S4,
subject to:

•

COR5 Climate change

“a)100 dwellings with 28% affordable housing;

•

COR8 Infrastructure provision

•

COR9 Access

•

COR11 Flooding

b) The development shall not commence until completion
of the North West Cullompton through route linking
Tiverton Road to Willand Road;

•

COR12 Development focus

c) Provision of two points of access from Siskin Chase;

•

COR18 Countryside

d) Provision of 1.1 hectares of green infrastructure, to
include the retention of land in the floodplain as informal
amenity open space and for Sustainable Urban Drainage
provision;

Allocations and Infrastructure DPD
•

AL/DE/1 Housing Plan, Monitor, Manage

•

AL/DE/3 Affordable housing site target

•

AL/IN/2 Development without CIL

•

AL/IN/3 Public open space

•

AL/IN/4 Green Infrastructure

•

AL/IN5/ Education provision

•

AL/CU/20 Colebrook

Refer to local design guidance and SPDs:

2.51

e) Measures to protect and enhance trees, hedgerows
and other environmental features which contribute to the
character and biodiversity, maintaining a wildlife network
within the site and linking to the surrounding countryside;
f) Archaeological
mitigation; and

investigation

and

appropriate

g) Transport assessment and implementation of travel
plans and other measures to minimise carbon footprint
and air quality impacts.”
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SECTION 3 | DESIGN PRINCIPLES &
SUSTAINABLE STRUCTURING

3.1

3.2

In line with National and Local Government Guidance
and Policy, considerable importance has been placed
on achieving a high standard of design across the site.
The application of urban design objectives will ensure a
high quality layout is achieved whilst the identification
of the constraints and opportunities will ensure that the
proposals are sensitively assimilated on the site and into
the surrounding landscape and urban fabric. Successful
urban design is dependent upon achieving an appropriate
relationship between community needs, development
principles, development form and a positive response to
local conditions.
The principles which have been developed provide a
framework by which to create a distinctive place, with
a consistent and high quality standard of design. These
principles have been derived from the site assessment in
conjunction with the delivery of a high quality development
which achieves the criteria set out within the NPPF, namely:

FUNCTION AND QUALITY

VISUALLY ATTRACTIVE

“…will function well and add to the overall quality of the
area, not just for the short term but over the lifetime of the
development” (paragraph 127, point A, NPPF 2018)

“…are visually attractive as a result of good architecture,
layout and appropriate and effective landscaping”
(paragraph 127, point B, NPPF 2018)

•

New development provides the opportunity to establish
a distinctive identity to a place which, whilst having its
own character, integrates with the surrounding built
form and landscape context;

•

Provision of a clear hierarchy of connected spaces and
places, including streets, accessible by a variety of
users which consider the design of the space as well as
its function as a movement corridor;

•

Retention of the existing landscape features on the site
where possible;

•

•

Provision of a mix of uses which cater for the everyday
needs of the new residents including work, education,
leisure, recreation and retail activities whilst respecting
and assisting in the regeneration of the area;

Integration of existing and proposed landscape features
in order to soften the built form, particularly towards the
countryside edge of the development; and

•

Enrich the qualities of the existing place, with distinctive
responses that complement its setting, respect the
grain of the area and acknowledge local character.

•

Provision of a range of house types, tenures and sizes
in order to cater for choice and a variety of households;

•

Establish a distinctive identity through well-designed
spaces and built form;

•

In-built ‘robustness’ – the ability of the development,
including individual buildings, to adapt to changes such
as use, lifestyle and demography over time;

•

Minimise the impact of the development on the open
countryside and surrounding context; and

•

Provision of Sustainable Urban Drainage Systems to
ensure that the development does not increase the risk
from flooding in the area.
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RESPONSE TO CONTEXT
“…are sympathetic to local character and history, including
the surrounding built environment and landscape setting,
whilst not preventing or discouraging appropriate
innovation or change (such as increased densities)”
(paragraph 127, point C, NPPF 2018)
•

Integration of the development into the existing built
form fabric of the surrounding area particularly in
relation to scale, height and massing;

•

Respond to the existing site topography including the
consideration of views in and out of the site;

•

Retention of the existing landscape features and habitats
on the site; and

•

Protection of existing and proposed residential amenity
through the use of frontage development thereby
enclosing rear gardens.

SECTION 3 | DESIGN PRINCIPLES & SUSTAINABLE STRUCTURING
STRONG SENSE OF PLACE

ACCESSIBILITY

SAFE, INCLUSIVE AND ACCESSIBLE PLACES

“…establish or maintain a strong sense of place, using
the arrangement of streets, spaces, building types and
materials to create attractive, welcoming and distinctive
places to live, work and visit (such as increased densities)”
(paragraph 127, point D, NPPF 2018)

“…optimise the potential of the site to accommodate and
sustain an appropriate amount and mix of development
(including green and other public space) and support local
facilities and transport networks” (paragraph 127, point E,
NPPF 2018)

•

Creation of a development which allows ease of
movement for all types of users and provides equal
employment, social, community, leisure and retail
activity opportunities for all;

•

“…create places that are safe, inclusive and accessible and
which promote health and well-being, with a high standard
of amenity for existing and future users; and where crime
and disorder, and the fear of crime, do not undermine
the quality of life or community cohesion and resilience”
(paragraph 127, point F, NPPF 2018)

Make efficient use of land through proposing a
development with an appropriate density;

•

•
•

Creation of a clearly defined public realm through the
provision of continuous building frontage lines and
variation in enclosure of private spaces;

•

Consider carefully texture, colour, pattern and durability
of materials and how they are used; and

•

Consideration of the proposals in relation to the
location of the buildings on the site, gradients, and
the relationship between various uses and transport
infrastructure, particularly for those with disabilities.

•

Integration of the proposed development into the
existing movement network including new public
transport provision with bus stops located within easy
walking distance of all the new dwellings;
Provision of multiple access points into the development
forming part of a permeable network of streets which
assists in dispersing traffic (vehicular and pedestrian);
Enhancement and extension of the existing public rights
of way network as an integral part of the development,
particularly facilitating access to the Town Centre and
existing employment areas;

•

Maximisation of the opportunities for alternative modes
of transport to the car particularly walking, cycling and
bus travel;

•

Creation of a clear movement hierarchy providing easily
recognisable routes which balances the street as a
space alongside its function as a movement corridor;
and

•

Maximisation of the connections to the Town Centre via
sustainable routes for pedestrians, cyclists and public
transport users.

•

Convenient, safe and direct access for all residents to
the existing and proposed local services and facilities
including schools, retail, community uses and
employment opportunities;

•

Provision of a variety of accessible public open spaces
and recreation areas to meet the needs of the local
community whilst encouraging social activity;

•

Creation of a clearly defined public realm through the
provision of continuous building frontage lines and
variations in enclosure of private spaces; and

•

Control of access to private areas, particularly rear
gardens and parking courts.

SUSTAINABLE STRUCTURING
3.3

The development principles have been used to prepare a
series of structuring elements and influences that set
out the broad distribution of land uses across the site.
These respond to the assessment section and identified
constraints and opportunities and are used to inform the
design proposals.
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Concept 1: Maximise pedestrian
movement
•

New pedestrian links could connect the proposed
development to the north (Cullompton Rugby Club)
and to the east (Siskin Chase play area).

•

Provision has been made to allow a future
pedestrian link to the south (Colebrooke Lane).

•

A network of attractive streets should be designed
to promote pedestrians and cyclist’s movement
within the development.
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Concept 2: Key Spaces & Key Buildings
•

Large area of open space as you enter the site with long distance views out.

•

Inviting key spaces are defined by changes in surface materials. These spaces are linked
by a grid of internal streets.

•

Theses spaces provide opportunities for people to stop and gather. Trees provide shade or
shelter, street furniture such as benches provide areas to sit and meet with neighbours.

•

Key spaces are enclosed with key buildings providing good surveillance and safe places
to use.

•

Key buildings are used within the site to terminate vistas and enclose key spaces, such
as The Green.

•

Built form has been designed to turn corners to avoid blank elevations.

•

Extend the existing Public open Space within Siskin Chase and making it a more
meaningful space.

Concept 3: Multi-functional open space & retain existing landscape features
•

The aim is to have open spaces with multiple functions (as opposed to monotonous amenity grassland)

•

There is potential for a range of uses:

•

Ecology and habitat creation;

•

Play areas;

•

Green links and attractive movement corridors;

•

Tree lines streets or spaces;

•

Concept 4: Well connected spaces
•

On-street parking is integrated into the design and should
be broken up with areas of soft landscaping;

•

Street trees or meaningful tree/shrub planting to front
gardens create verdant streets that become a destination
rather than a means to get from A to B;

•

Areas of soft landscaping add interest to streets, creating
edges and dividing up areas of hard surfacing:

The existing hedges will be retained and enhanced where possible, seeking to promote biodiversity across the
development;

•

Parameter blocks formed to respect existing dwellings to
the eastern boundary;

•

The existing landscape features at the Siskin Chase site have been used to inform the disposition of development
including the watercourse, hedgerows and topography (rising ground to the north);

•

Proposed roofscape sympathetic to existing properties
backing onto site boundaries;

•

Strategic landscape buffer planting.

•

Strong build lines create active frontages.

•

The proposals work with the existing topography to maximise the views out.
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INSERT CONCEPT PLANS
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PREFERRED CONCEPT PLAN
3.4

The design proposals for the development have evolved over
time.

3.5

A brief summary of the design option prepared and assessed
are set out below:
•

Follow the characteristics of the traditional built form
found in the surrounding area of Siskin Chase.

•

Create a high quality scheme that respects the
surrounding properties;

•

Provide a mix of housing, including affordable housing
to cater for the needs of local people;

•

Retain and enhance existing vegetation, working with
the topography of the land;

•

Create a multi-functional public open space, to include
an area of natural play, attenuation ponds and green
walk ways;

•

Use a materials palette to reflect those used in
Cullompton;

•

Create inviting key spaces, defined by a change in
surface material. These spaces are linked by a grid of
internal streets;

•

Key spaces are enclosed with key buildings providing
good surveillance;

•

Street trees provide a soft green edge and make these
spaces inviting and memorable;

•

Encourage pedestrian and cyclist movement with new
links to the surrounding area;

•

Provide future pedestrian links to the existing play area
in Siskin Chase, Cullompton Rugby Club and Colebrooke
Lane.
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SECTION 4 | INVOLVEMENT
& EVOLUTION
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STAKEHOLDER PARTICIPATION:
THE CONSULTATION PROCESS
4.1

4.2

4.3

Section 12 (para. 128) of the NPPF, considers the role that
early and active engagement with the local community
can play with regard to the design and style of emerging
schemes.

4.4

A public notice advertising the event was placed in the 27th
November edition of the Mid Devon Gazette newspaper.
The Mid Devon Gazette also printed a preview story in the
newspaper’s 27th November edition.

“Design quality should be considered throughout the
evolution and assessment of individual proposals.
Early discussion between applicants, the local planning
authority and local community about the design and style of
emerging schemes is important for clarifying expectations
and reconciling local and commercial interests. Applicants
should work closely with those affected by their proposals
to evolve designs that take account of the views of the
community. Applications that can demonstrate early,
proactive and effective engagement with the community
should be looked on more favourably than those that
cannot.” (para. 128 NPPF 2018)

4.5

All of the information on display at the public exhibition was
also made available to view online on the Taylor Wimpey
website to ensure that those unable to attend the event
could still participate fully in the consultation process.

4.6

Those participating in the public consultation were invited
to complete feedback forms enabling them to comment on
specific aspects of the proposed scheme. Feedback forms
could be given to a member of the team during the exhibition
or returned to Taylor Wimpey by email or post. Alternatively,
comments could be submitted online via the consultation
website.

A Statement of Community Involvement (SCI) has been
produced by Taylor Wimpey to accompany this application.
The report provides further details regarding the community
engagement process for the planning application.
A public consultation event was held by Taylor Wimpey in
Cullompton on Thursday 6th December 2018. In order
to publicise the consultation event, invitation postcards
were distributed to 934 residential addresses in the
vicinity of the application site. In addition, 54 VIP local
stakeholders – including members of Mid Devon District
Council, Cullompton Town Council and the local Member
of Parliament – were invited to attend a 60-minute preview
consultation session taking place immediately prior to the
main public consultation on Thursday 6th December.
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STAKEHOLDER PARTICIPATION:
CONSULTATION RESPONSES
4.7

A total of 91 people attended the public exhibition for Taylor
Wimpey’s proposed development for Land off Siskin Chase,
and the Applicant subsequently received comments from 31
people. Further details of the consulation responses can be
found in the SCI.

4.8

Feedback received during the consultation has resulted in
the following amendments to the planning application:
•

Moved the footpath in the south east of the site away
from the site boundary.

•

Shortened The road in the south east of the site to keep
it away from the site boundary.

•

All buildings are to be kept below three storeys.

SECTION 4 | INVOLVEMENT & EVOLUTION
CHANGES TO THE MASTERPLAN
4.9

The masterplan has evolved through the different application
of the development principles and through consultation with
the project team. The diagrams and plans opposite show
the design principles and earlier versions of the design
proposals. Due to the size of the site, combined with the
complexity of the identified constraints and opportunities,
and the significant amount of project team meetings
undertaken, the design proposals for the development have
evolved considerably over time.

4.10

A number of amendments have been made to the Masterplan
following discussions at a pre-app meeting on Thursday
18th October with the Planning Officer at Mid Devon District
Council.
•

Remove Self Build plots and increase affordable housing
provision to 35% as per adopted planning policy (total
number of units to 105).

•

Add attenuation basin .

•

Add potential vehicular link to rugby club.

•

Footpath link to the south aligned to go through existing
break in the hedge.

•

Existing trees to be retained shown on plan.

•

3 storey apartment blocks removed - replaced with 2
storey buildings. Limit building heights to 2.5 storey
throughout the site.

P17-0169-02 OUTLINE MASTERPLAN
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SECTION 5 | DESIGN PROPOSALS

INDICATIVE MASTERPLAN
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SECTION 5 | DESIGN PROPOSALS
SITE LAYOUT
5.1

Outline planning application for the erection of up to 105
dwellings, associated landscaping, public open space and
allotments together with access from Siskin Chase. Only
the principle of developing the site for up to 105 dwellings
together with the principle of the land uses proposed
and the means of access are to be determined as part
of the application. All other matters of detail, including
appearance, landscaping, layout and scale are reserved for
subsequent determination.

USE & AMOUNT OF DEVELOPMENT
5.2

(The Town and Country Planning (Development Management
Procedure) (England) Order 2015 states that “amount”
means (a) the number of proposed units for residential use).

Affordable Housing
5.5

Residential - up to 105 dwellings (Class C3)
5.3

5.4

The development achieves an average net density of 38
dwellings per hectare (dph). This density will allow for the
formation of differing densities across the development
including higher density towards the existing urban areas
and lower densities near landscape sensitive areas. Overall
the density results in the efficient use of the site whilst at the
same time promoting densities which are appropriate to the
local area and which will help assimilate the development
into the surrounding areas.
The density will also allow for a range of dwellings across the
site with varying sizes and tenures in order to accommodate
a variety of household types. This will provide a hierarchy of
dwellings from large detached properties with larger plots
through to smaller terraced forms allowing for a variety in
the proposed streetscape.

An element of affordable housing will be provided within
the development in a series of clusters. These will
include affordable rented, shared ownership and low cost/
reduced cost market housing, details of the precise tenure
arrangements will be submitted at Reserved Matters Stage
through consultation with the Planning Authority and will
be informed by the affordable housing provisions contained
within the Section 106 Agreement.

Public Open Space and Green Infrastructure
5.6

The amount of open space provided has been designed in
order to cater for the recreational needs of the existing
and new community on the Land West of Siskin Chase,
Cullompton and to meet the requirements of Mid Devon
District Council. It is intended that there will be children’s
play equipment on site.
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STREET HIERARCHY PLAN
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LAYOUT & ACCESS
A HIERARCHY OF STREETS

PROPOSED MOVEMENT AND ACCESS
5.7

The Indicative Masterplan shows the disposition of land
uses and the proposed structure for movement within
the development. A well connected movement network,
accessible by all users, is proposed which helps ensure that
all areas of the development are easy to navigate, safe and
secure. The movement hierarchy clearly defines the main
routes and helps achieve a permeable layout. The hierarchy
recognises the need to combine the function of the street
as a movement corridor alongside its place function. The
importance of each of the street types in terms of its
movement and place function varies within the hierarchy.
Streets are defined by the building layout, so that buildings
rather than roads dominate.

5.8

The development proposals have been influenced by
“Manual for Streets 1 & 2” which encourages designers to
move away from standardised prescriptive measures and
adopt a more innovative approach in order to create high
quality places for all users, ages and abilities.

5.9

The proposed vehicular access is taken from Siskin Chase,
which leads onto a junction with Swallow Way.

5.10

Within the site is a principal street that loops around the
site. This street has been designed to encourage low traffic
speeds and has a verdant feel with tree and hedge/shrub
planting to front gardens. Secondary streets in the form of
mews lanes and lanes feed off the principal street.

5.11

A clear road hierarchy can be seen within the development,
encouraging pedestrian movement throughout.

5.12

A hierarchy of streets will not only provide the necessary
vehicular circulation, but will also allow for footpath
connections to be created to the wider area. This will assist
in the creation of an integrated movement network. The
following street typologies have been designed within the
proposed scheme:
•

Principal Street

•

Mews Lanes

•

Private Drive
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Principal Street
5.13

This residential street provides the main element of structure and legibility to the development
and has the following features:
•

Traffic calming features are located at appropriate locations to encourage low vehicle speeds;

•

Medium Density;

•

2- 2.5 storey houses, predominantly semi-detached with occasional detached and terraced
units;

•

Some larger setbacks to allow tree planting to front gardens;

•

5.5m wide carriageway with 2m wide footpaths either side (or 2m wide grass verge to single
sided road);

•

Predominantly on-plot parking located on a driveway to the side of the dwelling with
occasional parking to the front.

INDICATIVE STREET SECTION
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Mews Lanes
5.14

Internal Mews Lanes link key node points together. These streets have the following features:
•

Private Drives
5.15

Lead off secondary streets to serve up to 3 dwellings, defined by a change in surface material.
These streets have the following features:

4.8m wide carriageway with 2m wide footpath to one side and 0.5m wide verge to the other
side;

•

4.1m wide driveway;

•

•2 storey houses with some 2.5 storey key buildings;

•

2 storey housing;

•

Predominantly semi-detached or short terraced rows, occasional detached units;

•

Medium–high density;

•

Medium-high density;

•

Larger front gardens.

•

Small front gardens;

•

Buildings set back to allow for frontage parking;

•

Parking bays broken up by soft landscaping and street trees;

•

Dual aspect elevations to corner plots.

INDICATIVE STREET SECTION

INDICATIVE STREET SECTION
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FOOTPATHS AND CYCLEWAYS
5.16

The location of the site close to the established community,
town centre and public transport nodes are positive
characteristics which have been maximised through
the provision of safe, direct, convenient and interesting
pedestrian routes. In order to achieve this, safe and
convenient routes through the site, particularly for
those people with disabilities, require a fundamental
understanding of the elements required to achieve inclusive
access and should be used to inform the detailed design
proposals.

5.17

The development of a pedestrian network within the site
is seen as an integral part of the transport infrastructure
for the site. The potential for connection to any future
off-site network will allow users of all ages and abilities
to move safely and conveniently between all points of the
development and surrounding facilities.

5.18

The following measures to provide accessibility by foot and
cycle are proposed:
•

Provision of pedestrian links through the site;

•

Internal road layout design to ensure low traffic
speeds. The design will promote safe walking and high
permeability through the site, and limit potential for
anti-social behaviour;

•

Particular attention to be paid to surface quality, and
sufficient ‘overlook’ to provide a sense of safety and
security for users; and

•

Appropriate signage and crossing points of roads
through the development, to include dropped kerbs,
tactile paving and guardrails as appropriate.
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5.19

Pedestrian and cyclist links have been located so as to
encourage residents to use them and in particular utilise
the already established routes across the site. Pedestrians
are led into the site from well-lit links created between
existing and proposed residential areas. All pedestrian links
will be suitable for use by disabled people.

5.20

Cycle use is encouraged through the high degree of
permeability within the layout. With traffic movement low
within this phase due to dwelling numbers, cyclists will
therefore find it safe and convenient to use the streets for
cycling.

PARKING
5.21

5.22

5.23

5.24

Parking should be designed in line with the guidance
contained within Manual for Streets. An assessment of
the car parking ownership of the area should be made and
used to identify the split between unallocated and allocated
parking and a balanced approach adopted, this will ensure
that adequate parking is designed into the scheme from
an early stage, is conveniently located and distributed
efficiently.
Courtyard parking within the development blocks should be
designed so that they have their own sense of place and will
serve only a few units, thus creating a private well defined
area with good surveillance from dwellings. Parking in these
courts should also be provided so that parking is convenient
for the user to promote its use. Generally, there will be only
one vehicular access point preferably through the building
line. These areas will be overlooked by properties in order
to increase perceived and actual safety.
The majority of allocated parking will be provided on-plot
and is generally located to the side of dwellings within an
individual parking bay and/or garage set just back from the
building line to allow ease of access to dwellings.
Disabled parking is also provided through larger spaces to
enable sufficient room for disabled users to enter and exit
the vehicle and located no more than 50m from the principal
entrance to the building it serves. Disabled parking and
cycling parking numbers will be provided in accordance
with the appropriate standards.

5.25

Each dwelling within a residential development is to be
allocated a minimum of one space for car parking.

5.26

Parking Standards table taken from Mid Devon Parking
Provision SPD (June 2013)

5.27

Parking should follow the guidance set out in Mid Devon
District Council’s SPD ‘The provision of parking in new
development’. Some of the key principles are highlighted
below:
•

Principle 4 - Proximity of parking to housing
“Allocated parking spaces should be located in as close
proximity to the dwelling as possible. Parking spaces
that are overlooked can reduce the likelihood of crime.
Being able to access a vehicle at a short distance from
the property is convenient and important for those
with accessibility issues”

•

Principle 5 - Garages and car ports
“Where garages or car ports are provided they will not
count as parking spaces. The internal dimensions of
garages should be at least 6m long by 3m wide (single
garage) or 6m long by 6m wide (double garage) and
will negate the need for separate cycle storage”

•

Principle 8 - Provision of visitor spaces
“For residential developments comprising more than
10 dwellings, a space will be provided for visitors and
marked to define them as such for every ten houses
over the threshold”

•

Principle 11 - Electric vehicle charging points
“The electric vehicle charging points required by the
Local Plan (LP3 Policy DM/8 or its successor) should
be built into the development within garages, into the
walls of associated properties or as secure/vandal
resistant posts at the edge of the footway for on street
parking”
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BUILDING HEIGHTS PLAN
48 LAND WEST OF SISKIN CHASE, CULLOMPTON | DESIGN AND ACCESS STATEMENT

CONTINUITY AND ENCLOSURE
5.28

5.29

5.30

The design of the development proposals is broadly based
on the principle of perimeter blocks that provide a strong
frontage to the public realm whilst protecting the amenity
of existing residents. This continuity assists in defining the
public realm, promotes an active street scene and helps
to create a safe and attractive environment. Proposed
dwellings form a continuation of the building line to the
adjacent existing dwellings in order to minimise overlooking
and to incorporate the new development into the existing
urban form without forming any physical barriers. The new
development will provide frontage over the proposed areas
of public open space and also provide surveillance over the
new recreation area.
The design solution for the site reflects the variety in
townscape form that can be seen in the area. Set back
between 2–4m follow the design principles of many
residential streets found around Cullompton. However as
this is an edge of the town location, some streets could
incorporate a more open aspect with elevations set back
behind more traditional front gardens. In locations where
gable ends of houses adjoin the street, additional windows
may be incorporated on these elevations to reinforce the
level of surveillance of public areas.
Development plots will be defined by a range of boundary
treatments including walls, bollards, railings and hedging,
depending upon their location, in order to clearly define
public and private spaces.

SCALE AND DENSITY
5.31

Key frontages such as those following the main route
through the development will be particularly prominent and
critical to the appearance of the development. Particular
attention will be paid to the massing and architectural
style of these buildings, so that they contribute positively
to the quality and character of the new development. These
frontages should be designed as a composition in order to
provide a cohesive element to these prominent positions
and are outlined as follows:
•

•

•

Primary Frontage - Built form fronts the principal
street, creating strong build lines and an active frontage
throughout the development. Built form is predominantly
2 storey with some 2.5 storey elements. Houses are
predominantly semi-detached and detached with an
occasional short terrace.

5.32

As previously stated, the development proposals achieve an
average density of approximately 38 dph which accords with
Government guidance on ensuring the efficient use of land,
yet is reflective of the scale of the local area.

5.33

A variety of house types, tenures and sizes are provided
which will assist in creating a balanced community as
a variety of households can be accommodated thereby
minimising the potential of social exclusion.

BUILDING HEIGHTS AND MASSING
5.34

Secondary Frontage - Strong build lines consist of
longer terraced blocks present on mews lanes. Smaller
scale built form mainly 2 storey with some 2.5 storey in
key.

The height and massing of the proposed development is
consistent across the site. 2 storey units will be placed near
to the existing urban form to minimise the impact of new
development. There will, however, be occasional 2.5 storey
dwellings in key locations to provide distinctiveness in the
street scene.

5.35

Green Edge - Built form overlooking open space to
provide natural surveillance. 2 storey, detached houses
designed as a set piece to follow the existing topography.
Gaps between the buildings allow long distance views
out of the site.

In terms of a variety in the heights and massing of the
residential buildings, this is achieved through the use of a
range of house types and sizes ranging from smaller units
to 3-4 bedroom detached houses.

5.36

Landmark buildings, along with focal points and a clear
hierarchy of routes and intersections are considered to
increase the legibility of developments. Landmark buildings
are identified that should be designed to be distinctive from
the adjacent built form. These can be designed to utilise
variations in materials, colour, frontage treatment and
architectural styles and do not necessarily dictate the need
for increased height.
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CHARACTER AREA PLAN
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APPEARANCE AND CHARACTER
5.37

Following a detailed assessment of Cullompton and its
environs, street typologies, distinctive spaces, materials
and details have been identified that exhibit distinctive
local design and these can be further incorporated into the
detailed design of the new development. This will ensure the
architectural response of the proposal reflects traditional
local character, rather than the more recent development
in the immediate surroundings.

5.38

Character areas have been defined within the development
that will help to achieve the creation of a sense of place.
The proposed character areas for the development are as
follows:

5.39

•

CA1 Core Village Housing

•

CA2 Mews Courts and Village Squares

•

CA3 The Green

•

CA4 Green Edges

Each character area will contain its own individual design
elements which aid in making it distinct from other areas.
It will include built form principles, changes in height,
setbacks, landscape treatments, architectural detailing,
colour and use of materials. The boundaries between
character areas are not prescriptive and will naturally evolve
as the detailed design progresses.
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CA1 Core Village Housing
5.40

Reflects materials and traditonal built form found in the
immediate surrounding of Siskin Chase.
•

Mainly Red Brick

•

Render To Key Plots

•

Grey Upvc Windows - Plain Casement

•

Doors - Grey

•

Black Rain Water Goods

•

Brick Soldier Course Heads

•

Tile Crease Cill

•

Various Canopies - Lean To

•

Roof Tile - Red/Brown Or Slate Grey
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CA2 Mews Courts and Village Squares
5.41

Distinct character area to frame key spaces and give a
contemporary feel to mews courts.
•

Limited Materials Palette - Buff Brick

•

Grey Upvc Windows - Plain Casement

•

Doors - Grey

•

Black Rain Water Goods

•

Buff Brick Soldier Course Heads

•

Recon Stone Cill

•

Flat Roof Canopies

•

Roof Tile - Slate Grey
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CA3 The Green
•

Reflects terraced housing found in Cullompton town
centre.

•

Terraced Rows and Semi Detached Pairs

•

Varied Elevations - Render & Red/Buff Brick

•

Grey Windows - Plain Casement

•

Grey Doors

•

Black Rain Water Goods

•

Brick Soldier Course Heads

•

Tile Crease Cill to Brick Plots.

•

Recon Stone Cills to Render Plots.

•

Various Canopies - Flat, Apex, Lean To

•

Roof Tile - Red/Brown or Slate Grey

•

Parking in front of dwelling, areas of hard landscaping
broken up with hedge planting/tree planting
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CA4 Green Edges
•

Larger Detached Plots

•

Mainly Red Brick

•

Render To Key Plots

•

Grey UPVC Windows

•

Doors - Grey

•

Black Rain Water Goods

•

Brick Soldier Course Heads

•

Stone/ Tile Crease Cill

•

Various Canopies - Lean To

•

Roof Tile - Red/Brown Or Slate Grey

•

Properties Accessed From Private Drives/Lanes
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MATERIALS PALETTE
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ARCHITECTURAL DETAILS
5.42

The architectural style of the proposed buildings draws upon
the existing residential context surrounding the site whilst
adopting a modern approach with its own unique style.

5.43

Those local characteristics that have been adopted within
the new buildings include: the use of materials such as
red brick and off white render, grey roof slates; standard
gable blocks with cross gable ends to create more varied
roof outlines. The simplicity of the architectural detailing
creates a cohesive and legible aesthetic across the scheme
as a whole.

MATERIALS PALETTE
5.44

A simple materials palette is recommended to create a
high quality scheme, with a distinctive style but respecting
its surroundings. Traditional roofscape and built form
patterns reflect those of the surrounding area. See Example
Materials Palette opposite:
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LANDSCAPE STRATEGY PLAN
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LANDSCAPE STRATEGY

OPEN SPACE STRATEGY AND TYPOLOGIES

New Structure Planting

5.45

Landscape design is a key component for creating a
successful development at Land West of Siskin Chase,
Cullompton. The green spaces are an integral part of the
place and create a strong landscape structure across
the site. The new green infrastructure has been a driving
factor in the creation of new routes and spaces within the
masterplan and the landscape helps to further define the
public and private space whilst adding colour, water and
seasonal interest to the residential environment.

5.46

Successful green spaces help create more attractive places
and provide safer routes. From an ecological perspective
they can also increase flood protection and sustainable
drainage as well as providing better microclimates and
enhancing biodiversity. Design Council CABE outline the
following 8 qualities of successful open spaces:

“New housing developments will be permitted provided
they make provision for at least 60 sqm of equipped and
landscaped public open space per dwelling, to include
children’s play areas, sports areas and informal open
space in proportions appropriate to the type of dwellings
proposed. Public open space should have safe and
convenient access on foot or cycle from the proposed
dwellings, taking account of its target age group, and
avoid creating noise problems for existing or proposed
dwellings.” POLICY C4 – The provision and Funding of
Open Space Through Development SPD (May 2008)

5.47

The development has also been assessed against Design
for Play: a guide to creating successful play spaces by Play
England which provides ideas and practical resources for
building new play spaces in a fresh and inspiring manner.
The guide advocates a fresh design-led approach to
commissioning, based on 10 principles and encapsulated
in one golden rule: a successful play space is a place in its
own right, specially designed for its location, in such a way
as to provide as much play value as possible. The play and
green spaces at Siskin Chase are conceived to achieve the
following objectives:
•

Designed to enhance its setting;

•

Located in the best possible place;

•

Close to nature;

•

Designed so that children can play in different ways;

•

Geared towards encouraging disabled and able-bodied
children to play together;

•

Sustainability;

•

Character and distinctiveness;

•

Definition and enclosure;

•

Loved by the community;

•

Connectivity and accessibility;

•

Where children of all ages play together;

•

Legibility;

•

•

Adaptability and robustness;

Designed to enable children to stretch and challenge
themselves in every way;

•

Inclusiveness; and

•

•

Biodiversity

Maintained for
sustainability;

•

Flexible and able to evolve as the children grow.

play

value

and

environmental
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SUSTAINABLE DESIGN
5.48

The presumption in favour of sustainable development is at
the heart of the planning system as set out in the National
Planning Policy Framework (NPPF) and Local Plans.

5.49

Resolution 42/187 of the United Nations General Assembly
defines sustainable development as “meeting the needs
of the present without compromising the ability of future
generations to meet their own needs” (WCED Report “Our
Common Future” (1987)) and is captured in paragraph 7 of
the NPPF at Section 2: Achieving Sustainable Development.

5.50

5.51

To achieve sustainable development paragraph 8 of the
NPPF states that the planning system has three overarching
objectives;
•

An economic objective – to build a strong, responsive
and competitive economy

•

A social objective – to support strong, vibrant and
healthy communities

•

An environmental objective – protecting and enhancing
the natural, built and historic environment

The presumption in favour of sustainable development is
described in greater detail at paragraph 11 of the NPPF
(2018).
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SUSTAINABLE BUILDING TECHNIQUES
5.52

Where appropriate, sustainable building construction
techniques will be used in line with current building
regulations. Sustainable construction measures typically
comprise a combination of the following:
•

Improved energy efficiency through siting, design and
orientation;

•

Sustainable Urban Drainage Systems (SUDs);

•

Considering fabric efficiency in the design of buildings;

•

Use of building materials capable of being recycled; and

•

An element of construction waste reduction or recycling.

CRIME PREVENTION
5.53

One of the design objectives of the National Planning Policy
Framework (NPPF) states that developments should:
“…create places that are safe, inclusive and accessible and
which promote health and well-being, with a high standard
of amenity for existing and future users, and where crime
and fear of crime, do not undermine the quality of life or
community cohesion and resilience” (para. 127 subsection
F, NPPF 2018)

5.54

5.55

5.56

5.57

The design proposals for the Siskin Chase development
are based on an understanding of best practice guidance
and reference has been made to the relevant documents
including “Safer Places: The Planning System” and “Manual
for Streets as well as ACPO “New Homes” guidance.
When designing new developments, these should create
areas that are attractive and contain clearly defined public
and private areas that relate well with one another and
create no ambiguity. In addition, the development should
enable residents to take pride in their surroundings without
the fear of crime, which in turn will create a sense of shared
ownership and responsibility.
Landscape design is essential in achieving an environment
that creates a sense of place and community safety. In
this context, landscape design encompasses the planning,
design and management of external, public spaces. Welldesigned public lighting increases the opportunity for
surveillance at night and will be integrated into future
reserved matters applications.

5.58

Informing the design proposals, the following key attributes
have been included:
•

Buildings are generally orientated back to back to
ensure rear gardens are not exposed;

•

Public open spaces, and in particular children’s play
space are well overlooked by the surrounding built form;

•

All routes are necessary and serve a specific function or
destination, where the use of parking courts or private
drives have been utilised, these areas serve only a few
dwellings and are well overlooked by the surrounding
built form;

•

The internal street network forms the required connected
loop within the site, lower category roads serve smaller
groups of dwellings but with a clearly different street
character to signal a semi-private environment.

•

Elsewhere, there are semi-private clusters of courtyard
parking serving a limited number of dwellings to
encourage residents to know it ‘belongs’ to the dwellings;

•

The ownerships and responsibilities for external spaces
will be clearly identified and the proposals facilitate
ease of maintenance and management;

•

Natural surveillance is promoted wherever possible;
and

•

Architectural details which promote natural surveillance
are to be designed into dwellings, not only through
window positioning, but also through the use of bay
windows in key locations to give a further angle of
natural surveillance.

Natural surveillance in the form of doors and windows
overlooking streets, pedestrian routes and public open
spaces will create activity throughout the day and evening
and will be an essential element in creating a safe
environment for all users, whilst discouraging criminal
activity by increasing the risk of detection.
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SECTION 6 | BUILDING FOR LIFE

Q1 CONNECTIONS

Q2 FACILITIES AND SERVICES

Q3 PUBLIC TRANSPORT

‘DOES THE SCHEME INTEGRATE INTO
ITS SURROUNDINGS BY REINFORCING
EXISTING CONNECTIONS AND CREATING
NEW ONES; WHILST ALSO RESPECTING
EXISTING BUILDINGS OF THE
DEVELOPMENT SITE?’

‘DOES THE DEVELOPMENT PROVIDE (OR
IS IT CLOSE TO) COMMUNITY FACILITIES,
SUCH AS SCHOOLS, WORKPLACES,
PARKS, PLAY AREAS, PUBS OR CAFES?’

‘DOES THE SCHEME HAVE GOOD ACCESS
TO PUBLIC TRANSPORT TO HELP REDUCE
CAR DEPENDENCY?’

The proposed development responds to its surroundings by sensitively
integrating with the existing built form of Siskin Chase and the
surrounding countryside to the south.

The site is located in close proximity of Cullompton Town centre with a
number of local facilities including supermarkets, pubs and shops.

The movement concept plan within the site assessment section of the
DAS demonstrates that the site is well located to existing transport
services.

There is one main vehicular access point from Siskin Chase with future
provision to link to the Rugby Club north of the site.
Pedestrian links are provided from the scheme to the north, south and
east with direct access to the existing playground in Siskin Chase.

“WE BELIEVE THE SCHEME INTEGRATES INTO
ITS SURROUNDINGS BY REINFORCING EXISTING
CONNECTIONS AND CREATING NEW ONES;
WHILST ALSO RESPECTING EXISTING BUILDINGS
OF THE DEVELOPMENT SITE”

There are several local schools within easy reach.
As part of the site proposals a children’s play area will be included. This
is located at the centre of the site to provide young children with a place
to play.

“THE DEVELOPMENT IS CLOSE TO COMMUNITY
FACILITIES, SUCH AS WORKPLACES, PARKS, PLAY
AREAS AND PUBS”

Several bus stops are located within a few minute’s walk of the site.

“WE BELIEVE THE SCHEME HAS GOOD ACCESS
TO PUBLIC TRANSPORT TO HELP REDUCE CAR
DEPENDENCY”

Q4 MEETING LOCAL HOUSING
REQUIREMENTS

Q5 CHARACTER

Q6 WORKING WITH THE SITE AND ITS
CONTEXT

‘DOES THE DEVELOPMENT HAVE A MIX OF ‘DOES THE SCHEME CREATE A PLACE
HOUSING TYPES AND TENURES THAT SUIT WITH A LOCALLY INSPIRED OR
LOCAL REQUIREMENTS?’
OTHERWISE DISTINCTIVE CHARACTER?’

‘DOES THE SCHEME TAKE ADVANTAGE
OF EXISTING TOPOGRAPHY, LANDSCAPE
FEATURES (INCLUDING WATER COURSES),
TREES AND PLANTS, WILDLIFE HABITATS,
EXISTING BUILDINGS, SITE ORIENTATION
AND MICROCLIMATE?’

The proposed development will offer a range of dwellings across the
site with varying sizes and tenures in order to accommodate a variety
of household types. This provides a hierarchy of dwellings from large
detached properties with larger plots through to smaller terraced forms
allowing for a variety in the proposed streetscape.

The proposal respects existing buildings through boundary treatments,
which will include retained and proposed hedgerows, ditches and tree
planting. These act as privacy buffers.

The majority of housing provided is in the form of family housing i.e.
semi-detached or detached dwellings with their own amenity space.
The houses proposed will provide 2, 3 or 4 bedroom accommodation
representing a wide choice of different sized dwellings. As well as open
market dwellings, the scheme also proposes a mix of affordable 1, 2 and
3 bed houses/maisonettes.

“IT IS INTENDED THAT THE DEVELOPMENT WILL
HAVE A MIX OF HOUSING TYPES AND TENURES
THAT SUIT LOCAL REQUIREMENTS”

The proposals aim to deliver a high quality range of housing that reflects
the existing built form of Cullompton and the local area.
Within the proposed development a number of distinct character areas
have been proposed that reflect their function as a place. The character
areas will be identifiable through a number of variables including the
density, street typology, built form and appearance. Each element will
help to create a series of streets and spaces with their own sense of
identity.
A variety of materials will be used that are found in the local area,
including render, red and buff brick. This allows for a varied street
scene and character that is in keeping with the locality. Dwellings are
predominately 2 storeys in height with occasional 2.5 storeys in key
locations.

“WE BELIEVE THE SCHEME CREATES A PLACE
WITH A LOCALLY INSPIRED OR OTHERWISE
DISTINCTIVE CHARACTER”

A strong landscape framework informs the design proposals. The areas
of open space are designed around the existing landscape features of
hedgerows around the site. Also, key trees, hedgerows, and ditches are
retained where possible to maintain the landscape grain.
The green spaces have been informed by the existing site topography
using the lowest parts of the site for sustainable urban drainage
systems.

“WE BELIEVE THE SCHEME TAKES ADVANTAGE OF
EXISTING TOPOGRAPHY, LANDSCAPE FEATURES,
TREES AND PLANTS, WILDLIFE HABITATS,
EXISTING BUILDINGS, SITE ORIENTATION AND
MICROCLIMATE”

Q7 CREATING WELL DEFINED
STREETS AND SPACES

Q8 EASY TO FIND YOUR WAY AROUND? Q9 STREETS FOR ALL

‘ARE BUILDINGS DESIGNED AND
POSITIONED WITH LANDSCAPING TO
DEFINE AND ENHANCE STREETS AND
SPACES AND ARE BUILDINGS DESIGNED
TO TURN STREET CORNERS WELL?’

‘IS THE DEVELOPMENT DESIGNED
TO MAKE IT EASY TO FIND YOUR WAY
AROUND?’

‘ARE STREETS DESIGNED IN A WAY THAT
ENCOURAGE LOW VEHICLE SPEEDS AND
ALLOW THEM TO FUNCTION AS SOCIAL
SPACES?’

The site layout demonstrates how the streets and spaces will be well
enclosed and will predominantly be fronted by built form. Frontage to
the public open space will create a sense of enclosure, offering natural
surveillance and increasing the quality of the public realm.

A number of features will be included within the scheme to enhance its
legibility. Such as changes in surface materials which will demonstrate
different pedestrian/vehicular priorities, whilst small pockets of open
space will act as focal points for the development.

The avoidance of an engineered approach to the highway design,
achieved through the use of shared surfaces and varying street
typologies, means that standard highway design does not dominate the
new development.

The layout will be designed so that the built form creates the spaces
between the buildings rather than a highway led approach.

Landmark buildings are located at street corners that will play a
vital role in making a scheme legible for residents to navigate. These
buildings will also terminate vistas and create a sense of enclosure.

The enclosure of the streets and proposed buildings fronting areas
of the public realm will assist in creating an intimate feel and street
hierarchy across the scheme, rather than the building layout being
dictated by the highway.

Changes in width and surface materials will vary the character of the
streets proposed, creating a clear hierarchy.

Informal private drives that vary in width and surface materials will
provide a place where motorists, pedestrians and cyclists can share the
same space.

“BUILDINGS WILL BE DESIGNED AND POSITIONED
WITH LANDSCAPING TO DEFINE AND ENHANCE
STREETS AND SPACES, WHILE BUILDINGS WILL
BE DESIGNED TO TURN STREET CORNERS WELL”

“THE DEVELOPMENT WILL BE DESIGNED TO MAKE
IT EASY FOR RESIDENTS AND THOSE VISITING TO
FIND THEIR WAY AROUND”

“STREETS WILL BE DESIGNED IN A WAY THAT
ENCOURAGES LOW VEHICLE SPEEDS AND
ALLOWS THEM TO FUNCTION AS SOCIAL SPACES”

Q10 CAR PARKING

Q11 PUBLIC AND PRIVATE SPACES

Q12 EXTERNAL STORAGE & AMENITY
SPACE

‘IS RESIDENTIAL AND VISITOR PARKING
SUFFICIENT AND WELL INTEGRATED
SO THAT IT DOES NOT DOMINATE THE
STREET?’

‘WILL PUBLIC AND PRIVATE SPACES BE
CLEARLY DEFINED AND DESIGNED TO
HAVE APPROPRIATE ACCESS AND BE
ABLE TO BE WELL MANAGED AND SAFE IN
USE?’

‘IS THERE ADEQUATE EXTERNAL
STORAGE SPACE FOR BINS AND
RECYCLING, AS WELL AS VEHICLES AND
CYCLES?’

The majority of allocated parking will be provided on-plot and is
generally located to the side of dwellings within an individual parking
bay and/or garage set just back from the building line to allow ease of
access to dwellings.

A strong building line and front garden landscaping treatment
contributes towards clearly defining public from private boundaries.
Varying boundary treatment will include close boarded fences, timber
post and rail, hedging and brick walls.

Proposed garages will be generous in size and therefore large enough to
fit a modern family sized car which will allow the driver to get out of the
car easily.

Variation in surface materials will also help define public and private
areas, whilst buildings will be designed and orientated so that residents
will be able to see these streets and spaces from within their homes.

“RESIDENTIAL AND VISITOR PARKING WILL BE
SUFFICIENT AND WELL INTEGRATED SO THAT IT
DOES NOT DOMINATE THE STREET”

“AN OVERALL AIM WILL BE TO ENSURE STREETS
ARE DESIGNED IN A WAY THAT ENCOURAGES
LOW VEHICLE SPEEDS AND ALLOWS THEM TO
FUNCTION AS SOCIAL SPACES”

Rear gardens will provide the opportunity for residents to store bins and
recycling boxes as well as a place to securely store bikes

“AN OVERALL AIM WILL BE TO PROVIDE ADEQUATE
EXTERNAL STORAGE SPACE FOR BINS AND
RECYCLING, AS WELL AS VEHICLES AND CYCLES”

SECTION 7 | SUMMARY
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SECTION 7 | SUMMARY
SUMMARY
7.1

7.2

7.3

The proposed development will create housing choice and
new amenity spaces for the existing and new community
whilst improving public access across the site and to the
wider pedestrian network.
The masterplan is founded on the best practice in
urban design, community integration and sustainable
development, with strong links to the wider area. It aims to
create a development for the 21st Century, whilst reflecting
the desirable elements of the local vernacular.
In this context, the development will respect the local
character but also move the community towards a more
sustainable future, through a significant increase in housing
choice. Development will accord with the principles of high
quality design and best practice to create a townscape that
is varied and sympathetic to its environment. The aim must
be to achieve a development with a strong identity and
distinct sense of place whilst at the same time integrating
with the existing community.

7.4

The development proposals will be achieved in the following
way:
•

The creation of an integrated residential community
with a sensitive relationship to the existing settlement;

•

The creation of pedestrian routes through the
development;

•

Providing a development that is well connected, readily
understood and easily navigated;

•

The creation of a strong landscape structure that
responds to the local area and retains and enhances the
immediate locality;

•

Providing a range of dwelling sizes, types and tenures
that offers an accessible and acceptable choice of
lifestyles; and

•

Promoting the objectives of sustainable development
through layout and design.
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Reference No: 19/01839/MOUT
Parish: Cullompton 21
TOWN AND COUNTRY PLANNING ACT 1990

APPROVAL OF OUTLINE PLANNING APPLICATION
Name and Address of Applicant:
Taylor Wimpey UK Ltd
C/o Agent

Name and Address of Agent:
Mr S Brown, Woolf Bond Planning
The Mitfords
Basingstoke Road
Three Mile Cross
Reading
RG7 1AT

Date Registered : 23rd October 2019

Date of Permission : 18th September 2020

Proposal:

Outline for the erection of up to 105 dwellings, associated landscaping, public
open space and allotments together with vehicle and pedestrian access from
Siskin Chase and pedestrian access from Colebrooke Lane

Location:

Land at NGR 301216 106714 (West Of Siskin Chase) Colebrooke Lane
Cullompton

Site Vicinity Grid Ref:

301216/106714

MID DEVON DISTRICT COUNCIL HEREBY GRANTS OUTLINE PLANNING PERMISSION FOR
THE ABOVE DEVELOPMENT
NOTE: THIS DECISION NOTICE IS SUBJECT TO A UNILATERAL UNDERTAKING/SECTION
106 AGREEMENT, A COPY OF WHICH IS AVAILABLE TO VIEW ON PUBLIC ACCESS.
Subject to the following conditions:
1.

Details of the appearance, landscaping, layout and scale (hereinafter called "the reserved
matters") shall be submitted to and approved in writing by the Local Planning Authority
before any development commences and the development shall be carried out as approved.

2.

Application for approval of the reserved matters shall be made to the Local Planning
Authority not later than three years from the date of this decision.

3.

The development hereby permitted shall take place not later than two years from the date of
approval of the last of the reserved matters to be approved.

4.

The development hereby permitted shall be carried out in accordance with the following
approved plans: 1:2,500 scale site location plan (ref. P17-0169 04 Rev A); 1:500 scale
access arrangement (ref. 173040_G_02 Rev C); 1:250 scale north pedestrian access
arrangement (ref. 173040_G_06); 1:250 scale Siskin Chase road access arrangement (ref.
173040_G_07) and; 1:500 scale southern pedestrian access arrangement (ref.
173040_G_08 Rev A).
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5.

The details required by condition 1 above shall include the following: existing and proposed
site levels; finished floor levels; boundary treatments; the materials to be used on the
external walls and roofs of the buildings; details of all areas of public open space, allotments
and green infrastructure; details of all boundary trees and hedgerows to be retained and
measures to protect these features during the construction phase, including engineering
details and any electric vehicle charging points within root protection areas and; the works of
ecological mitigation, compensation and enhancement set out within the EAD Ecology
Ecological Impact Assessment dated December 2018.

6.

Development shall not begin until details of the proposed drainage works, including the
design of the proposed surface water drainage systems and the arrangements for adopting,
managing, maintaining and inspecting permanent surface water drainage systems, as well as
the means of disposing of foul sewage from the site have been submitted to and approved in
writing by the Local Planning Authority. The development shall be undertaken in accordance
with the approved details/works/arrangements. No dwelling shall be occupied until means of
disposal of foul sewage have been provided.

7.

Development shall not begin until the developer has secured the implementation of a
programme of archaeological work in accordance with a written scheme of investigation
which has been submitted to and approved in writing by the Local Planning Authority. The
development shall be carried out in accordance with the approved scheme, or such details
as may be subsequently agreed in writing by the Local Planning Authority.

8.

Development shall not begin until a site investigation and risk assessment has been carried
out to determine the nature and extent of any land contamination that may be present within
the site and the likely impact on receptors. A full report of the investigation and risk
assessment shall be submitted to the Local Planning Authority for approval in writing. No
work shall proceed on site until either the Local Planning Authority gives written consent for
the development to commence or the requirements of condition 10 below are met.

9.

Where actual or probable significant pollutant linkages are found following the investigation
and risk assessment required by condition 8 above, the developer shall submit a remediation
statement together with a timescale for the completion of the required works for approval in
writing by the Local Planning Authority.

10. Following the completion of any works required by condition 9 above, a remediation
validation report shall be submitted to the Local Planning Authority for approval in writing. No
dwelling shall be occupied on those parts of the site affected by any land contamination until
the validation report has been approved in writing by the Local Planning Authority.
11. No development shall begin until a Construction Environmental Management Plan (CEMP)
has been submitted to and approved in writing by the Local Planning Authority (LPA). The
CEMP shall include:
A. the timetable of the works and a phasing plan;
B. daily hours of construction;
C. any road closure;
D. hours during which delivery and construction traffic shall travel to and from the site, with
such vehicular movements restricted to between the hours of 08:00 and 18:00 Mondays to
Fridays and 09:00 to 13:00 on Saturdays, with no such vehicular movements on Sundays or
Bank/Public Holidays unless agreed in writing by the Local Planning Authority.
E. the number and size of vehicles likely to be visiting the site in connection with the
construction phase(s) and the frequency of their visits;
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F. the proposed route of construction traffic, including the temporary use of an access from
Colebrooke Lane;
G. the compound/location where all building materials, finished or unfinished products, parts,
crates, packing materials and waste will be stored and confirmation that no topsoil will be
stored over 2 metres in height;
H. areas where delivery vehicles and construction traffic will load or unload and confirmation
that no construction traffic or delivery vehicles will park on the County Highway for loading or
unloading, unless otherwise agreed in writing by the Local Planning Authority.
I. areas for the parking of vehicles used by site operatives, contractors and sub-contractors
working at the site;
J. the means of enclosure during construction works;
K. details of wheel washing facilities and measures to prevent mud, water and other
materials and liquids being deposited on the public highway;
L. photographic evidence of the condition of the adjacent public highway network prior to the
commencement of works;
M. the steps and procedures to be implemented to minimise the creation and impact of
noise, vibration, dust and waste disposal resulting from site preparation, groundwork and the
construction phases;
N. measures to protect nature conservation interests, as set out in within the Ecological
Impact Assessment by EAD Ecology dated December 2018 and the Technical Note dated 11
March 2019 also from EAD Ecology.
The development shall be undertaken in accordance with the approved CEMP.
12. No dwelling shall be occupied until details of the proposed estate roads, cycleways,
footways, footpaths, verges, junction, 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 have been provided and laid out in
accordance with details previously submitted to and approved in writing by the Local
Planning Authority.
13. No development shall take place until details of the layout and means of constructing the
temporary construction access from Colebrooke Lane have been submitted to and approved
in writing by the Local Planning Authority. Construction works shall proceed utilising the
approved temporary access. Upon completion of the development this access onto
Colebrooke Lane shall be retained as a secondary pedestrian/cycle connection to and from
the development, as well as for use as an emergency vehicular access.
REASONS FOR CONDITIONS:
1.

The application was submitted as an outline application in accordance with the provisions of
Articles 4 & 5 of The Town and Country Planning (Development Management Procedure)
Order 2010.

2.

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
however the timescales have been reduced to reflect the fact that the site is a contingency
site and is being brought forward to increase the supply of housing.

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 ever
the timescales have been reduced to reflect the fact that the site is a contingency site and is
being brought forward to increase the supply of housing.

4.

For the avoidance of doubt and in the interests of proper planning.
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5.

To enable the Local Planning Authority to consider whether adequate provision is being
made for the matters referred to in the condition.

6.

To ensure that surface water runoff and foul drainage from the development is managed and
operates effectively for the lifetime of the development in accordance with the principles of
sustainable drainage systems.

7.

To ensure, in accordance with Policy DM25 and paragraph 199 of the National Planning
Policy Framework, that an appropriate record is made of archaeological evidence that may
be affected by the development.

8.

In the interests of public health and the protection of the environment.

9.

In the interests of public health and the protection of the environment.

10. In the interests of public health and the protection of the environment.
11. To minimise the impact on the highway network and on nearby residential properties during
the construction period.
12. To ensure that adequate information is available for the proper consideration of the detailed
proposals.
13. To ensure the layout and construction of the access is safe in accordance with the National
Planning Policy Framework.
REASON FOR APPROVAL OF PERMISSION/GRANT OF CONSENT
The application site is allocated in the Local Plan Review 2013-2033 for the development of c.100
dwellings. The proposal is also subject of a recent appeal decision dated 9th July 2020 which was
following the publication of the Inspectors report into the examination of the Mid Devon Local Plan
Review 2013-2033 and therefore the Inspector gave considerable weight to the policies in that
emerging document. Given that this is a duplicate application, there has been no material change
in circumstances since the appeal except that the policies in the Mid Devon Local Plan Review
2013-2033 can be given full weight, the application is recommended for approval with a s106
agreement in accordance with the Planning Inspectors decision on application 19/00118/MOUT.
Statement of Positive Working
In accordance with the requirements of Article 35 of the Town and Country Planning (Development
Management Procedure) (England) Order 2015, in determining this application the Local Planning
Authority has worked proactively and positively with the applicant to ensure that all relevant
planning considerations have been properly resolved.
In accordance with the National Planning Policy Framework, the Local Planning Authority has also
involved the community in the consideration of this application.
DEVELOPMENT PLAN POLICIES:
Mid Devon Local Plan Review 2013-2033
S1 - Sustainable development priorities
S3 - Meeting housing needs
S5 - Public open space
S8 - Infrastructure
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S9 - Environment
S11 - Cullompton
DM10 - Replacement dwellings in rural areas
DM3 - Transport and air quality
DM5 - Parking
DM26 - Green infrastructure in major development
CU21 - Land at Colebrook
Relevant Plans
The plans listed below are those approved. No substitution shall be made.
Plan Type

Reference

Title/Version

Date Received

Site Location Plan

P17-0169_04 Rev A

Proposed

173040_G_02
Rev C

Access Arrangement

23/10/2019

Proposed

173040_G_06

North Pedestrian Access

23/10/2019

Proposed

173040_G_07

Siskin Chase Road Access

23/10/2019

Proposed

173040_G_08
Rev A

South Pedestrian Access

23/10/2019

23/10/2019

A copy of the approved plans will be available on Mid Devon’s online planning facility.
Website: http://www.middevon.gov.uk/planning
Signed:
Mrs Jenny Clifford
Head of Planning and Regeneration
Date: 18th September 2020
THIS DECISION IS NOT A DECISION UNDER BUILDING REGULATIONS AND SEPARATE
CONSENT MAY BE REQUIRED. PLEASE CONTACT OUR BUILDING CONTROL
DEPARTMENT FOR MORE INFORMATION.
Please refer to notes attached
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NOTE – Failure to adhere to the details of the approved plans or to comply with the above conditions
constitutes a contravention of the Town and Country Planning Act, 1990 in respect of which
enforcement action may be taken.

TOWN AND COUNTRY PLANNING ACT 1990
Appeals to the Secretary of State


If you are aggrieved by the decision of your local planning authority to refuse permission for the
proposed development or to grant it subject to conditions, then you can appeal to the Secretary of
State under section 78 of the Town and Country Planning Act 1990.



If this is a decision on a planning application relating to the same or substantially the same land and
development as is already the subject of an enforcement notice and you want to appeal against your
local planning authority’s decision on your application, then you must do so within 28 days of the
date of this notice.



If an enforcement notice is served relating to the same or substantially the same land and
development as in your application and you want to appeal against your local planning authority’s
decision on your application, then you must do so within:
28 days of the date of service of the enforcement notice, or within 6 months [12 weeks in the case of
a householder appeal] of the date of this notice, whichever period expires earlier.



If you want to appeal against the Local Planning Authority’s decision then you must do so within 6
months of the date of this notice.



If this is a decision for a minor commercial application and you want to appeal against your local
planning authority’s decision then you must do so within 12 weeks of the date of this notice.



If this is a decision for the display of an advertisement and you want to appeal against your local
planning authority’s decision then you must do so within 8 weeks of the date of receipt of this notice.



Appeals must be made using a form which you can get from the Secretary of State at Temple Quay
House, 2 The Square, Temple Quay, Bristol BS1 6PN (Tel: 0303 444 5000) or online at
www.planningportal.gov.uk/pcs.



The Secretary of State can allow a longer period for giving notice of an appeal but will not normally
be prepared to use this power unless there are special circumstances which excuse the delay in
giving notice of appeal.



The Secretary of State need not consider an appeal if it seems to the Secretary of State that the
local planning authority could not have granted planning permission for the proposed development
or could not have granted it without the conditions they imposed, having regard to the statutory
requirements, to the provisions of any development order and to any directions given under a
development order.

Purchase Notices
 If either the Local Planning Authority or the Secretary of State refuses permission to develop land or
grants it subject to conditions, the owner may claim that he can neither put the land to a reasonably
beneficial use in its existing state nor render the land capable of a reasonably beneficial use by the
carrying out of any development which has been or would be permitted.
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In these circumstances, the owner may serve a purchase notice on the Council (District Council,
London Borough Council or Common Council of the City of London) in whose area the land is
situated. This notice will require the Council to purchase his interest in the land in accordance with
the provisions of Part VI of the Town and Country Planning Act 1990.
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In certain circumstances, a claim may be made against the Local Planning Authority for
compensation, where permission is refused or granted subject to conditions by the Secretary of
State on appeal or on a reference of the application to him. The circumstances in which such
compensation is payable is set out in Section 114 of the Town and Country Planning Act 1990.

