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Reason for referral: 

 
The application has been referred to Plans Committee by Councillor M Brown for the Committee to 
consider the sustainability of the site.   
 

Relevant History: 

 

Application No. Description Status Closed 
    

1/0158/2007/FUL Provision of 3 No double 
garages and 3 No treatment 
plants and irrigation drainage 
to replace existing septic tank 
drainage 

PER 29.03.2007 

           

1/1161/2007/OUT Proposed industrial 
redevelopment 

PER 24.12.2007 

   

1/0940/2008/REM Proposed industrial 
redevelopment of former 
abattoir - partial reserved 
matters application pursuant 
to outline planning permission 
1/1161/2007/OUT relating to 
site road layout, access, 
scale, landscaping, storm 
water drainage system and 
design for Office/Studio Unit 
7 

PER 06.03.2009 

     

1/0914/2009/REMM Proposed industrial 
redevelopment of former 
abattoir 

PER 17.12.2009 

    

1/0037/2010/FUL Change of use of agricultural 
land to form part of industrial 
site 

PER 09.03.2010 

   

1/0096/2011/DIS Discharge of conditions 1, 2, 
3D, 4 , 6 & 7 for planning 
approval 1/0914/2009/REMM 

PER 05.12.2011 

   

1/0562/2012/FUL Minor material alteration to 
approved reserved matters 
application 
1/0914/2009/REMM for unit 7 
and change to layout of units 
1 to 7 

PER 03.08.2012 

      

 

Site Description & Proposal 

 
SITE DESCRIPTION 
 
The application site is located to the north east of Great Torrington off Bastard's Lane.  The 
supporting statement describes the site as being an area of approximately 6.4 hectares, brownfield 
(previously developed) and currently vacant, "comprising of sporadic industrial buildings no longer fit 
for purpose". It previously accommodated the North Devon Meats, meat processing facility, which has 
now ceased to operate and all buildings are now either demolished or partially demolished. Whilst 
predominately brownfield the eastern and southern fringes of the site are greenfield (undeveloped). 



 
To the immediate east of the site are the industrial buildings associated with the Peninsular Proteins 
site, which no longer operates.  The Applicant refers to this business as "inextricably linked to the 
North Devon Meats business".  The application site is bounded on its northern side by an un-named 
road and also includes a terrace of three residential properties known as Beara Cottages (former 
workers dwellings). Protected common land abuts the site on the southern and eastern boundaries.   
 
The site currently benefits from two points of vehicular access onto the main, un-named road.  
 
PROPOSAL 
 
The proposal seeks outline approval, with all matters reserved (bar access), for the development of 
up to 143 dwellings (of which 40% would be affordable) along with the development of 1040 square 
metres of commercial freehold floorspace, which would include provision for a purpose-built factory 
for Clayewater Homes Ltd. The employment uses would cover use classes B1, B2 and B8.  An 
indicative layout has been provided with this application to demonstrate how this level of built 
development could be achieved on the site and shows that development would only occur on the 
brownfield elements with the greenfield land remaining undeveloped.  The following documents have 
been submitted for consideration: 
 

- Site location plan 
- Indicative site layout 
- Topographical survey 
- Landscape Visual Impact Assessment 
- Design and Access Statement 
- Ecology report 
- Sewerage details 
- Marketing information 
- Planning statement 
- Foul drainage assessment 
- Affordable housing statement 
- Air quality assessment 
- Crime and disorder statement 
- Economic benefit statement 
- Flood risk assessment 
- Noise assessment 
- Transport assessment 
- Travel plan 
- Drainage calculations 

 
Following the original submission, the following additional or revised documents were submitted: 
 

- Plans showing off site highway improvements to create footway between site and Great 
Torrington 

 

Consultee representations: 

 
Great Torrington Parish/Town Council:  
 
At the meeting on the 20th December members voted to object to the application.  The proposal is a 
departure from the Local Plan and both the emerging Local Plan and the draft neighbourhood plan.  
Some of the garden spaces were far too small.  Concern was also raised regarding drainage which 
appeared not have been explained satisfactorily.  Members were very concerns regarding the 
highway proposals and felt they were not acceptable.   
 
Strategic Enabling Officer:  
 



I write to provide a response to the above application which seeks to provide 143 dwellings. The 
Applicant has proposed a level of affordable housing at 40% of the overall residential provision, which 
conforms with TDC’s Affordable Housing policy for a proposal of this size. 
 
In terms of tenure the Applicant has also agreed to a policy compliant split of 75% Social Rented and 
25% at an intermediate level. To ensure the Affordable Housing provision is affordable for the 
residents of Torridge District, it is imperative the rented units are provided at a Social Rent level rather 
than an ‘Affordable’ Rent level - the associated definitions being detailed in the National Planning 
Policy Framework. 
 
For the Intermediate provision, it is acceptable for this to be provided in the form of shared ownership, 
intermediate rent or Discounted Open Market housing. Whilst additional information regarding 
intermediate provision can be found in TDC’s Planning Obligations SPD, it is important to note that 
where Discounted Open Market housing is proposed, the percentage discount must be set having 
regard to 3.5 x the average median household income for Torridge. and such housing will need to be 
secured in perpetuity. 
 
The following details the mix of affordable housing required in terms of size:- 
 

- 1 bed 25% 46 sqm 
 

- 2 bed houses 45% 76 sqm 
 

- 3 bed houses 25% 86 sqm 
 

- 4 bed/5 bed houses 5% 96 sqm/106sqm 
 
The Affordable Housing provision should be pepper potted across the development and secured via a 
Section 106 agreement. 
 
Overall I am able to confirm support for this proposal in terms of the Affordable Housing provision 
where this is provided in line with the above. 
 
Devon County Council (Highways):  
 
Further to previous comments submitted on this application the Applicant has provided me with 
further plans to create a footway on School Lane to provide an acceptable walking route for 
pedestrians between the site and the town as well as maintaining a decent width of carriageway for 
the vehicle traffic that uses this road. The west side of School Lane will be widened by removing the 
overgrown vegetation and in places a retaining wall will be built and the highway widened. It will be a 
civil matter for the Applicant to secure this land for their use prior to entering into an agreement to 
make this into public highway. The use of Bastards Lane is now not promoted, as footway will 
continue up to Linden Close where I will join the existing provision on School Lane. This route is some 
800m from the site to the town proper, on a metalled route that will have to be street lighted. Shorter 
routes across the common would be available for more able bodied pedestrians. The highway works 
have undergone a stage one road safety audit, and amended a number of times in response to my 
comments and those of the road safety auditors. A capacity assessment of the junction of School 
Lane with the A386 has also been undertaken and despite the fact that I dispute the way in which it 
has been carried out, it shows that the junction operates well below its capacity, so amending the 
assessment to how I think it should be done is not likely to change this result. The introduction of 
traffic signals at this junction is therefore not necessary, and is not therefore required. Introduction of 
such signals would be the first in Torrington, and I feel tat unless there is a proven need for them they 
should not be installed as they would add unnecessary queues and delays, particularly outside of the 
peak times. 
 
Recommendation: 



THE HEAD OF PLANNING, TRANSPORTATION AND ENVIRONMENT, ON BEHALF OF DEVON 
COUNTY COUNCIL, AS LOCAL HIGHWAY AUTHORITY, RECOMMENDS THAT THE FOLLOWING 
CONDITIONS SHALL BE INCORPORATED IN ANY GRANT OF PERMISSION 
 
1. Provision shall be made within the site for the disposal of surface water so that none drains on to 
any County Highway 
REASON: In the interest of public safety and to prevent damage to the highway 
 
2. Any proposed estate road, cycleways, footways, footpaths, verges, junctions, street lighting, 
sewers, drains, retaining walls, service routes, surface water outfall, road maintenance/vehicle 
overhang margins, embankments, visibility splays, accesses, car parking and street furniture shall be 
constructed and laid out in accordance with details to be approved by the Local Planning Authority in 
writing before their construction begins, For this purpose, plans and sections indicating, as 
appropriate, the design, layout, levels, gradients, materials and method of construction shall be 
submitted to the Local Planning Authority. 
REASON: To ensure that adequate information is available for the proper consideration of the 
detailed proposals. 
 
3. The development hereby approved shall not be carried out otherwise than in accordance with a 
phasing programme which shall previously have been submitted to and approved by the Local 
Planning Authority in writing.  
REASON: To ensure the proper development of the site. 
 
4. No part of the development hereby approved shall be commenced until:  
A) The access road has been laid out, kerbed, drained and constructed up to base course level for 
the first 20 metres back from its junction with the public highway 
B) The ironwork has been set to base course level and the visibility splays required by this permission 
laid out 
C) The footway on the public highway frontage required by this permission has been constructed up 
to base course level 
D) A site compound and car park have been constructed to the written satisfaction of the Local 
Planning Authority 
REASON: To ensure that adequate on site facilities are available for all traffic attracted to the 
site during the construction period, in the interest of the safety of all users of the adjoining public 
highway and to protect the amenities of the adjoining residents 
 
5. The occupation of any dwelling in an agreed phase of the development shall not take place until the 
following works have been carried out to the written satisfaction of the Local Planning Authority: 
A) The spine road and cul-de-sac carriageway including the vehicle turning head within that phase 
shall have been laid out, kerbed, drained and constructed up to and including base course level, the 
ironwork set to base course level and the sewers, manholes and service crossings completed; 
B) The spine road and cul-de-sac footways and footpaths which provide that dwelling with direct 
pedestrian routes to an existing highway maintainable at public expense have been constructed up to 
and including base course level; 
C) The cul-de-sac visibility splays have been laid out to their final level; 
D) The street lighting for the spine road and cul-de-sac and footpaths has been erected and is 
operational; 
E) The car parking and any other vehicular access facility required for the dwelling by this permission 
has/have been completed; 
F) The verge and service margin and vehicle crossing on the road frontage of the dwelling have been 
completed with the highway boundary properly defined; 
G) The street nameplates for the spine road and cul-de-sac have been provided and erected. 
REASON: To ensure that adequate access and associated facilities are available for the 
traffic attracted to the site 
 
6. No dwelling shall be occupied on the site until a footway has been constructed between the 
site and the existing footway provision on School Lane. 
REASON: To ensure safe and suitable access is available for all people. 



 
Environmental Protection:  
 
The application site is adjoined to a meat rendering plant, formerly known as Peninsula Proteins, 
immediately to the north. The Environmental Protection Team regularly received complaints of odour 
nuisance emanating from the meat rendering plant when it was in operation. The complaints 
originated from dwellings a considerable distance from the site as well as dwellings located in closer 
proximity. Due to the number of historic complaints and the close proximity of the proposed 
development to the meat rendering plant, a significant industrial site, the Environmental Protection 
Team requested that appropriate odour and noise assessments be undertaken. 
 
Both the odour and noise impact assessments submitted indicate that the rendering plant is not 
operational and the rendering process utilised at the site is illegal. As a result, it's impact on the 
proposed development has not been considered. The Environmental Protection Team has no such 
knowledge of an illegal rendering process. The process that was in use during its operation would not 
be classed as illegal and the site could theoretically continue to operate at this time. Furthermore, 
although the site is not presently operational it does have a current permit to operate. It is also 
suggested that the site would need planning permission for any new plant and processes that were to 
be introduced if the site were to operate again. Should modernised processes be required, it is the 
opinion of the Environmental Protection Team that best practice techniques would not prevent the 
highly offensive odour associated with rendering being experienced off site on occasions. The air 
quality assessment states that the rendering plant site is for sale and unlikely to operate again. The 
Environmental Protection Team is aware that the site is currently for sale but this does not exonerate 
its use as a rendering plant in the future. Although it is acknowledged that comprehensive and 
detailed assessments, in relation to the potential odour and noise impact, may prove difficult to 
undertake whilst the rendering plant is not currently in operation, the potential impact of this site on 
the proposed residential development cannot be dismissed. 
 
The consultation response from the Environmental Protection Team is based on the assumption that 
the neighbouring rendering plant site is or will be in use. Subsequently, it is the opinion of the 
Environmental Protection Team that the rendering plant will have a significant adverse impact, 
particularly in relation to odour, on the residential amenity of the proposed development. The 
Applicant is dismissing the impact of the rendering plant citing reasons including operational use, sale 
of land and planning permission. It is the opinion of the Environmental Protection Team that the use 
and any future planning permissions for the rendering plant site to operate are planning matters. The 
Environmental Protection Team's opinion may be subject to change depending on the status of the 
rendering plant site. 
 
The Environmental Protection Team would normally expect foul drainage for a proposed development 
of this size to connect to a public sewerage system. However, surface and foul water drainage will be 
matters for Devon County Council (Lead Local Flood Authority) and the Environment Agency to 
carefully consider.  
 
Natural England:  
  
Planning consultation: Outline application for erection of up to 143 dwellings, 1040 square metres of 
commercial freehold land for B1, B2 and B8 employment and public open space Location: Land At 
Grid Reference 249583 119849 (Former Meat Factory Site), Torrington, Devon, Thank you for your 
consultation on the above dated 06 December 2017 which was received by Natural England on the 
same date. 
 
Natural England is a non-departmental public body. Our statutory purpose is to ensure that the natural 
environment is conserved, enhanced, and managed for the benefit of present and future generations, 
thereby contributing to sustainable development. 
 
The Wildlife and Countryside Act 1981 (as amended) 
The Conservation of Habitats and Species Regulations 2017 
 



Natural England’s comments in relation to this application are provided in the following sections. 
 
Statutory nature conservation sites – no objection 
Based upon the information provided, Natural England advises the Council that the proposal is 
unlikely to affect any statutorily protected sites or landscapes. 
 
Protected species 
We have not assessed this application and associated documents for impacts on protected species. 
Natural England has published Standing Advice on protected species. 
You should apply our Standing Advice to this application as it is a material consideration in the 
determination of applications in the same way as any individual response received from Natural 
England following consultation. 
 
The Standing Advice should not be treated as giving any indication or providing any assurance in 
respect of European Protected Species (EPS) that the proposed development is unlikely to affect the 
EPS present on the site; nor should it be interpreted as meaning that Natural England has reached 
any views as to whether a licence is needed (which is the developer’s responsibility) or may be 
granted. 
 
If you have any specific questions on aspects that are not covered by our Standing Advice for 
European Protected Species or have difficulty in applying it to this application please contact us with 
details at consultations@naturalengland.org.uk. 
 
Registered Common Land 
The proposal may impact upon an area of land that is registered common land, namely Great 
Torrington Common. This is covered by the Commons Act 2006 and will have rights of access by the 
public. If planning permission is granted, and Great Torrington Common is impacted, the Applicant will 
be required to apply to the Secretary of State for consent under section 16 or section 38 of the 
Commons Act 2006. Guidance on common land is available at https://www.gov.uk/guidance/carrying-
out-works-on-common-land. Natural England is a specified consultee under the Commons Act 2006 
and will respond to any consultations in line with the above guidance. 
Priority Habitat as identified on Section 41 list of the Natural Environmental and Rural Communities 
(NERC) Act 2006 
 
The consultation documents indicate that this development includes areas of priority habitat, as listed 
on Section 41 of the Natural Environmental and Rural Communities (NERC) Act 2006, namely two 
areas of deciduous woodland on the northern and western sides of the site. The National Planning 
Policy Framework states that ‘when determining planning applications, Local Planning authorities 
should aim to conserve and enhance biodiversity. If significant harm resulting from a development 
cannot be avoided (through locating on an alternative site with less harmful impacts), adequately 
mitigated, or, as a last resort, compensated for, then planning permission should be refused. 
 
Green Infrastructure 
The proposed development is within an area that Natural England considers could benefit from 
enhanced green infrastructure (GI) provision. Multi-functional green infrastructure can perform a 
range of functions including improved flood risk management, provision of accessible green space, 
climate change adaptation and biodiversity enhancement. Natural England would encourage the 
incorporation of GI into this development. 
 
Local sites 
If the proposal site is on or adjacent to a local site, e.g. Local Wildlife Site, Regionally Important 
Geological/Geomorphological Site (RIGS) or Local Nature Reserve (LNR) the authority should ensure 
it has sufficient information to fully understand the impact of the proposal on the local site before it 
determines the application. 
 
Biodiversity enhancements 
This application may provide opportunities to incorporate features into the design which are beneficial 
to wildlife, such as the incorporation of roosting opportunities for bats or the installation of bird nest 
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boxes. The authority should consider securing measures to enhance the biodiversity of the site from 
the Applicant, if it is minded to grant permission for this application. This is in accordance with 
Paragraph 118 of the National Planning Policy Framework. Additionally, we would draw your attention 
to Section 40 of the Natural Environment and Rural Communities Act (2006) which states that ‘Every 
public authority must, in exercising its functions, have regard, so far as is consistent with the proper 
exercise of those functions, to the purpose of conserving biodiversity’. Section 40(3) of the same Act 
also states that ‘conserving biodiversity includes, in relation to a living organism or type of habitat, 
restoring or enhancing a population or habitat’. 
 
Landscape enhancements 
This application may provide opportunities to enhance the character and local distinctiveness of the 
surrounding natural and built environment; use natural resources more sustainably; and bring benefits 
for the local community, for example through green space provision and access to and contact with 
nature. Landscape characterisation and townscape assessments, and associated sensitivity and 
capacity assessments provide tools for planners and developers to consider new development and 
ensure that it makes a positive contribution in terms of design, form and location, to the character and 
functions of the landscape and avoids any unacceptable impacts. 
 
Sites of Special Scientific Interest Impact Risk Zones 
The Town and Country Planning (Development Management Procedure) (England) Order 2015 
requires Local Planning authorities to consult Natural England on “Development in or likely to affect a 
Site of Special Scientific Interest” (Schedule 4, w). Our SSSI Impact Risk Zones are a GIS dataset 
designed to be used during the planning application validation process to help Local Planning 
authorities decide when to consult Natural England on developments likely to affect a SSSI. The 
dataset and user guidance can be accessed from the data.gov.uk website 
We would be happy to comment further should the need arise but if in the meantime you have any 
queries please do not hesitate to contact us. 
 
The Environment Agency:  
 
1st response  
Environment Agency position 
We object to the application on grounds that insufficient information has been submitted to 
demonstrate that the proposed private package treatment plant is justified in this location and, if so, is 
suitable and will not be detrimental to the environment. We recommend that the application is not 
determined until further information has been submitted. 
The reasons for this position are provided below. 
Reasons – Foul drainage 
 
The information submitted with the application indicates that foul drainage will be disposed of to a 
non-mains foul drainage system. 
 
Government guidance within the National Planning Practice Guidance (paragraph 020 in the section 
on water supply, wastewater and water quality – Reference ID: 34-020-20140306) stresses that the 
first presumption must be to provide a system of foul drainage discharging into a public sewer to be 
treated at a public sewage treatment works. Only where having taken into account the cost and/or 
practicability it can be shown to the satisfaction of the Local Planning authority that connection to a 
public sewer is not feasible, should non-mains foul sewage disposal solutions be considered. The 
Foul Drainage Assessment form indicates that evidence has been submitted about why the 
development cannot connect to the mains sewer, however this is not apparent in any of the submitted 
documents. 
 
Overcoming our objection 
To overcome our objection the Applicant should thoroughly investigate the possibility of connecting to 
the foul sewer by taking the following steps: 

i. Formally approach the sewerage undertaker or serve notice regarding a connection under 
section 98, section 104 or section 106 of the Water Industry Act 1991, as appropriate. 



ii. Provide details of the terms upon which the sewerage undertaker is willing to enter into an 
agreement under section 104. 
iii. Provide details of the undertakings, security and payment required by the sewerage 
undertaker under section 98 of the Water Industry Act 1991. They must provide these together 
with confirmation that the Applicant considers these to be reasonable and does not intend to 
appeal against them; OR 
iv. Provide details of the reasons given by the sewerage undertaker if it has refused 
connection under section 106 of the WIA 1991 and confirmation that they have appealed 
against this decision; OR 
v. Demonstrate that it is not reasonable to connect to the public foul sewer. 
If the cost of connection to sewer is greater than... then a private sewage disposal system... 
(number of premises x £9000) plus cost of private treatment system, is likely to be acceptable 
from a cost viewpoint. If the cost of connection to sewer is within a range of between ... then a 
private sewage disposal system... (number of premises x £5000 - £9,000) plus cost of private 
treatment system, may be acceptable from a cost viewpoint, depending on the factors in each 
case but in particular the sensitivity of the receiving environment, the degree of environmental 
risk that will arise from the proposed private sewerage system and the extent to which the 
proposal will set a precedent for similar applications in the future. If the cost of connection to 
sewer is less than... then a private sewage disposal system... (number of premises x £5000) 
plus cost of private treatment system, is unlikely to be acceptable from a cost viewpoint. 
vi. Where it is not reasonable to connect to the public foul sewer, demonstrate that they have 
considered requesting that the sewerage undertaker adopt their proposed system. 
Lack of capacity or plans to improve capacity in the sewer is not a valid reason for a sewerage 
undertaker to refuse connection under Section 106 of the Water Industry Act 1991. In these 
cases, if an Applicant decides to apply for a water discharge permit for private treatment 
facilities we may refuse to issue the permit. 
 

In the absence of this information we are unable to advise whether the proposal is acceptable in 
principle and whether we would be able to issue an Environmental Permit for the discharge in due 
course. 
 
If the Applicant confirms that the costs of connection to the public sewerage network will be 
unreasonable, paragraph 20 of the NPPG also states that ‘applications for developments relying on 
anything other than connection to a public sewage treatment plant should be supported by sufficient 
information to understand the potential implications for the water environment’. At that stage, we 
would need to review the details of the proposal in more detail to understand whether there is a 
potential for it to cause a detriment to water quality. 
 
The Applicant would also need to confirm that the final storage pond would have sufficient capacity to 
receive/store treated effluent from the proposed package treatment plant, in addition to receiving the 
surface water flows from the upper storage ponds. The ultimate discharge from the final storage pond 
is to a culverted watercourse through an offsite connection beneath the public highway. The Applicant 
will need to confirm that they have the relevant land owner permissions to connect to this watercourse 
and that the watercourse has sufficient capacity to receive the discharge and provide sufficient 
dilution. The highway authority will also need to confirm that they would accept a private sewer to be 
laid beneath the public highway. 
 
Advice to Applicant – Environmental Permitting 
Any non-mains foul drainage system associated with this development will require an Environmental 
Permit from the Environment Agency under the Environmental Permitting Regulations 2010, unless it 
satisfies the General Binding Rules for small sewage discharges in England. The General Binding 
Rules can be found online at https://www.gov.uk/government/publications/small-sewage-discharges-
in-england-general-binding-rules. 
 
If the proposed foul discharge will not satisfy the General Binding Rules the Applicant is advised to 
contact our National Permitting Service on 03708 506 506 for further advice and to discuss the issues 
likely to be raised. You should be aware that the permit may not be granted, particularly if the 
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discharge is located within an area served by a mains sewer. Additional 'Environmental Permitting 
Guidance' can be accessed online at https://www.gov.uk/permits-you-need-for-septic-tanks. 
Advice to the LPA. 
 
We will maintain our objection until the Applicant has supplied information to demonstrate that the 
risks posed by the development can be satisfactorily addressed. We would like to be re-consulted on 
any information submitted to address our concerns and we will provide you with bespoke comments 
within 21 days of receiving formal re-consultation. 
 
If you are minded to approve the application at this stage contrary to this advice, we request that you 
contact us to allow further discussion and/or representations from us. 
 
2nd response 
 
Thank you for your email received this morning reconsulting us on the above planning application.   
 
Environment Agency position 
Provided that you have received confirmation that South West Water that they can accept the foul 
flows from this development, we would be able to remove our objection to this proposal.  You may 
wish to include a condition within any permission granted to ensure that the development is served by 
a suitable foul drainage system.  Due to the sites previous use we also recommend that standard 
contaminated land conditions are included within any permission granted.  Our suggested wording for 
the contaminated land condition is provided below.   
 
Condition – Contaminated Land 
No development approved by this planning permission shall take place until a remediation strategy 
that includes the following components to deal with the risks associated with contamination of the site 
shall each be submitted to and approved, in writing, by the local planning authority: 
 
1. A preliminary risk assessment which has identified: 
• all previous uses 
• potential contaminants associated with those uses 
• a conceptual model of the site indicating sources, pathways and receptors 
• potentially unacceptable risks arising from contamination at the site.  
 
2. A site investigation scheme, based on (1) to provide information for a detailed assessment of the 
risk to all receptors that may be affected, including those off site. 
 
3. The results of the site investigation and the detailed risk assessment referred to in (2) and, based 
on these, an options appraisal and remediation strategy giving full details of the remediation 
measures required and how they are to be undertaken.  
 
4. A verification plan providing details of the data that will be collected in order to demonstrate that the 
works set out in the remediation strategy in (3) are complete and identifying any requirements for 
longer-term monitoring of pollutant linkages, maintenance and arrangements for contingency action.  
 
Any changes to these components require the express written consent of the local planning authority. 
The scheme shall be implemented as approved.  
 
Reasons: To ensure the protection of controlled waters. 
 
Condition – Unsuspected Contamination 
If, during development, contamination not previously identified is found to be present at the site then 
no further development (unless otherwise agreed in writing with the local planning authority) shall be 
carried out until the developer has submitted a remediation strategy to the local planning authority 
detailing how this unsuspected contamination shall be dealt with and obtained written approval from 
the local planning authority. The remediation strategy shall be implemented as approved. 
 



Reasons: To ensure the protection of controlled waters. 
 
Please contact us again if you require any further advice.   
 
Chief Education Officer:  
 
The proposed development of 143 family-type dwellings will generate an additional 35.75 primary 
pupils and 21.45 secondary pupils. 
 
It is forecast that the existing primary school within the area of development is at capacity and cannot 
support the pupils likely to be generated by this development. The strategy for the town is therefore 
for new primary provision to serve the housing growth. Devon County Council will seek a contribution 
towards the 35.75 primary pupils likely to be generated by the development. Therefore the 
contribution request will be £4,005 per family type dwelling (based on the current DfE new build rate 
of £16,019 per pupil for Devon), these contributions would be used towards new primary provision 
within the town. 
 
As a new primary school will be required, Devon County Council will also need to request a primary 
land contribution towards procurement of the new school site at the rate of £440 per family type 
dwelling. 
 
There is currently capacity at the local secondary school for the number of pupils likely to be 
generated by this development and therefore a contribution towards secondary education would not 
be sought. 
 
In addition, a contribution towards Early Years education is needed to ensure delivery of provision for 
2, 3 and 4 year olds. This will be at the Early Years rate of £250 per family type dwelling. This will be 
used to provide additional early years provision for pupils likely to be generated by the proposed 
development. 
 
It should be noted that if this development forms part of a wider allocation (of 250 dwellings or above), 
Devon County Council will also look to request contributions towards SEN education. It is set out in 
the DCC Education Section Infrastructure approach that approximately 1.5% of the school population 
require specific Special Education provision, the request would be based on £24,261 per SEN pupil. 
In addition to the contribution figures quoted above, the County Council would wish to recover legal 
costs incurred as a result of the preparation and completion of the Agreement. Legal costs are not 
expected to exceed £500.00 where the agreement relates solely to the education contribution. 
However, if the agreement involves other issues or if the matter becomes protracted, the legal costs 
are likely to be in excess of this sum. 
 
Conservation Officer:  
 
No observations in terms of visual impact on heritage assets.  
 
DCC Archaeology Section:  
 
I refer to the above application and your recent consultation. Assessment of the Historic Environment 
Record (HER) and the details submitted by the Applicant do not suggest that the scale and situation 
of this development will have any impact upon any known heritage assets. 
 
The Historic Environment Team has no comments to make on this planning application. 
 
Tree & Landscape Officer:  
  
Further to your request for observations on the above matter, I can confirm that I am able to comment 
as follows. 
 



This major outline application is for a mixed housing and commercial development of the former meat 
factory site to the north of Great Torrington.  The brown field site is currently derelict with a mixture of 
partially completed commercial units, an unoccupied office block and remnants of the former factory.  
Much of the site has ‘greened up’ with grass and scrub starting to take over the unused areas of open 
space, especially close to the current neglected hedges along the site boundaries. 
 
The proposal is for 143 dwellings and mixed use industrial units, with two landscape buffer zones 
incorporated in the northeast corner and along the south/south west boundary of the site. 
 
Trees 
 
There are no trees within the site, but there are extensive boundary hedgerows and areas of trees 
and scrub around the site boundaries.  As part of the site mitigation it is proposed to retain and 
enhance these boundary features and to provide the two large landscape buffers. 
 
A tree survey and arboricultural impact assessment (AIA) will not be necessary, however the retained 
hedgerows and areas to be landscaped should be protected as per BS5837:2012, Trees in relation to 
design, demolition and design – Recommendations during construction.  Therefore an Arboricultural 
Method Statement (AMS), including a Tree (hedgerow/landscape) Protection Plan, should be 
provided as part of any reserved matters application. 
 
Landscape 
 
A full Landscape and Visual Landscape Appraisal (LVIA) has been produced by AB Landscape 
Design to support this application. 
 
The site sits outside the current development boundary of Great Torrington and is not an allocated 
site for development in the current Local Plan or the emerging North Devon and Torridge Districts 
Joint Local Plan.  The site is adjacent to the Great Torrington Commons and lies just outside the 
Torridge Valley AGLV (Area of Great Landscape Value). 
 
This site is well contained within the wider landscape siting within a shallow valley to the north of 
Torrington and the wooded valley of the Torrington Commons, and sloping up towards Darracott.  The 
meat processing site to the north of the site is prominent in the local landscape, but overall the site is 
seen as separate from the built form of Torrington, separated by the wooded valley of the Torrington 
Commons and the area of open space and scrub either side of Bastard’s Lane to the south of the site. 
 
This is summed up in the Conclusions and Summary of Impacts within the LVIA which in paragraph 
224 states: 
 
“The ridge line of Great Torrington, local hills of Priestacott/Darracott to the north and valley woodland 
restrict interaction of the site with the intermediate landscape. All effects are therefore limited to a 
local geographical extent”.  
 
The LVIA considers the impacts of the development on the landscape character and the visual 
impacts, using both the Devon County Landscape Character Areas (DCA) and the NDTC Landscape 
Character Types (LCT). 
 
When assessing the landscape character of the site the LVIA concludes: 
 
“226.The landscape character of the main site is not reflective of the host farmland LTC/DCA or 
neighbouring valley woodland LCT/DCA. It is a brownfield post industrial landscape resulting from the 
large derelict/empty buildings, made up, uneven rutted ground, concrete hardstandings, exposed/ 
unfinished sub-drainage runs, unused building materials/scrap and spoil heaps and steel mesh 
security fencing”. 
 
Development of the site will change the character of the site from industrial/derelict brown field, to a 
denser residential and commercial development.  Due to the current nature of the site, only some of 



the derelict buildings and the meat processing site stand out in the landscape.  The proposed 
development will fill the complete site (other than the two buffer zones) making a more solid block of 
development which will be more visible, but not necessarily impacting on the wider landscape 
character around the site. 
 
The LVIA Conclusions and Summary assesses the greatest landscape impacts to be: 
 
“227.Overall the greatest landscape impacts would be on the visual components of the host LCT 3A 
Upper Farmed and Wooded Valley Slopes /DCA High Culm Ridge and will be on the open fields at 
Tanton’s Plain (7-800 metres west of the site) and on the hill slope around Priestacott/Coombe (0.5km 
to 1.2km north of site). The visual impacts will be greatest on the visual receptors using open sections 
of the public footpaths in the same areas. 
 
And that with the proposed mitigation: 
 
“228.There are good opportunities for mitigation and for all receptors the impacts that were initially 
considered high-medium adverse or medium adverse, based on whole site development seen in Fig 
A, were reduced to medium adverse or slight adverse through measures such as careful siting and 
the incorporation of buffer zones. This would be effective from year 03, and effects would be reduced 
further once screening from planting became effective at year 10-15”. 
 
I would have to mainly agree with the findings of the LVIA, the biggest impacts will be on the users of 
the local network of PROWs close to the site and exiting from the wooded valley of the Torrington 
Commons.  Due to users having a medium to high sensitivity to change there would be a moderate 
adverse impact on some visual receptors.  Even the visual impacts from the northern edge of 
Torrington are limited to slight adverse due to topography and intervening vegetation. 
 
In conclusion when assessing the site as a previously developed industrial site, the visual and 
landscape character impacts are reduced when compared to if the site was a virgin green field site.  
Indeed the site has previously been given planning permission for redevelopment as a commercial 
site. 
 
The proposed landscaping buffer zones will help further reduce the visual impact of the development.  
However, due to the density of the housing shown in the indicative site plan there is little room for 
further greening of the site to integrate it into the open countryside. 
 
Not withstanding this, the site is outside the development boundary of Great Torrington and can 
therefore be seen as development in the open countryside. It is divorced from the amenities provided 
by Torrington, access is via narrow country lanes with no footpaths, the proposed footpath links would 
be too un-metaled PROWs (as per Devon County Highways consultation response), and there is no 
public transport. 
 
Where views of the proposed site are available the site could be mistaken for a separate small 
settlement adjacent to Torrington.  However, the proposal does not having a significant impact on the 
landscape character of the surrounding area, or a significant visual impact on local receptors, despite 
being in open countryside and divorced from the main settlement of Great Torrington. 
 
I therefore have no objections to this development due to its landscape impacts.  A full Landscaping 
specification, arboricultural method statement and tree protection plan will be required with a reserved 
matters application. 
 
Devon County Council - Flood Risk Management:  
 
1st response 
The Applicant has stated that infiltration will not be suitable for this site based on reference to 
percolation tests carried out as part of the Ruddlesden Geotechnical Report, dated 2008. Please 
could the Applicant submit a copy of this report, as it is not currently included with the application. 



The Applicant proposes to discharge to the watercourse through an offsite connection beneath the 
public highway, the Applicant should confirm that they have the relevant land owner permissions to 
connect to the watercourse and that the highway authority is happy to accept a private surface water 
sewer to be laid below the public highway. 
 
The drainage proposal indicate a large proportion of below ground attenuation storage, however, 
these underground systems cannot be considered as truly sustainable means of drainage because 
they do not provide the required water quality, public amenity and biodiversity benefits, which are 
some of the underpinning principles of SuDS. The Applicant has proposed open attenuation features 
on the downstream extents of the network which we are supportive of, however were opportunities 
exist to minimise the extent of below ground attenuation this should be explored. The Applicant 
should also note that in accordance with the SuDS Management Train, surface water should be 
managed at source in the first instance. At detailed design the Applicant will be required to explore the 
use of a variety of above-ground source control components across the whole site to avoid managing 
all of 
the surface water from the proposed development at one concentrated point (e.g. a single attenuation 
tank/pond). The opportunity for Source Control elements should be explored at the outline stage, 
examples of these source control components could include permeable paving (which could be 
underdrained), formalised tree pits or other bioretention features such as rain gardens, as well as 
green roofs, swales and filter drains. 
 
2nd response 
Thanks for your phone call earlier.  
For clarification, we require no further information from the Applicant.  
At detailed design, they should incorporate source control within their design.  
   
Helen Montgomery MCIWEM  
Flood and Coastal Risk Engineer  
Flood Risk Management, Environment Group 
 
Recreation Development Officer:  
 
Quite a clear one this really, 150 dwellings would trigger the need for an artificial turf pitch, whilst this 
falls a little short a games pitch should at least be provided but the drawings from what I can see  
merely show a formal and informal open space which isn’t really ideal. 
 
In addition there appears to be no play areas identified of any size. Given the location of the site and it 
being quite segregated and isolated from the towns amenities, whereby usually the suggestion would 
be to just take an off-site contribution I feel in the instance the aforementioned requirements do need 
to be present on site. 
 
Public Rights of Way Officer: 
 
Devon County Council have asked that I comment on the above Planning Application. Please be 
aware that the Application may affect footpath 5 Great Torrington. After further investigation it would 
appear that the development will not directly affect the Footpath. Footpath 5 currently terminates at 
the boundary with the development site. We note that on the plan there is a proposed link from the 
development site to Great Torrington footpath 5 and this is to be welcomed, however please ensure 
that suitable infrastructure is used when making the link, DCC would be happy to offer advice should 
this be required. Should Planning Consent be granted, we would remind the Applicant that Planning 
Permission does not grant the right to close, alter or build over a Public Right of Way in anyway, even 
temporarily. therefore the Applicant must ensure that the way remains open and available to the 
public at all times, including during the period of any construction activity such as with building 
materials or spoil and contractors’ vehicles and plant etc. Should it be necessary permanently divert 
the path to enable development to take place, this can be achieved by the Local Planning Authority 
through Section 257 of the Town and Country planning Act 1990. If a temporary diversion or closure 
is required during construction works then the Applicant may apply to DCC for a temporary traffic 
order. 



 

Representations: 

 
Number of neighbours consulted:  17  Number of letters of support:  0 
Number of representations received:  3 Number of neutral representations: 0 
Number of objection letters:  3  

 
REPRESENTATIONS 
 
3 objections have been received from interested third parties and their comments are summarised as 
follows: 
  

- Impact upon Great Torrington Commons 
- Visual intrusion on the landscape 
- Exceeds brownfield land envelope 
- No community engagement 
- No connection to the town 
- Conflict with emerging Neighbourhood Plan 
- Highway safety issues 
- Departure from the Local Plan 
- Not EIA screened 
- Concerns regarding foul drainage from the site entering onto common land 

 

Policy Context: 

 
Torridge District Local Plan:  
 
DVT2C (Development In The Open Countryside); ECD4 (Reuse of Employment Sites); DM13X 
(DM13 (Safeguarding Employment Land)); ENV1 (Conservation Interest); ENV10 (Mitigation and 
Enhancement); DVT1 (Development in Strategic Centres); DVT6 (Local Distinctiveness); DVT7 
(Building Design); DVT18 (Impact of Development on Traffic); DVT19 (Access and Parking); DVT11 
(Impact of Development on Amenity); DVT9 (Protection of Open Space); DVT24 (Sewerage and 
Drainage); HSC13 (Play Facilities in New Housing Devt); HSC22 (Community Service Development 
and Local);  
 
Government Guidance: 
 
NPPF (National Planning Policy Framework); NPPG (National Planning Practice Guidance); WACA 
(Wildlife & Countryside Act 1981); NERC (Natural Environment & Rural Communities);  ();  
 
Emerging Local Plan Status: 
 
The North Devon and Torridge Local Plan Development Plan Document (DPD) ‘the Plan’ was formally 
submitted, in accordance with Part 20(3) of the Planning and Compulsory Purchase Act 2004, to the 
Secretary of State on the 10th June 2016 for independent examination. This followed formal 
‘publication’, in accordance with regulation 19 of The Town and Country Planning (Local Planning) 
(England) Regulations 2012 (as amended) that was achieved on the 26th June 2014. Under the 
provisions of paragraph 216 of the National Planning Policy Framework (NPPF), decision-takers may 
give weight to relevant policies in an emerging plan once formal ‘publication’ has occurred (from the 
day of publication). The NPPF goes on to note in paragraph 216 that the weight that may be afforded 
to such relevant policies is however dependent upon: the stage of preparation of the emerging plan; 
the extent of unresolved objections to the relevant policies; and the degree of consistency of the 
relevant policies in the emerging plan to the NPPF.  
 
The Plan is in the later stages of formal plan preparation however it has not yet been tested through 
an Examination in Public by an independent Planning Inspector; a process which will include the 
consideration of unresolved objections. It is therefore considered that, at this point in time when there 



remains an opportunity for amendment to be made to the Local Plan, only limited weight can be 
afforded to any potentially relevant policies of the emerging plan.   
 
The Saved Policies of the Torridge District Local Plan 1997 – 2011, which comply with the NPPF, will 
continue to form part of the Development Plan for Torridge until formally replaced by the North Devon 
and Torridge Joint Local Plan on its adoption.  In line with Paragraph 215 of the NPPF, the material 
weight applicable to individual Saved Policies will be determined by their degree of consistency with 
the NPPF. 
 

Planning Considerations 

 
CONSIDERATIONS 
 
The main issues for consideration are: 
 

- Principle of the development; 
- Loss of employment land; 
- Visual amenity; 
- Impact upon trees; 
- Highway safety; 
- Residential amenity; 
- Ecology;  
- Contamination; 
- Flood risk and drainage;  
- Affordable Housing; and 
- Education. 

 
PRINCIPLE OF DEVELOPMENT 
 
Paragraph 2 of the NPPF states that planning law (namely Section 38(6) of the Planning & 
Compulsory Purchase Act 2004 and Section 70(2) of the Town & Country Planning Act 1990) requires 
that applications for planning permission must be determined in accordance with the development 
plan, unless material considerations indicate otherwise. The NPPF must be taken into account in the 
preparation of local and neighbourhood plans, and is a material consideration in planning decisions.   
 
In policy terms therefore, the site is located within the open countryside.  Policy DVT2C states that 
subject to not detracting from the character and appearance of the area the following types of 
development will be allowed: 
 

(a) the conversion of a previously used building or a redundant agricultural building for 
employment reuse; 
 
(b) agricultural, countryside recreational, and /or identified types of tourist development and /or 
other development that is related to appropriate farm diversification; 
 
(c) the alteration, improvement, redevelopment and /or minor extension of a building for 
purposes directly related to its established use; 
 
(d) the provision of small scale rural business developments and other local services and /or 
utilities for which there is a proven need. 

 
The proposed development does not fall within any of the criteria above and is therefore considered a 
departure from the current Local Plan, albeit located within a short distance beyond the periphery of 
the Great Torrington development boundary.  This is echoed within the emerging Local Plan and the 
site continues to fall outside of the development boundary.   
 



Notwithstanding this, paragraph 49 of the NPPF states that housing applications should be 
considered in the context of the presumption in favour of sustainable development and relevant 
policies for the supply of housing should not be considered up-to-date if the Local Planning authority 
cannot demonstrate a five-year supply of deliverable housing sites.  The Council cannot currently 
demonstrate a 5 year housing land supply however as paragraph 2 of the NPPF advises, planning 
law requires that applications for planning permission must be determined in accordance with the 
development plan (as a whole), unless material considerations indicate otherwise.  Furthermore, this 
does not automatically mean that no weight is applied to existing policies, such as policy DVT2c of the 
existing Local Plan.  It is also important to make the distinction between what is or is not a planning 
policy directly relating to 'housing supply'. In this instance, policy DVT2c falls into the latter 
circumstance, that not specifically restricting housing supply.  What is clear however is that until the 
emerging Local Plan is fully adopted and a 5 year housing supply position confirmed the 'restriction' of 
development boundaries falls away and sites like the application site can continue to be considered 
for residential development.    
 
The NPPF is an important additional material consideration and seeks to ensure development 
proposals are sustainable.  The NPPF explains how sustainable development has three dimensions: 
economic, social and environmental.  Paragraph 8 of the NPPF states that; "these roles should not be 
undertaken in isolation, because they are mutually dependent.  Economic growth can secure higher 
social and environmental standards, and well-designed buildings and places can improve the lives of 
people and communities.  Therefore, to achieve sustainable development, economic, social and 
environmental gains should be sought jointly and simultaneously through the planning system. The 
planning system should play an active role in guiding development to sustainable solutions."   
 
It is considered that 143 houses (including 40% affordable housing) and 1040 square metres of 
commercial freehold B1, B2 and B8 floorspace, with associated infrastructure and mitigation, could be 
physically accommodated within the site and this has been demonstrated within the submitted 
indicative site layout plan. Taking the three dimensions of sustainable development in turn; there 
would be social benefits in the provision of 143 houses which will significantly boost the supply of 
housing. The proposal would fulfil the economic role of sustainable development by the creation of 
new jobs generated during and after construction. There would also be further associated economic 
benefits in terms of additional Council tax revenues and the New Homes bonus from the new houses. 
With regards environmental considerations, the application site is predominantly brownfield and 
located within a short distance beyond the periphery of the Great Torrington development boundary.  
Policy DVT2c remains relevant and states that development shall not detract from the character and 
appearance of the area. This complies specifically with the environmental thread of sustainable 
development as identified within the NPPF.  The environmental impacts are explored in the following 
sections of this report, however, for the purposes of this section, briefly, the impacts on the Torridge 
Valley AGLV (Area of Great Landscape Value) would be the main considerations. 
 
Paragraph 111 of the NPPF states that planning policies and decisions should encourage the 
effective use of land by re-using land that has been previously developed (brownfield land), provided 
that it is not of high environmental value.  An objection has been received questioning the amount of 
land within the developable area that is brownfield.  Whilst one could argue this point it is clear from 
visiting the site that it is predominantly brownfield and in line with the aspirations of the NPPF 
development on the site, subject to other material planning considerations, should be encouraged.   
 
The proposed development seeks to provide a significant contribution of 143 houses (including 40% 
affordable housing) towards local housing supply on a large brownfield site close to an Area Centre 
as well as 1040 square metres of commercial freehold B1, B2 and B8 floorspace.  One of the core 
planning principles of the NPPF is to "proactively drive and support sustainable economic 
development to deliver the homes, business and industrial units, infrastructure and thriving local 
places."  The need to "boost significantly the supply of housing" (paragraph 47 of the NPPF) is 
paramount, especially in light of the current lack of a 5 year housing land supply in the Torridge 
district. To facilitate this, the NPPF states that Local Planning authorities should; "identify and update 
annually a supply of specific deliverable sites".  Footnote 11 of paragraph 47 states that to be 
considered deliverable; "sites with planning permission should be considered deliverable until 
permission expires, unless there is clear evidence that schemes will not be implemented within five 



years, for example they will not be viable, there is no longer a demand for the type of units or sites 
have long term phasing plans."  The Applicants are well established small to medium housebuilders 
with a proven track record of delivering residential planning permissions.  The proposed development 
for 143 houses will be a significant contribution to the supply of housing at a location close to an Area 
Centre. 
 
Paragraph 14 of the NPPF sets the overarching policy with respect to plan making and decision 
making and the presumption in favour of sustainable development.  With regards decision taking it 
states that "where the development plan is absent, silent or relevant policies are out-of-date 
permission should be granted unless any adverse impacts of doing so would significantly and 
demonstrably outweigh the benefits, when assessed against policies in this Framework taken as a 
whole."  Taking into consideration the lack of a 5 year supply, the weight that can be applied to the 
emerging Local Plan, the status of the current Local Plan, and in light of paragraph 49 of the NPPF, 
the principle of the proposed development at the application site is considered acceptable subject to 
an assessment of other additional material planning considerations / impacts that must be assessed 
against the local and national planning policy before a full planning balance exercise can be 
undertaken and a recommendation made. These are discussed in turn as follows. 
 
LOSS OF EMPLOYMENT LAND 
 
Policy ECD4 of the Local Plan states that sites previously used for employment shall be retained for 
business reuse unless; (a) the premises do not make an important contribution to the provision of 
general employment opportunity in the locality; and (b) the site is not suitable for or cannot reasonably 
be made suitable for continued business use; and (c) it can be demonstrated that there is no realistic 
prospect of a viable business reuse. The policy further states that planning permission for 
development that provides for the reuse of premises previously used for employment, or of 
established general employment uses, will be granted only where; (a) the scheme will secure use(s) 
that complements the character of the area; and (b) general employment opportunity in the locality will 
be maintained.  Policy ECD4 is largely echoed in emerging plan policy DM13 (safeguarding 
employment land) and the retention and promotion of employment uses run throughout the NPPF. 
 
The application site is predominantly a large brownfield employment site that has over time become 
disused.  The proposed development seeks to provide new employment space in conjunction with the 
proposed residential part of the scheme.  The supporting documentation from the Applicant states 
that "whilst there would be an overall reduction in the footprint dedicated to employment uses at the 
site, it can be seen from the attached marketing particulars and commentary from local agents, that 
the site has been marketed over a significant period having been redundant since 2001." 
 
Furthermore it is stated that the Applicant has acquired the site to deliver new employment units, 
some of which would be for their own timber frame manufacturing business that is used to build their 
houses. The application includes an Economic Benefit Statement which outlines the economic context 
of the proposals, the proposed uses and the number of new residents and jobs that the development 
could create. The conclusion states that the proposed development could bring economic benefits 
both in terms of the wider regeneration of Great Torrington and the potential to create in the region of 
30 new jobs. The statement also refers to the additional economic benefits arising from the increase 
in residential population would have other economic benefits as outlined in the previous section of this 
statement.   
 
Both the adopted and emerging Local Plans seeks to retain employment uses at the application site 
and this current proposal will achieve this. Whilst there would be a loss of employment footprint to 
accommodate the residential component, it can be seen that the site has been marketed and that no 
prospective developer has come forward wanting the whole site for employment purposes. 
Furthermore following the completion of the development their will in turn be an increase in 
employment provision when compared to the current employment on the site and indeed the number 
of buildings that remain. 
 
As such, on balance, the proposal would comply with the aspirations of policies ECD4, of the Local 
Plan and DM13 of the emerging Local Plan and the relevant design policies in the NPPF. 



 
VISUAL AMENITY 
 
Policy DVT6 of the Local Plan states that development proposals will be expected to maintain, restore 
or enhance the local vernacular through appropriate layout, design, materials and landscaping with 
regard to (amongst other criteria) the important attributes and special qualities of the area in which it 
is located. Policy DVT7 of the Local Plan states that development will not be permitted unless it is 
compatible with the context within which it is set and has taken account of the following aspects of 
development form: layout, landscaping, density, range of uses, height, massing, and appearance. 
Policy DVT2c states that in the countryside away from the villages development should not detract 
from the character and appearance of the area. 
 
The NPPF attaches great importance to the design of the built environment and states that 
developments should respond to local character and history and reflect the identity of local 
surroundings and materials while not preventing or discouraging appropriate innovation.  
 
The application site is adjacent to the Great Torrington Commons and lies just outside the Torridge 
Valley AGLV (Area of Great Landscape Value) and the application is accompanied by a full 
Landscape and Visual Landscape Assessment (LVIA). 
 
The biggest impacts of the development will be on the users of the local network of footpaths close to 
the site and exiting from the wooded valley of the Great Torrington Commons.  The site is well 
contained within the wider landscape siting within a shallow valley to the north of Great Torrington and 
the wooded valley of the Great Torrington Commons, and sloping up towards Darracott.  The meat 
processing site to the north of the site is prominent in the local landscape, The Council Landscape 
officer was consulted and comments that; "overall the site is seen as separate from the built form of 
Great Torrington, separated by the wooded valley of the Great Torrington Commons and the area of 
open space and scrub either side of Bastard's Lane to the south of the site." 
 
This is summarised up in the conclusions and summary of impacts within the LVIA which in paragraph 
224 states: 
 
"The ridge line of Great Torrington, local hills of Priestacott/Darracott to the north and valley woodland 
restrict interaction of the site with the intermediate landscape. All effects are therefore limited to a 
local geographical extent".  
 
The LVIA considers the impacts of the development on the landscape character and the visual 
impacts, using both the Devon County Landscape Character Areas (DCA) and the NDTC Landscape 
Character Types (LCT). 
 
When assessing the landscape character of the site the LVIA concludes: 
 
"The landscape character of the main site is not reflective of the host farmland LTC/DCA or 
neighbouring valley woodland LCT/DCA. It is a brownfield post industrial landscape resulting from the 
large derelict/empty buildings, made up, uneven rutted ground, concrete hardstandings, exposed/ 
unfinished sub-drainage runs, unused building materials/scrap and spoil heaps and steel mesh 
security fencing". 
 
Development of the site will change the character of the site from industrial/derelict brown field, to a 
denser residential and commercial development but as the Council Landscape Officer notes, only 
some of the derelict buildings and the meat processing site stand out in the landscape. The proposed 
development will introduce more buildings within the site which will be more visible, but not 
necessarily impacting on the wider landscape character around the site. 
 
Although in Outline form with all matters reserved, the submitted indicative layout demonstrates that 
the proposed development can be accommodated within the site along with landscaping buffer zones 
will help further reduce the visual impact of the development.  This can be enforced through suitable 
worded conditions and any subsequent reserved matters application.  The Council Landscape Officer 



has no objections in landscape terms and concludes that the proposal; "does not have a significant 
impact on the landscape character of the surrounding area, or a significant visual impact on local 
receptors, despite being in open countryside and divorced from the main settlement of Great 
Torrington." 
 
Conditions can be used to ensure that any future Reserved Matters application provides boundary 
detail to ensure that the boundaries of the development are reinforced and improved and help 
assimilate the development within the landscape and its immediate setting.   
 
As such, on balance, the proposal would comply with the aspirations of policies DVT2c, DVT6 and 
DVT7 of the Local Plan and the relevant design policies in the NPPF. 
 
IMPACT UPON TREES 
 
Policies DVT6 and DVT7 of the Local Plan state that development proposals will be expected to have 
regard to the important attributes and special qualities of the area in which it is located and will not be 
permitted unless it is compatible with the context within which it is set.  Policy ENV5 of the Local Plan 
states that development will be expected to conserve or enhance the natural and historic character, 
natural beauty, and amenity of the Torridge landscape on the basis of local landscape character. 
 
There are no trees within the site but, as the Council Landscape Officer points out, there are 
extensive boundary hedgerows and areas of trees and scrub around the site boundaries.  As such 
there has not been the requirement to provide an Arboricultural Impact Assessment (AIA).  As part of 
the site mitigation it is proposed to retain and enhance these boundary features and to provide the 
two large landscape buffers. 
 
The Council Landscape Officer has suggested an Arboricultural Method Statement (AMS), including a 
Tree (hedgerow/landscape) Protection Plan to be provided as part of any reserved matters 
application. 
 
As such, in outline form, and subject to an appropriately worded informative the proposed 
development is considered to comply with Policies DVT6, DVT7 and ENV5 of the Local Plan and the 
guidance contained within the NPPF.   
 
HIGHWAY SAFETY 
 
Policy DVT18 of the Local Plan states that all development must take into account its impact on the 
highway network in terms of traffic generated, highway safety, access, servicing, and the need to 
reduce travel and to encourage alternatives to the private car, incorporating appropriate facilities on-
site or off-site where necessary. Policy DVT19 of the Local Plan states that development should 
provide appropriate access, servicing and an amount of vehicle parking suited to its individual 
situation.   
 
Paragraph 32 of the NPPF advises that development should only be prevented or refused on 
transport grounds where the residual cumulative impacts of development are severe. 
 
Following the initial submission of the application concerns were raised with regards the physical (and 
safe) connection to the town of Great Torrington and in particular a safe walking route to the towns 
services, amenities and public transport.  The site originally proposed two pedestrian accesses 
towards the town that would run into footpaths on the Great Torrington Common Land.  These would 
have been unlit and unusable for all users.  Even if it was possible it would have involved crossing 
Commons land and the impact visually would have been inappropriate.  Following these concerns, 
the Applicant explored the possibility of various off side highway works to provide a footpath 
connection and a safe vehicular route (road widening and traffic management) from the application 
site along the unnamed road and up to the existing footpath on School Lane.  This work has been 
provided to the satisfaction of DCC Highways and their original objection has been removed.  These 
off site works will form part of a Section 106 agreement which is currently in draft form pending the 
decision of this application at planning committee.   



 
As such it is considered that subject to recommended conditions from DCC Highways and a Section 
106 agreement, the proposed development on the site would have a negligible cumulative impact 
upon both existing and future highway users and would therefore be acceptable and in accordance 
with policies DVT18 and DVT19 of the Local Plan, paragraph 32 of the NPPF and the guidance 
contained within Manual for Streets. 
 
RESIDENTIAL AMENITY 
 
Policy DVT11 of the Local Plan requires development to secure or maintain amenity appropriate to 
the locality, with special regard to the likely impact on neighbours, neighbouring uses and future 
occupiers/visitors to the site.  
 
The NPPF promotes both good design and the promotion of healthy communities within sections 7 
and 8. This includes ensuring that "access to high quality open spaces and opportunities for sport and 
recreation can make an important contribution to the health and well being of communities."  Local 
Plan Policies DVT9 and HSC13 currently provide guidance as to the level of open space to be 
provided in new housing development. 
 
Layout and appearance are matters reserved for later consideration. The indicative plan shows a 
density which is considered a good use of the site and complies with the supporting text to Policy 
HSC3 of the Local Plan. There would therefore be sufficient space within the site to accommodate 
143 dwellings and commercial floorspace without being a detriment to the residential amenity of 
existing and prospective residents. The indicative site layout could provide properties with satisfactory 
internal space to comply with the National Space Standards and this would be assessed further within 
any subsequent reserved matters application.   
 
The Council Environmental Protection Team have raised concerns regarding the potential impact of 
the former by-product plant located to the north of the application site. The buildings have remained 
empty for a considerable period of time, and its former use was specifically allied to the former 
operation of the business located on the application site. It is fully recognised that the by-product 
factory's operation had previously given rise to concerns relating to odours.  
 
The Applicant is an established housing developer with a track record of delivering housing sites and 
is willing to invest a considerable amount of money into the application site (circa £15million 
investment).  Furthermore, the adjacent site was intrinsically linked to the application site and they 
worked side by side when in operation.  As such the likelihood of the adjacent site being brought back 
into use is limited.  Notwithstanding this the Applicant is exploring the option of legally securing the 
adjacent site for the avoidance of doubt.  Regardless of this potential outcome there are reasons in 
which to support the proposed development despite its proximity to the adjacent industrial site. 
 
The indicative site plan also provides an indication as to where on site open space could be 
accommodated, either within the landscaping section to the east and south or centrally within the 
housing site.  In line with Policy HSC13 of the Local Plan, formal and informal on site Play Space 
consisting of LAPs (local area for play), LEAPs (local equipped area for play), NEAPs (neighbourhood 
equipped area for play) and a MUGA (multi use games area) are all required.  These will be controlled 
through a Section 106 legal agreement to ensure a phased implementation and have been agreed 
with the Applicant.   
 
It is considered that the proposal complies with Policy DVT9, DVT11 and HSC13 of the Local Plan 
and national guidance with regards residential amenity. 
 
ECOLOGY 
 
Local Planning Authorities have a statutory duty to ensure that the impact of development on wildlife 
is fully considered during the determination of a planning application under the Wildlife and 
Countryside Act 1981 (as amended), Natural Environment and Rural Communities Act 2006, The 
Conservation of Habitats and Species Regulations 2010 (Habitats Regulations 2010).  This is further 



reinforced within the Torridge District Local Plan through Policies ENV1 and ENV10, which require 
development to maintain or where possible enhance biodiversity and mitigate against the potential 
loss of habitats. 
 
A preliminary ecological appraisal was carried out on the application site in September and October 
2017 by North Devon Ecology, the findings of which are summarised as follows: 
 

- The boundaries are defunct species poor hedges, scrub and fencing. The site is adjacent to 
the non-statutory County Wildlife Site (CWS) of Great Torrington Common. There are no 
statutory designated sites in the vicinity. There are no impacts predicted to the ecology of the 
adjacent CWS.  

- The habitats directly affected by the proposed development include bare/disturbed ground and 
semi-improved grassland, and there will be no loss of any habitats that are significant from a 
wildlife or conservation perspective.  

- There are no impacts predicted to any protected species. The buildings on site were surveyed 
for the presence or potential presence of bats, Barn Owls and other nesting birds and were all 
found to have negligible potential for bats. There were no signs of Barn Owl use and no 
evidence of nesting birds. Proposed buffer zones and open spaces will largely separate the 
development from boundary features used by commuting and foraging bats. Small areas of 
potential reptile habitat were surveyed with negative results.  

- The site falls within a Great Crested Newt (GCN) consultation zone due to a record 1.7km 
away from 2011. Site assessment for GCN concluded that there was negligible potential for 
GCN to be present in the areas affected by the development. There are potential impacts to 
nesting birds should clearance of bramble scrub along the north-west fence line take place 
during the nesting season.  

- No further surveys are required.  
- It is recommended that the public spaces of the development remain unlit to avoid 

unnecessary increases in ambient night time light levels. 
- Removal of bramble scrub along the north-west boundary fence should be done outside of the 

bird nesting season (1st March -31st August). Any other works, including improvement works 
to hedgerows, should also avoid the nesting season.  

- It is recommended that provision for bats is incorporated into some of the new houses. Six 
Schwegler 1FR bat tubes should be incorporated into the new houses at locations detailed in 
the report.  

- Measures should be put in place to protect badgers and other mobile species such as deer 
from being trapped or injured in open excavations and/or pipes during development work. 

 
A number of recommendations have been included in the ecology report and a condition will ensure 
that these are followed. 
 
As such, in light of the findings of the ecology report and the subsequent recommendations for 
mitigation and enhancement as well as Natural England's standing advice on protected species, no 
further survey work or mitigation strategies are considered to be necessary. The proposal is 
considered to comply with Policies ENV1 and ENV10 of the Local Plan. 
 
CONTAMINATION 
 
Paragraph 120 of the NPPF states that to prevent unacceptable risks from pollution and land 
instability, planning policies and decisions should ensure that new development is appropriate for its 
location. The effects (including cumulative effects) of pollution on health, the natural environment or 
general amenity, and the potential sensitivity of the area or proposed development to adverse effects 
from pollution, should be taken into account. Where a site is affected by contamination or land stability 
issues, responsibility for securing a safe development rests with the developer and/or landowner. 
 
A Ground Investigation and Environmental Assessment Report has been submitted as part of the 
application and identifies the ground conditions encountered as being typically made ground underlain 
by firm silty clay with occasional gravel or, in two trial pits, moderately weak light brown weathered 



sandstone. The results of this investigation indicate that strip/ trench-fill or pad foundations are 
suitable to support the proposed structures, depending on the building type/ construction method.  
 
Importantly, the levels of contamination recorded in the investigation do not pose a significant risk of 
causing harm to human health or controlled waters and so no specific remedial measures are 
required. However, basic radon protective measures are required comprising a gas proof membrane 
across the ground floor. This will also be sufficient to provide protection from landfill gas ingress.  
 
A standard contaminated land condition will be used for the avoidance of doubt and to ensure that 
any identified mitigation measures are submitted to and approved by the local authority. 
 
As such the proposed development can be made safe for a residential development and therefore 
complies with paragraph 120 of the NPPF. 
 
FLOOD RISK AND DRAINAGE 
 
Policy DVT24 states that development will be permissible in unsewered areas where it is to be 
provided with adequate means of foul and surface water drainage and where there will be no 
unacceptable risk of off-site flooding or increased flood risk; or to the quantity and quality of potable 
groundwater sources or private water supplies. In areas served by mains sewers, planning permission 
for the use of septic tanks or cesspools will not be granted.   
 
Guidance for building within areas at risk of flooding is contained largely in the NPPG and sits behind 
the policy information contained within paragraph 100 of the NPPF. 
 
The site is located within flood zone 1 (least likely to flood) however a flood risk assessment (FRA) 
has been provided which explores proposed foul and surface water drainage. 
 
Following concerns raised by consultees and the adjacent Commons Land representatives regarding 
proposed foul water drainage the Applicant provided further clarification.  In particular it was stated 
that the intention was to use the existing mains foul water drainage system.  Following this DCC Flood 
team were content with the proposals.   
 
The submitted Drainage Strategy explains how Surface water would be disposed of via a scheme that 
proposes the use of various attenuation techniques including oversized storage pipes, storage ponds 
and swales with a restricted discharge to an existing watercourse beneath the public highway. The 
application is in Outline form with all matters reserved and so a condition and informative will be used 
to ensure that further information is provided at Reserved Matters stage. 
 
Subject to suitably worded conditions, the proposal is therefore considered to comply with Policy 
DVT24 of the Local Plan and paragraph 100 of the NPPF and the guidance within the NPPG. 
 
AFFORDABLE HOUSING PROVISION 
 
Paragraphs 173 of the NPPF explains that pursuing sustainable development requires careful 
attention to viability and costs in plan-making and decision-taking.  It goes on to state that to ensure 
viability, "the costs of any requirements likely to be applied to development, such as requirements for 
affordable housing, standards, infrastructure contributions or other requirements should, when taking 
account of the normal cost of development and mitigation, provide competitive returns to a willing land 
owner and willing developer to enable the development to be deliverable." 
 
The current position in the adopted Local Plan seeks a 40% affordable housing contribution and this 
is echoed in the consultation response from the Council Strategic Enabling Officer.   
 
The Applicant proposes 40% affordable housing and has an end user who has confirmed in writing as 
to their acceptance to provisionally take on the units. Consultation with the Council Strategic Liaison 
officer confirms that in terms of tenure the Applicant has also agreed to a policy compliant split of 75% 
Social Rented and 25% at an intermediate level.  



 
The need for affordable housing in rural areas is paramount.  The emerging plan would seek a 30% 
contribution on this site however the Applicant is providing 40% and more importantly already has an 
end user signed up to an agreement to take the units on.  This provides a significant benefit to the 
scheme.   
 
A Section 106 agreement will include this split along with the requirement to ensure the rented units 
are provided at a Social Rent level rather than an 'Affordable' Rent level - the associated definitions 
being detailed in the NPPF. 
 
EDUCATION 
 
The NPPF section 8 states that the Government attaches great importance to ensuring that a 
sufficient choice of school places is available to meet the needs of existing and new communities and 
that Local Planning authorities should take a proactive, positive and collaborative approach to 
meeting this requirement.  Local Plan Policy HSC22 states the need for new development to provide 
or maintain local services which includes education. 
 
Following consultation with DCC Education it was stated that the existing primary school within the 
area of development is at capacity and cannot support the pupils likely to be generated by this 
development. The strategy for the town is therefore for new primary provision to serve the housing 
growth. DCC Education will seek a contribution towards the 35.75 primary pupils likely to be 
generated by the development and these contributions would be used towards new primary provision 
within the town. As a new primary school will be required, Devon County Council will also need to 
request a primary land contribution towards procurement of the new school site.  
 
There is currently capacity at the local secondary school for the number of pupils likely to be 
generated by this development and therefore a contribution towards secondary education would not 
be sought however a contribution towards Early Years education is needed to ensure delivery of 
provision for 2, 3 and 4 year olds.  
 
The requirement for financial contributions towards early years education and a new primary school 
will be sought on a per family dwelling basis and secured via a Section 106 agreement. 
 
OTHER MATTERS  
 
A third part representation has been received stating that the development is not in accordance with 
the Great Torrington Neighbourhood Plan. Whilst the Winkleigh Neighbourhood Area has been 
defined the Great Torrington Neighbourhood Plan has yet to be adopted nor has it gone through 
examination.  There can therefore be no material weight given to this representation.   
 
An air quality assessment has been undertaken by the Applicant.  The report concludes that any 
construction activities would create a minor to moderate adverse impact. The development is located 
to the north of Great Torrington and local air quality is deemed good.  The impact of the development 
in terms of operational impacts and new exposure is considered to be negligible.  It is considered that 
air quality does not present a constraint to the granting of planning permission for the development in 
its currently proposed form.   
 
On consultation with the Public Rights of Way Officer it was stated that; “after further investigation it 
would appear that the development will not directly affect the Footpath.” Footpath 5 currently 
terminates at the boundary with the development site. Should Planning Consent be granted, they 
would remind the Applicant that Planning Permission does not grant the right to close, alter or build 
over a Public Right of Way in anyway, even temporarily. An informative will be used to explain this to 
the Applicant as this is covered by separate legislation. 
 
CONCLUSION  
 



Paragraph 2 of the NPPF states that planning law (namely Section 38(6) of the Planning & 
Compulsory Purchase Act 2004 and Section 70(2) of the Town & Country Planning Act 1990) requires 
that applications for planning permission must be determined in accordance with the development 
plan, unless material considerations indicate otherwise. The NPPF must be taken into account in the 
preparation of local and neighbourhood plans, and is a material consideration in planning decisions.   
 
The NPPF is an important additional material consideration and seeks to ensure development 
proposals are sustainable.  The NPPF explains how sustainable development has three dimensions: 
economic, social and environmental.  Taking the three dimensions of sustainable development in turn; 
there would be social benefits in the provision of 143 houses which will boost the supply of housing. 
The proposal would fulfil the economic role of sustainable development by the creation of new jobs 
generated during and after construction. There would also be further associated economic benefits in 
terms of additional Council tax revenues and the New Homes bonus from the new houses. With 
regards environmental considerations, the application site is predominantly brownfield and located 
within a short distance beyond the periphery of the Great Torrington development boundary.  All 
development will lead to an element of harm to the environment however due to its location this can 
be minimised with a suitable layout that includes ecological mitigation, landscape enhancement and 
drainage mitigation and enhancement as explained in this report.   
 
The need to "boost significantly the supply of housing" (paragraph 47 of the NPPF) is paramount, 
regardless whether a Council can or cannot demonstrate a 5 year housing land supply. One of the 
core planning principles of the NPPF is to "proactively drive and support sustainable economic 
development to deliver the homes, business and industrial units, infrastructure and thriving local 
places."  The proposed development seeks to provide a significant contribution of 143 houses 
(including 40% affordable housing) towards local housing supply on a large brownfield site close to an 
Area Centre as well as 1040 square metres of commercial freehold B1, B2 and B8 floorspace.     
 
Paragraphs 18 to 219 of the NPPF, taken as a whole, constitute the Government's view of what 
sustainable development in England means in practice for the planning system. Taking into 
consideration the lack of a 5 year supply, the weight that can be applied to the emerging Local Plan, 
the status of the current Local Plan, and in light of paragraph 49 of the NPPF, the proposed 
development at the application site is considered acceptable.  The harm, as identified, fails to 
significantly and demonstrably outweighs the benefits, when assessed against the policies in the 
Local Plan and the NPPF as a whole and having considered all the planning issues, on balance, a 
recommendation for approval is therefore made. 
 

Human rights 

 
Consideration has been given to the Human Rights Act 1998. 
 

Conclusion 

 
It is therefore considered that subject to the compliance with the attached conditions and taking into 
account all other material planning considerations, including the development plan the proposal would 
be acceptable.  
 

Recommendation 

 
GRANT subject to the Applicant entering into a legal agreement covering the following matters and 
conditions: 
 
Section 106 Legal Agreement: 
 

- 40% affordable housing contribution with a split of 75% Social Rented and 25% at an 
intermediate level 

- Early Years education is needed to ensure delivery of provision for 2, 3 and 4 year olds at a 
rate of £250.00 per family dwelling 



- New primary school contribution of £4,005.00 per family dwelling 
- New primary school land contribution of £440.00 per family dwelling 
- Creation of a footway on School Lane to provide an acceptable walking route for pedestrians 

between the site and the town as well as maintaining a decent width of carriageway for the 
vehicle traffic that uses this road 

- Formal and Informal on site Open Space: Play Space consisting of LAPs (local area for play), 
LEAPs (local equipped area for play), NEAPs (neighbourhood equipped area for play) and a 
MUGA (multi use games area) 

 
 1         Approval of the details of; 
   
  a) layout, 
  b) scale, 
  c) appearance, 
  d) landscaping  
   
 (hereinafter called "the reserved matters") shall be obtained from the Local Planning Authority 

in writing before any development is commenced. 
   
 Reason: To comply with the provisions of Part 2 (4) of the Town and Country Planning 

(Development Management Procedure) (England) Order 2010. 
 
 2         (i) Application for the approval of reserved matters shall be made to the Local Planning 

Authority before the expiration of three years from the date of this permission. 
                       
           (ii) The development hereby permitted shall be begun either before the expiration of three 

years from the date of this permission or before the expiration of two years from the date of 
approval of the last reserved matters to be approved whichever is the later.   

                       
           Reason: To comply with the provisions of Section 92(2) of the town and Country Planning Act 

1990 (as amended). 
 
 3         The development hereby permitted shall be carried out in accordance with the approved plans 

listed in the Plans Schedule. 
                       
           Reason: To ensure the development is carried out in accordance with the approved plans 
 
 4         Provision shall be made within the site for the disposal of surface water so that none drains on 

to any County Highway 
            
           Reason: In the interest of public safety and to prevent damage to the highway 
 
 5         Any proposed estate road, cycleways, footways, footpaths, verges, junctions, street lighting, 

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

            
           Reason: To ensure that adequate information is available for the proper consideration of the 

detailed proposals. 
 
 6         The development hereby approved shall not be carried out otherwise than in accordance with 

a phasing programme which shall previously have been submitted to and approved by the 
Local Planning Authority in writing. 

            
           Reason: To ensure the proper development of the site. 



 
 7         No part of the development hereby approved shall be commenced until: 
           A) The access road has been laid out, kerbed, drained and constructed up to base course level 

for the first 20 metres back from its junction with the public highway 
           B) The ironwork has been set to base course level and the visibility splays required by this 

permission laid out 
           C) The footway on the public highway frontage required by this permission has been 

constructed up to base course level 
           D) A site compound and car park have been constructed to the written satisfaction of the Local 

Planning Authority 
            
           REASON: To ensure that adequate on site facilities are available for all traffic attracted to the 

site during the construction period, in the interest of the safety of all users of the adjoining 
public highway and to protect the amenities of the adjoining residents 

 
 8         The occupation of any dwelling in an agreed phase of the development shall not take place 

until the following works have been carried out to the written satisfaction of the Local Planning 
Authority: 

           A) The spine road and cul-de-sac carriageway including the vehicle turning head within that 
phase shall have been laid out, kerbed, drained and constructed up to and including base 
course level, the ironwork set to base course level and the sewers, manholes and service 
crossings completed; 

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

           C) The cul-de-sac visibility splays have been laid out to their final level; 
           D) The street lighting for the spine road and cul-de-sac and footpaths has been erected and is 

operational; 
           E) The car parking and any other vehicular access facility required for the dwelling by this 

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

have been completed with the highway boundary properly defined; 
           G) The street nameplates for the spine road and cul-de-sac have been provided and erected. 
            
           Reason: To ensure that adequate access and associated facilities are available for the traffic 

attracted to the site 
 
 9         No dwelling shall be occupied on the site until a footway has been constructed between the 

site and the existing footway provision on School Lane. 
            
           Reason: To ensure safe and suitable access is available for all people. 
 
10        Prior to commencement of any part of the site the Planning Authority shall have received and 

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

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

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

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

           (g) areas on-site where delivery vehicles and construction traffic will load or unload building 
materials, finished or unfinished products, parts, crates, packing materials and waste with 



confirmation that no construction traffic or delivery vehicles will park on the County highway for 
loading or unloading purposes, unless prior written agreement has been given by the Local 
Planning Authority; 

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

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

of any work; 
                       
           Reason: To provide safe traffic movements and protect all highway users 
 
11         The proposed development shall be undertaken in accordance with the recommendations 

and mitigation methods outlined in the submitted Preliminary Ecology Appraisal prepared by 
North Devon Ecology in September / October 2017. 

                       
           Reason: To ensure that the proposed development does not result in a harmful impact on 

protected species. 
 
12         If unexpected contamination, which has not been previously identified, is found at any time 

when carrying out the approved development all work must be ceased and the part of the site 
affected by the unexpected contamination along with the nature of the contamination be 
immediately reported in writing to the Local Planning Authority. In addition to any assessment 
already provided with the planning application, an investigation and risk assessment to assess 
the nature and extent of any contamination on the site and relating to the affected area , 
whether or not it originates on the site, should be then be undertaken by competent persons, 
and then a written report submitted and approved in writing by the Local Planning Authority. 

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

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

Procedures for the Management of Land Contamination, CLR 11'. 
                       
           Review by the Local Planning Authority of the site investigation and risk assessment will 

confirm whether there is a need to undertake remediation measures. If required a detailed 
remediation scheme to bring the site to a condition suitable for the intended use by removing 
unacceptable risks to human health, buildings and other property and to the natural and 
historical environment must be prepared by competent persons, and be approved in writing by 
Local Planning Authority. The scheme must then be implemented in accordance with the 
approved details prior to the re-commencement of any development on the site. 

                       



           The remediation scheme must include: 
                       
                      -  all works to be undertaken 
                      -  proposed remediation objectives and remediation criteria 
                      -  timetable of works and site management procedures. 
                       
           The scheme must ensure that following the remediation works the site will not qualify as 

contaminated land under Part 2A of the Environmental Protection Act 1990 in relation to the 
intended use of the land after remediation. The Local Planning Authority must be given two 
weeks written notification of commencement of the remediation scheme works. Following 
completion of measures identified in the approved remediation scheme, a verification report 
that demonstrates the effectiveness of the remediation carried out must be produced and 
approved in writing of the Local Planning Authority. Where an approved remediation scheme 
includes a requirement for a monitoring and maintenance scheme to ensure the long-term 
effectiveness of the proposed remediation over time, a report setting out monitoring and 
maintenance requirements must be submitted to and approved in writing by the Local 
Planning Authority. Following completion of the measures identified in that scheme and when 
the remediation objectives have been achieved, reports that demonstrate the effectiveness of 
the monitoring and maintenance produced, submitted to and approved by  the Local Planning 
Authority. This must be conducted in accordance with DEFRA and the Environment Agency's 
'Model Procedures for the Management of Land Contamination, CLR 11'. 

                       
           Reason: To ensure that risks from land contamination to the future users of the land and 

neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors. 

 
13         No part of the development hereby permitted shall be commenced until a foul and surface 

water management plan is submitted to, and approved in writing by, the Local Planning 
Authority.  

                       
           Reason: To ensure that surface water from the development is managed in accordance with 

the principles of sustainable drainage systems and suitable foul water discharge. 
 
14         No works or development shall take place above foundation level until full details (including 

species, type and size at time of planting) of all proposed tree planting and landscaping and 
the proposed times of planting, have been approved in writing by the Local Planning Authority.  
The agreed details shall be implemented in accordance with the agreed scheme and at those 
times specified.  If within a period of five years from the date of the planting of any tree, that 
tree, or any tree planted in replacement for it, is removed, uprooted, destroyed, dies or 
becomes seriously damaged or defective another tree of the same species and size as that 
originally planted shall be planted at the same place, unless the Local Planning Authority gives 
its written consent to any variation. 

            
           Reason: In the interests of the visual amenities of the area. 
 
15         No works or development shall take place above foundation level until full details of all 

proposed boundary treatment have been approved in writing by the Local Planning Authority.  
The agreed details shall be implemented in accordance with the agreed scheme, unless the 
Local Planning Authority gives its written consent to any variation. 

            
           Reason: In the interests of the visual amenities of the area. 
 

Plans Schedule 

 
Reference Received 

  

549/020 Location plan 21.11.2017 
        



 

Informatives 

 
01. The Applicants attention is brought to the content of the Council Landscape Officer 

consultation response and in particular the request for an Arboricultural Impact Assessment 
(AIA) and an Arboricultural Method Statement (AMS) to be submitted as part of any Reserved 
Matters application. 

02. Please be aware that the Application may affect footpath 5 Great Torrington. We would remind 
the Applicant that Planning Permission does not grant the right to close, alter or build over a 
Public Right of Way in anyway, even temporarily. therefore the Applicant must ensure that the 
way remains open and available to the public at all times, including during the period of any 
construction activity such as with building materials or spoil and contractors’ vehicles and plant 
etc. Should it be necessary permanently divert the path to enable development to take place, 
this can be achieved by the Local Planning Authority through Section 257 of the Town and 
Country planning Act 1990. If a temporary diversion or closure is required during construction 
works then the Applicant may apply to DCC for a temporary traffic order. 

 

Statement of Engagement 

 
The National Planning Policy Framework (paragraphs 186 and 187) require Local Planning authorities 
to work positively and proactively with Applicants to achieve sustainable development. Throughout the 
application process guidance has been given to the Applicants and all outstanding issues have been 
identified. 
 
In this instance the Council required additional information following the consultation process. The 
need for additional information was addressed with the Applicant and submitted for further 
consideration.  
 
The Council has therefore demonstrated a positive and proactive manner in seeking solutions to 
problems arising in relation to the planning application. 
 


