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Reason for referral: 

 

The application has been called-in by Cllr Margaret Brown for the following reason: 
 
‘for committee to consider whether this proposal alleviates the problems associated with 
parking provision for the school with regard to the distance from it’. 
 
 

Relevant History: 

 

Application No. Description Status Closed 
       

1/0781/2015/OUTM Outline application for 
residential development of up 
to 60 dwellings and ancillary 
development, with vehicular 
access off Hoopers Way 

PER 06.12.2016 

   

1/1019/2015/SCRHI
D 

Outline application for 
residential development of up 
to 60 dwellings and ancillary 
development, with vehicular 
access off Hoopers Way 

SCRP 14.10.2015 

   

1/0246/2017/OUTM Outline application for 
residential development of up 
to 181 dwellings and ancillary 
development, with vehicular 
access off Hoopers Way, 
Burwood Lane and 
Caddywell Lane (affecting a 
public right of way) 

PCO  

     

1/0781/2015/OUTM Outline application for up to 
60 dwellings and ancillary 
development, with vehicular 
access off Hoopers Way 

AGREED  

 

 

Site Description & Proposal 

 
The Site 
 
The site currently comprises agricultural land to the south of Caddywell Lane on the south eastern 
side of Great Torrington. The site is approximately 600 metres from the centre of the town. 
 
The site is bounded by Tyler's Meadow to the north west, Caddywell Lane to the north and farm land 
to the south and east. The adjacent land is part of a wider site subject to current outline planning 
application 1/0246/2017/OUTM, which proposes the development of up to 181 dwellings.  
 
The site falls outside of, but adjacent to, the built-up area of Great Torrington so is technically 
considered to be in the open countryside. The site is not subject to any protected landscape 
designation and there are no heritage assets on or close to the site. The site is within Flood Zone 1.  
 
The Proposal 
 



The application seeks planning permission for a 50 space car park with associated access, 
landscaping and ancillary infrastructure. The application is made in outline with all matters reserved 
however it is supported by the following documents and indicative plan: 
 

- Proposed car park layout (indicative) - drawing number AP01A;  
- Transport Statement;  
- Flood Risk Assessment and Drainage Strategy Ecological Assessment; and  
- Landscape and Visual Impact Statement.   

 
The application submission suggests that the car park would be constructed in permeable gravel with 
an adoptable estate road leading from Caddywell Lane. An existing section of Caddywell Lane to the 
north of the site will be improved/widened with footways introduced. The widened highway and new 
access road will be drained by conventional gullets, and the gravel car park by infiltration.  
 
The car park would be located approximately 150 metres from the school entrance to the south. It 
would be accessed via two separate points off the proposed access road.  
 
The Applicant advises that the proposed car park would provide off-street parking to alleviate existing 
issues at drop off/pick up times at the neighbouring Bluecoat Great Torrington Church of England 
Primary School. Clarification is provided that during the consultation on outline planning application 
1/0246/2017/OUTM (which proposes the development of up to 181 dwellings), the Local Highway 
Authority identified safety concerns along Caddywell Lane at the primary school at drop-off and pick-
up times. As the proposed residential development's spine road will be connecting with Caddywell 
Lane, the Local Highway Authority has indicated that this existing problem would need to be resolved 
before the connection can be made due to these existing concerns. Through discussions with the 
Local Highway Authority, it has been agreed that a car new car park in a location close to the school 
old be an appropriate way to resolve the issue.  
 
The application should be considered by the Plans Committee on its own merits, however it is linked 
to the residential development proposal on the adjacent land to the south and east. It therefore needs 
to be considered alongside this application and should Members resolve to approve both 
developments, the phasing of delivery of the car park would be secured via a legal agreement 
associated with the housing development. .  
 

Consultee representations: 

 
Great Torrington Town Council:  
Response - Members recommend refusal of this application. There does not appear to be any 
justifiable reason to construct a car park in that position on a green field site. Any suggestion that the 
parking will reduce the parking problems associated with the nearby schools is not proven. 
The development of this elevated field will have a significant adverse impact upon the landscape 
setting of Great Torrington. The site is not within any development boundary that is or is proposed by 
the district council. 
 
Planning Policy:  
No response received.  
 
Tree & Landscape Officer:  
Further to your request for observations on the above matter, please find my comments set out below. 
 
A Landscape and Visual Statement has been submitted with this proposal. The statement is written 
along the lines of a full LVIA and although not as detailed it does cover all aspects you would expect 
in a full LVIA, but without mapping/plans and photo view points. 
 
The landscape statement concludes that: 
 



'The proposed development would be seen in the context of existing development and would be 
barely discernible in any views due to the development being at ground level and appearing well 
below the backdrop of the existing settlement. Where visible, the proposed development would not be 
out of character with the existing views, many of which are occupied by the settlement of Great 
Torrington on the south facing slope'. 
 
And; 
 
'The proposed development would comply with relevant planning policy including ENV6 that relates to 
the SLA designation'. 
 
Paragraph 5.3 of the conclusion that talks about the SLA designation is confusing, presuming SLA 
means; Special landscape Area, Torridge District Council (TDC) has no such designations and the 
site is not within an Area of Great landscape Value (AGLV), which is a TDC designation? 
 
Not withstanding this, the conclusions within the landscape statement are a reasonable 
representation of the impact of the proposed car park.  
 
However, the impact potential is slightly more than concluded; when assessing the visual impact on 
users of the local PROWs the report fails to acknowledge that Torrington footpath No. 17 actually 
passes along the lane adjacent to the northern boundary, so walkers using this access route to the 
Torrington Commons will have a clearer view of the car park. The plans submitted are not up to date 
as the full Taylors Meadow development to the north of the site is not shown or not fully shown on the 
submitted plans. This small development will be the closest and most impacted residential area 
adjacent to the site. 
 
As this is a car park it will be mostly at ground level (field level) and only take up a small corner of this 
field closest to the built environment, hence the minimal visual and landscape impact. The car park 
will require lighting and this will be more visually intrusive and have a greater impact on the landscape 
and visual character. This area will be influenced by the light pollution from Greater Torrington, but it 
will be important that the lighting design of the car park keeps the light spillage into the surrounding 
country side to a minimum, so as not to impact on the darker night skies of the Torridge Valley.  
 
In conclusion I have no objection to this car park, but it will be important that the boundary features 
are retained and enhanced with good landscaping, and that the lighting design minimises night time 
light spillage into the surrounding open countryside. 
  
 
DCC Rights Of Way:  
Please be aware that the application may affect Footpath 17 Great Torrington. 
 
After further investigation it would appear that the development will not directly affect the Footpath. 
However, we note that the access route to the proposed development also forms a section of the 
Right of Way (see attached map). 
 
Therefore, 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 to temporarily divert or close the path during construction works the 
applicant may apply to DCC for a temporary traffic order. 
  
Environmental Protection:  
In relation to the above application, the Environmental Protection Team has no objections.  
 
Natural England:  
Thank you for your consultation on the above dated and received by Natural England on 24 July 
2017. 



 
Natural England is a non-departmental public body. Our statutory purpose is to ensure that the natural 
environment is conserved, enhanced, and managed for the benefit of present and future 
generations, thereby contributing to sustainable development. 
 
The Wildlife and Countryside Act 1981 (as amended) The Conservation of Habitats and Species 
Regulations 2010 (as amended) Natural England's comments in relation to this application are 
provided in the following sections. 
 
Statutory nature conservation sites - no objection 
Based upon the information provided, Natural England advises the Council that the proposal is 
unlikely to affect any statutorily protected sites or landscapes. 
 
Protected species 
We have not assessed this application and associated documents for impacts on protected species. 
 
Natural England has published Standing Advice on protected species. 
 
You should apply our Standing Advice to this application as it is a material consideration in the 
determination of applications in the same way as any individual response received from Natural 
England following consultation. 
 
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. 
 
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. 
 
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. 
 
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. 
 
Devon County Council (Highways):  
Observations: 
The proposal is primarily needed to mitigate the impact of the on street parking at the start and end of 
the school day in order to allow safe and suitable access for the residential proposal on surrounding 
land in a separate planning application. 
 
This application considered on its own merits, and in conjunction with the residential proposal, is 
acceptable. 
 



The car park will provide an area that will allow safe and legal parking for cars that are currently 
attracted to the school site. There is not likely to be an increase in traffic as a result of this proposal, 
as pupils are already picked up by car and this proposal provides a facility for those already accessing 
the school by car. 
 
The car park is not directly next to the school, but is within easy walking distance. This will be made 
safe by the provision of a footway between the proposed car park and the school. 
 
There is a question surrounding how the car park is managed and who owns it, while the applicant 
should be asked to clarify this, I do not consider this a material planning consideration as the 
ownership may change many times over the lifetime of any planning permission. 
 
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. 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 with 
consideration of the traffic congestion associated with the start and end of the school 
day; 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 
ü) 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  
(I) The proposed route of all construction traffic exceeding 7.5 tonnes. 
(m) Details of the amount and location of construction worker parking. 
 
Reason: In the interests of residential amenity and highway safety. 
This is a pre-commencement condition which is imposed to ensure that the Local Planning Authority 
is satisfied of the proposed construction works prior to works commencing on site. Failure to provide 
this information prior to works commencing on site could lead to a detrimental impact on highway 
safety. 
 
2. Visibility splays shall be provided, laid out and maintained for that purpose at the site access in 
accordance with the approved plans where the visibility splays provide indivisibility between any 
points on the X and Y axes at a height of 1.05 metres above the adjacent carriageway level and the 
distance back from the nearer edge of the carriageway of the public highway (identified as X) shall be 
2.4 metres and the visibility distances along the nearer edge of the carriageway of the public highway 
(identified as Y) shall be at least 43 metres in both directions. 
 
Reason: To provide adequate visibility from and of emerging vehicles. 
 



3. The site access road shall be hardened, surfaced, drained and maintained thereafter to the 
satisfaction of the Local Planning Authority for a distance of not less than 10 metres back from its 
junction with the public highway  
 
Reason: To prevent mud and other debris being carried onto the public highway 
 
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. Prior to the site coming into its intended use a minimum 2.0m wide footway shall be constructed 
along Caddywell Lane joining into the site in accordance with the approved plans. 
 
Reason: To provide safe and suitable access for pedestrians using the site. 
  
Designing Out Crime Officer - DC&D Police:  
Further to our brief discussions regarding the above, Police have no objections in principle to this 
outline application, however there are a number of concerns from a crime and disorder, antisocial 
behaviour and community conflict perspective that require attention. 
 
I note and welcome the primary intention for the carpark is for it to be used by parents dropping and 
collecting pupils from the nearby primary school, helping to relieve congestion from the surrounding 
streets. 
 
However, this will be a remote/isolated carpark with little or no surveillance opportunities from 
neighbouring properties or passers-by. Experience shows, that without careful management, such 
spaces can become unofficial play parks and targets for crime, vandalism and anti-social behaviour 
and gatherings, resulting in the intended users refusing to use the carpark, leading to continued 
parking on streets, footpaths and verge's. 
 
Therefore, consideration should be given to ongoing management, hours of operation, gating/barriers, 
traffic calming, pedestrian access and lighting. Will the car park be used to serve any future 
community facilities of linked/associated applications? 
  

Representations: 

 
Number of neighbours consulted:  20  Number of letters of support:  0 
Number of representations received:  27 Number of neutral representations: 0 
Number of objection letters:  26  

 
Representations 
The application has received 26 letters of objection from third parties. No letters of support have been 
received. The concerns raised by objectors are set out below: 
 

 The proposal would destroy archaeological heritage; 

 There would be a loss of hedgerows and ancient banks along the land leading to Tyler's 
Meadow, with a consequent loss of wildlife;  

 There would be an increase in pollution due to the increase in traffic; 

 The car park could lead to anti-social behaviour in the evenings; 

 Providing car parking will encourage additional car usage; 

 The site is some distance from the school and will not decrease the number of cars that park 
on the main road - there will still be congestion; 

 The distance from the school would create a risk to pupil safety;  

 There would be an adverse impact on the amenities of the residents of Tyler's Meadow; 

  The car park would harm the Torridge Valley Dark Sky Area due to increased light pollution;  

 The Great Torrington School car park is closer and parents don't use it;   



 50 spaces is not enough; 

 The site is not designated for development;  

 The car park wouldn't be used solely for the purpose proposed by the developer, however it 
would generate huge traffic flows down Caddywell Lane; 

 Who would be responsible for managing it;  

 The development would result in the loss of good agricultural land;  

 The site is in an elevated position and it's development for a car park would have a harmful 
impact; 

 The sole purpose of the development is to facilitate the adjacent residential development; 

 There would be an increase in surface water run-off;  

 The transport survey is inaccurate;  

 There is no mention of a change in the speed limit, as it stand the car park would be in a 
60mph zone; 

 The proposed soakaway waters from the proposed development will significantly affect the 
Great Torrington Commons; and  

 The alteration to the ancient Caddywell Lane to Tyler's Meadow is completely unnecessary. 
 

Policy Context: 

 
Torridge District Local Plan:  
 
DVT1 (Development in Strategic Centres); DVT11 (Impact of Development on Amenity); DVT18 
(Impact of Development on Traffic); DVT19 (Access and Parking); DVT2C (Development In The Open 
Countryside); DVT6 (Local Distinctiveness); DVT8 (Landscaping); HSC22 (Community service 
Development and Local Services); ENV1 (Conservation Interest); ENV5 (Countryside Protection and 
Landscape Con); ENV10 (Mitigation and Enhancement);  
 
Government Guidance: 
 
CROW (Countryside and Rights of Way Act 2000); JLCA (Joint Landscape Character Assesment 
2000); LST (Landscape Sensitivity for Torridge 2011); NPPF (National Planning Policy Framework); 
NPPG (National Planning Practice Guidance);  
 
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 

 
The main planning considerations of relevance to this proposal are: 
 

1. The Principle of Development; 
2. Transport and access; 
3. Landscape and visual impact; 
4. Amenity;  
5. Drainage; and 
6. Ecology. 

 
1. The Principle of Development 
 
The application site is located outside of the development boundary for Great Torrington, as identified 
in both the adopted and emerging Local Plans. It is therefore considered to be in the open countryside 
where Policy DVT2c of the Torridge District Local Plan (TDLP) applies. This policy states: 
 

‘(1) In the countryside away from the villages development should not detract from the 
character and appearance of the area. 
(2) Subject to the above general consideration, 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.’  

 
Emerging Plan Policy ST07: Spatial Development Strategy for Northern Devon's Rural Area states 
that: 
 
"In the Countryside, beyond Local Centres, Villages and Rural Settlements, development will be 
limited to that which is enabled to meet local economic and social needs, rural building reuse and 
development which is necessarily restricted to a Countryside location." 
 
The proposed car park would be provided to serve the nearby primary school at drop-off and pick-up 
times and can therefore be considered to fall under a community use. TDLP Policy HSC22: 
Community Service Development and Local Services allows improvements to community facilities on 
land within or adjacent to settlements, provided the site is located within the best available place with 
regard to the community to be served and the scheme would not be unreasonably detrimental to the 
amenity of neighbouring residents. Emerging Plan Policy ST22: Community Services and Facilities, 
also allows new community facilities that meet the needs of local communities within or adjoining 
defined settlements.   
 
During the consultation on outline planning application 1/0246/2017/OUTM (which proposes the 
development of up to 181 dwellings on adjacent land), the Local Highway Authority identified safety 
concerns along Caddywell Lane at the primary school at drop-off and pick-up times. As the proposed 
residential development's spine road will be connecting with Caddywell Lane, the Local Highway 
Authority has indicated that this existing problem would need to be resolved before the connection 
can be made due to these existing concerns. Through discussions with the Local Highway Authority, 
the Applicant agreed that a car new car park with 50 spaces in a location close to the school would be 
an appropriate way to resolve the issue. The Applicant has advised that, when looking at the area 



around Bluecoat Primary School, the school site itself is fully utilised. The nearest location to the 
school that would support a 50-space car park is the application site.  
 
As such, the proposal would therefore comply with the policies relating to community development as 
it would meet an existing, identified community need to improve access to the school. This would be 
achieved by improving the current situation in relation to parking at peak times, and also improving 
the environment for local residents living close to the school at those times. 
 
Given the support of the Local Highway Authority, it is clear that there is a need for the facility, given 
the highway concerns regarding the existing situation at Bluecoat Primary School. The school is also 
likely to receive more pupils through proposed expansions, and without an appropriate solution, this 
may exacerbate the problem. The application site provides an opportunity to address this issue.  
 
In principle, the proposal is therefore acceptable in terms of location and need for the community 
development in accordance with Policies HSC22 and ST22.   
 
2. Transport and Access 

 
TDLP Policies DVT18: Impact of development on traffic and DVT19: Access and Parking. Alongwith 
Emerging Plan Policy DM05: Highways (which can be afforded significant weight) require that all 
development must take account of its impact on highway safety and provide appropriate access, 
servicing and a suitable amount of parking. Emerging Plan Policy DM06: Parking Provision can be 
afforded significant weight and requires that developments provide an appropriate scale and range of 
parking provision.  
 
The submitted Transport Statement concludes that ‘the car park proposals would help to remove 
existing on-street parking demand at peak periods and provide a convenient off-road parking facility. 
This would benefit local traffic and safety conditions for all users. The highway officer’s concerns in 
regards to the provision of appropriate pedestrian facilities have been addressed with a 2m wide 
footway on the western side of Caddywell Lane. The provision of dropped kerbs and tactile paving in 
the vicinity of the Caddywell Lane/Borough Road junction would benefit all local pedestrians as well 
as users of the car park.’ 
 
The Local Highway Authority is supportive of the proposal and raises no objection confirming that the 
car park is primarily needed to mitigate the impact of the on street parking at the start and end of the 
school day in order to allow safe and suitable access for the residential proposal on the adjacent site. 
Importantly, the Highway Officer has confirmed that the car park is acceptable both when the 
application is considered on its own merits, and in conjunction with the residential proposal being 
considered under application 1/0246/2017/OUTM.  
 
The Highway Officer has confirmed that the car park will provide an area that will allow safe and legal 
parking for cars that are currently attracted to the school site and that there is not likely to be an 
increase in traffic as a result, as pupils are already picked up by car and this proposal provides a 
facility for those already accessing the school by car. 
 
Objectors have suggested that the car park is too far from the school, however whilst the Highway 
Officer acknowledges that it is not directly next to it, it is within easy walking distance. Further 
objections raise concern over the safety of pupils. The proposed provision of a footway between the 
car park and the school will ensure that pupils can safely walk between the two.  
 
The PROW Officer acknowledges there will be no impact on the nearby public footpath.  
 
The development is therefore considered to comply with policies DVT18 and DVT19 of the TDLP, 
emerging Policy DM05 and paragraphs 32 and 34 of the NPPF.  

 
3. Landscape and Visual Impact 
 



Policies DVT6 (Local Distinctiveness) and DVT7 (Design Considerations) of the TDLP require new 
development to be well integrated with existing development upon a site, be of an appropriate height, 
scale, design and appearance, of compatible materials, and have an acceptable impact on the 
character and appearance of the surrounding area.  Policy ENV5: Countryside Protection and 
Landscape Conservation that development will be expected to conserve or enhance the natural and 
historic character of the landscape qualities. Policy DVT8: Landscaping says that a landscaping 
scheme will be required wherever the provision of landscaping would enhance the development in the 
interest of public amenity.  
 
Emerging Plan Policies ST04: Improving the Quality of Development and Policy DM04: Design 
Principles of the emerging Plan can be given moderate weight. They are similar to TDLP Policies 
DVT6 and DVT7 and require that development will achieve high quality inclusive and sustainable 
design to support the creation of successful, vibrant places. Development must be appropriate and 
sympathetic to setting in terms of scale, density, massing, height, layout appearance, fenestration, 
materials and relationship to buildings and landscape features in the local neighbourhood, reinforcing 
the key characteristics and special qualities of the area,  are accessible to all, flexible to adaptation 
and innovative; contribute positively to local distinctiveness, historic environment and sense of place; 
are accessible to all, flexible to adaptation and innovative. Emerging Plan Policy DM08A: Landscape 
and Seascape, which can be afforded moderate weight, states that development should be of an 
appropriate scale, mass and design that recognises and respects landscape character of both 
designated and undesignated landscapes and seascapes. 
 
Concerns have been raised in letters of objection that the car park would have a harmful impact on 
the landscape and the Torridge Valley Dark Sky.  
 
The submitted LVIA concludes that ‘the proposed development would be seen in the context of 
existing development and would be barely discernible in any views due to the development being at 
ground level and appearing well below the backdrop of the existing settlement. Where visible, the 
proposed development would not be out of character with the existing views, many of which are 
occupied by the settlement of Great Torrington on the south facing slope. The landscape mitigation 
proposed as part of the development would create a distinction between the settlement of Great 
Torrington and the wider landscape. This would prevent the proposed development from adversely 
impacting upon the landscape. Where views of the proposed development are available, such as at 
locations within Great Torrington Common, mitigation planting would help to screen the development 
and allow it to assimilate into the view (to which the existing settlement forms the backdrop).’ 
 
The Council’s Tree and Landscape Officer has raised no objection to the car park, but raises that it 
will be important that the boundary features are retained and enhanced with good landscaping, and 
that the lighting design minimises night time light spillage into the surrounding open countryside. 
Conditions are recommended to deal with these matters.  
 
Notwithstanding the concerns raised in letters of objection, the proposal is considered to be in 
accordance with Policies DVT6 & 7, ENV5 & DVT8 of the TDLP and Policy ST04, ST13, SM04 & 
DM08A of the emerging Plan.  
 
4. Amenity 

 
TDLP Policy DVT11 requires that the proposal will not result in a significant loss of amenity for the 
occupiers of neighbouring properties, future occupiers and that adequate amenity space will be 
retained within the curtilage. Significant weight is afforded to emerging Plan Policy DM01 (Amenity 
considerations) which requires that development will be supported where it would not significantly 
harm the amenities of any neighbouring occupiers or uses; and the intended occupants of the 
proposed development would not be harmed as a result of existing or allocated uses. 
 
The site is adjoined by residential properties on its north western side and a number of objections 
have been received from neighbours regarding the loss of their privacy and amenity/antisocial 
behaviour.  
 



The Environmental Protection Officer has been consulted and is raising no objections. 
 
It is considered that the proposed use of the car park for school related purposes would be such that 
while there may be a perceived loss of privacy this would not be harmful and would not be a valid 
reason for refusal. It would be for the school to put into place appropriate management to ensure 
there wouldn’t be anti-social behaviour. The proximity of existing dwellings which overlook the site is 
likely to provide some benefits with regards to self policing.   
 
The Designing Out Crime Officer (DOCO) has no objections in principle and offered suggested 
measures that could be introduced at the detailed design stage.  
 
It is considered that the distance between the proposed car park and existing residential properties is 
such that there would be no harm in terms of noise and disturbance. The existing hedge boundary is 
to be retained and additional landscaping will be secured at Reserved Matters stage. 
  
It is considered that subject to suitable lighting, there would be no adverse impact on residential 
amenity and therefore the proposal would comply with Policy DVT11 of the TDLP and Policy DM01 of 
the emerging Plan. 
 
5. 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. Emerging Plan Policy ST03: Adapting to 
Climate Change and Strengthening Resilience, which can be afforded significant weight, requires that 
development takes account of climate change to minimise flood risk. 
 
Paragraph 103 of the NPPF states that when determining planning applications, local planning 
authorities should ensure flood risk is not increased elsewhere and only consider development 
appropriate in areas at risk of flooding where, informed by a site-specific flood risk assessment 
following the Sequential Test, and if required the Exception Test, it can be demonstrated that within 
the site, the most vulnerable development is located in areas of lowest flood risk unless there are 
overriding reasons to prefer a different location; and development is appropriately flood resilient and 
resistant, including safe access and escape routes where required, and that any residual risk can be 
safely managed, including by emergency planning; and it gives priority to the use of sustainable 
drainage systems. 
 
The application is in outline so there are no details for approval at this stage. The indicative design as 
described in the submitted Flood Risk Assessment and Drainage Strategy confirms the potential for a 
strategy which exploits the virtues of the permeable ground to deliver a sustainable drainage (SuDS) 
solution appropriate for the site characteristics, mimics the natural processes and runoff, and reduces 
the rate of runoff below the natural rates. It demonstrates that the site is not subject to any localised 
flooding, and that it has good infiltration characteristics (according to soakaway tests).  
 
The proposal therefore complies with the NPPF and, subject to a condition requiring the submission 
of further details, can meet the highest target in the SUDS hierarchy by using infiltration where 
possible and deliver betterment. On this basis, the application is considered compliant with adopted 
policy DVT24, Emerging Plan Policy ST03 and paragraph 103 of the NPPF. 
 
6. Ecology 
 
Sections 40 of the Natural Environment and Rural Communities Act 2006 (as amended) and 74 of the 
Country and Rights of Way Act 2000 (as amended) require relevant bodies to have regard to the 
purpose of conserving biodiversity. 
 
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 TDLP through Policies ENV1 and ENV10, which require development to 
maintain or where possible enhance biodiversity and mitigate against the potential loss of habitats. 
This is re-enforced in the emerging Policies ST14: Enhancing Environmental Assets & DM08: 
Biodiversity and Geodiversity which can be afforded moderate weight. 

 
Paragraphs 109 and 118 of the National Planning Policy Framework relate to conserving, contributing 
and enhancing the natural environment.  
 
The application is supported by an Ecological Appraisal. This document confirms that protected 
species surveys have been undertaken for the site, and a low or no evidence was found for bats, 
badgers, birds or reptiles. Some hedging will be lost and this can be replaced in appropriate locations. 
In terms of specific mitigation, it was found that sympathetic lighting regime should be used (details of 
which will be controlled via condition), and a bat box should be installed on neighbouring trees. 
Specific species of landscape planting would enhance habitats, and measures can be taken with 
respect to construction activities to avoid creating habitats for protected species.   
 
In conclusion, through the implementation of the safeguards and recommendations set out within the 
Ecological Appraisal (which should be secured via condition), it is considered that the proposals 
accord with planning policy with regard to nature conservation at all administrative levels. 
 

Human rights 

 
Consideration has been given to the Human Rights Act 1998. 
 

Conclusion 

 
No technical constraints have been identified which would prevent the development from coming 
forward or give rise to unacceptable impacts. The development is needed to meet the needs of the 
nearby primary school and so, even though the site is outside of the development boundary, the 
principle is acceptable. The proposal is acceptable both on its own merits and when considered in 
conjunction with the adjacent residential proposal. 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 

 
Subject to the applicant entering into a legal agreement covering the following matters: 
 
 
 1         Approval of the details of (delete matters approved at this stage) 
  
 a) layout, 
 b) scale, 
 c) appearance, 
 d) access, 
 e) 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. For the avoidance of doubt, drawing reference AP07 is for 
indicative purposes.  

            
           Reason: To ensure the development is carried out in accordance with the approved plans. 
 
 4         Prior to commencement of any part of the site the Planning Authority shall have received and 

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

vehicular movements being restricted to between 8:00am and 6pm Mondays to Fridays with 
consideration of the traffic congestion associated with the start and end of the school 

           day; 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 
           ü) 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  
           (I) The proposed route of all construction traffic exceeding 7.5 tonnes. 
           (m) Details of the amount and location of construction worker parking. 
            
           Reason: In the interests of residential amenity and highway safety. 
           This is a pre-commencement condition which is imposed to ensure that the Local Planning 

Authority is satisfied of the proposed construction works prior to works commencing on site. 
Failure to provide this information prior to works commencing on site could lead to a 
detrimental impact on highway safety. 

 
 5         Visibility splays shall be provided, laid out and maintained for that purpose at the site access 

in accordance with the approved plans where the visibility splays provide intervisibility 
between any points on the X and Y axes at a height of 1.05 metres above the adjacent 
carriageway level and the distance back from the nearer edge of the carriageway of the public 
highway (identified as X) shall be 2.4 metres and the visibility distances along the nearer edge 
of the carriageway of the public highway (identified as Y) shall be at least 43 metres in both 
directions. 

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



 6         The site access road shall be hardened, surfaced, drained and maintained thereafter to the 
satisfaction of the Local Planning Authority for a distance of not less than 10 metres back from 
its junction with the public highway  

            
Reason: To prevent mud and other debris being carried onto the public highway 

 
 7         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 
 
 8         Prior to the site coming into its intended use a minimum 2.0m wide footway shall be 

constructed along Caddywell Lane joining into the site in accordance with the approved plans. 
            

Reason: To provide safe and suitable access for pedestrians using the site. 
 
 9         Prior to their installation, full details (including the specification and location) of any proposed 

external lighting shall be submitted to and agreed in writing by the Local Planning Authority.  
The agreed details shall be implemented prior to the development hereby permitted being 
brought into its intended use and shall thereafter be retained as such.   

            
           Reason: In the interests of the visual amenities of the locality and for security purposes.   
 
10         Other than to facilitate vehicular access, the hedgebank on the north western boundary 

fronting the highway shall be retained in perpetuity.   
            
           Reason: In the interests of the visual amenities of the area.   
 
11         The mitigation measures recommended in the Summary and Conclusions Section of the 

Ecological Assessment prepared by Ecological Solutions Ltd and dated July 2017 shall be 
implemented during the construction period and the recommended retained provision for bats, 
dormice and birds shall be provided prior to the car park coming into its intended use and 
retained thereafter. 

            
           Reason: In the interests of the protection of protected species. 
 
12         Prior to the commencement of works hereby granted planning permission, a detailed surface 

water drainage design for the proposed development shall be submitted to and approved in 
writing by the Local Planning Authority.  The drainage scheme shall be designed with 
reference to the conclusions and recommendations set out in section 8 of the Flood Risk 
Assessment and Drainage Strategy dated 14 July 2017 and undertaken by Clive Onions 
Consulting Engineer. The proposed development shall thereafter be undertaken in accordance 
with such approved details which shall be retained thereafter. 

            
           Reason: To ensure that the proposed development does not result in increased flood risk to 

the proposed and neighbouring properties.  
           This is a pre-commencement condition which is imposed to ensure that the Local Planning 

Authority is satisfied of the proposed surface water drainage system prior to works 
commencing on site. Failure to provide this information prior to works commencing on site 
could lead to the risk of increased flooding within the surrounding area.  

            
13         No works or development shall take place 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. 
           This is a pre-commencement condition which is imposed to ensure that the Local Planning 

Authority is satisfied of the proposed tree and landscaping works prior to works commencing 
on site. Failure to provide this information prior to works commencing on site could lead to the 
loss of existing trees and/or hedges which are of amenity value.   

 

Plans Schedule 

 
Reference Received 

  

AP01 A  17.07.2017 
   

AP07  17.07.2017 
  

  

Statement of Engagement 

 
In accordance with paragraphs 186 and 187 of the National Planning Policy Framework (NPPF) in 
dealing with this application, the Council has worked with the applicant in the following positive and 
proactive manner. In this instance there was no need for further engagement as the development as 
submitted is considered to accord with the development plan.  In such ways the Council has 
demonstrated a positive and proactive manner in seeking solutions to problems arising in relation to 
the planning application. 
 


