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Reason for referral: 

 

The application has been called-in by Cllr Margaret Brown to consider the following: 
 
‘DVT11 impact on amenity, DVT18 impact of development on traffic, DVT19 access and 
parking, DVT24 sewerage and drainage’. 
 
 

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 

     

1/0702/2017/OUT Outline application (with all 
matters reserved) for car park 
and associated access, 
landscaping and ancillary 
infrastructure (affecting a 
public right of way) 

PDE  

   

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

AGREED  

     

 

Site Description & Proposal 

 
Site Description: 
 
The application site is located on the southern edge of Great Torrington and comprises three existing 
agricultural fields located on the south side of town abutting the existing settlement boundary. The 
boundaries are generally well defined, with the eastern field bounded primarily by Burwood Lane, the 
central field bounded by roads to the north, east and west and the western field bounded by 
Caddywell Lane and an existing lane to the west. Existing hedgerows feature in the boundaries of the 
site, and a significant cluster of existing development including The Granary, Burwood Cottage and 
Burwood Mews lie to the southwest of the eastern field. 
 
The land currently comprises vacant agricultural land with no significant internal features. The site 
slopes generally from north to south levelling out to the west. In addition to the boundary hedgerows 
there are some individual trees within them. 
 
Proposed Development: 
 
The application is made in outline with just access for determination and proposes the erection of up 
to 181 dwellings and ancillary development with vehicular access off Hoopers Way, Burwood Lane 
and Caddywell Lane. An indicative site plan has been submitted for consideration at this stage 



identifying a possible layout of the proposed residential dwellings and includes areas of public open 
space with equipped play areas and drainage provisions.  
 
There will be two primary access points to the proposed development: 
 

 A new 5.5 m access spur, with 1.8m footways either side is proposed off Hoopers Way from 
the north between numbers 20 and 22; and 

 A new 5.5 m access spur, with 1.8m footways either side is proposed off Caddywell Lane. 
 
The access point at Hoopers Way would extend an existing access spur that was created when the 
residential development to the north of the application site was originally constructed. This access 
arrangement is as was approved as part of the outline planning permission 1/0781/2015/OUTM. 
Access through the site would be primarily taken via a “spine” road, leading from Hoopers Way to 
Caddywell Lane, and crossing over both Burwood Lane and Caddywell Lane. In addition to these 
main access arrangements, a revised access to Tylers Meadow is included as part of the proposals. 
 

Consultee representations: 

 
Great Torrington Town Council:  
Great Torrington Town Council therefore OBJECTS to this planning application and sets out the 
following statement. The Planning Committee of the Town Council recommends that an application of 
this size with the potential to affect the community in so many ways justifies a site meeting by 
Torridge Planning Committee. To fully appreciate the highway issues such a site meeting should 
encompass school start and/or finish times. 
 
Members have decided they wish to object to the application for the following reasons; 
1. They are not satisfied that the requirements of Devon County Highways department have been met 
in full. The failure of this will result in considerable exacerbation of the already chaotic highways 
issues associated with the schools, at certain times of the day. 
2. Members are concerned that the rural setting of Great Torrington will result in many more vehicle 
movements than is being suggested. These movements will take place over roads that are not 
suitable for additional traffic. 
3. Part of the proposals will result in existing properties being overlooked. This is 
considered unacceptable. 
4. Members are not satisfied yet that measures to ameliorate the inevitable discharge of raw sewage 
into the river Torridge from overloaded sewers have been agreed. Thus the potential for considerable 
harm still remains. 
5. Members are very concerned that such a development may lead to off-site flooding issues with 
possible contamination of potable ground water supplies. 
6. To consider this application in isolation does a disservice to the remainder of the community. A 
harmonious sustainable community requires a supporting infrastructure. This includes amongst other 
things, roads, banks, doctors, shops, and employment and public transport. The last bank and A TM 
are to close this month, the GP practice like all others appears to be under strain, our shops do not 
cater for all the needs of the community and there is minimal if any additional employment. Public 
transport timings do not provide a service for those going to work at the nearby towns. The lack of 
employment opportunities within a reasonable distance will lead to increased car journeys with the 
resulting adverse effect on the community from pollution. This and the other infrastructure items make 
the application non sustainable and should be rejected  
7. The development of Western field will have a significant adverse impact upon the landscape setting 
of Great Torrington. This field therefore should be excluded from the application. 
8. The application does not appear to provide for all of the concerns of the County Archaeologist and 
should therefore be rejected on this item alone until the Archaeologist is satisfied. 
Members recommend that the application should be refused but recognise that the decision is one to 
be made by the district council. Thus if the district planning committee is minded to approve the 
application the Town Council wishes for the following items to be taken into account: 
1. Hours and days of operation during the construction period. 
2. Dust suppression, wheel washing, noise generation etc. 



3. Welfare provision during construction to exclude the need to park vehicles on existing highways. 
4. Highway matters including increased parking provision associated with the junior 
schools. All matters that the Devon Highway department requires. 
5. A requirement that no properties are occupied until the sewerage system has been upgraded to the 
satisfaction of South West Water. 
6. The County Council is to be satisfied that adequate measures are in place to prevent flooding and 
contamination of ground water. 
7. Revision of the design to remove aspects of overlooking. 
8. Provision of finance to contribute to an improved bus service including a Sunday 
service 
9. A commitment to include all of the requirements of the Police in regard to designing out 
opportunities for crime. 
10. The requirements of the Archaeologist to be incorporated in any approval 
11. A financial contribution to the provision of a school crossing patrol 
12. At least one third quota of the total build be allocated to "Affordable Homes" 
13. A 20 mph speed limit with traffic calming designed and consideration that Burwood Lane could be 
one way to traffic. 
14. An impact assessment undertaken by Devon County Council of the additional traffic flow through 
New Street/lCalf Street as a result of this build. 
15. Consideration of option to have a traffic crossing at Morton Drive. 
16. Consideration that Great Torrington is currently a "Dark Sky Area" and appropriate action is 
considered to ensure this is not impinged in any way. 
17. Considerations in relation to the North Devon Biosphere. 
 
Devon County Council (Highways):  
First Response 
Observations: 
I have considered this application as being for 181 dwellings without the car park and play facilities 
that are mentioned in accompanying reports. Land for the car park and play space indicated on the 
phase three proposed site layout has not been included in the red line of the application. 
 
Paragraph 5.1.1 of the Transport Assessment (TA) acknowledges that the car park and play area do 
not form a part of this application, and claims this is included in a separate application. I am not aware 
of any such application for a car park on this land. 
Section 2.7 of the submitted TA relates to car parking and finds that there are around 50 vehicles 
parked on roads near to the school associated with dropping off and picking up pupils. My own 
experience of the site at the start and end of the school day confirms that there is significant on street 
parking, some legal and some on double yellow lines on all of the roads near to the school. There are 
children and parents walking between the school and cars as well as to their homes. 
 
The latest school travel plans indicates that 24.8% of pupils are driven to school. The school's 2015 
Ofsted report states that there were 501 pupils on the role, therefore it can be expected that the 
parking requirement is for 124 parking spaces, not 50 as stated in the T A. Paragraph 6.3.5 of the TA 
acknowledges the need for the new car park (of 50 spaces) to alleviate the on street parking problems 
to allow the use of an altered Caddywell Lane as access to the proposed development. 
 
It is my view that although there is a demonstrable parking demand for 125 spaces, provision of a 50 
space car park would remove a large proportion of vehicles from the street to allow vehicles from the 
proposed development to safely and suitable access the site. This would allow for the removal of the 
vehicles parked in the worst, least safe and illegal positions on the roads surrounding the school. 
 
Having considered the traffic counts, proposed vehicle generation and junction capacity analysis, it is 
my view that the traffic likely to be generated by the proposal can be accommodated on the local road 
network (other than Burwood Lane to the east - see comments further below) but only if the school 
parking issues are resolved through the provision of the 50 space car park. 
 
I consider the existing pedestrian facilities to be acceptable, however, the proposed footways are not. 
Considering the new car park that does not form part of the application, but is required, footways are 



required on both sides of Caddywell Lane between the school and the car park and onto the bulk of 
the residential development. It is my view that there is adequate highway land to achieve a good 
standard of footway and road width, along with crossing points passing 'The Tannery' and around the 
realigned Caddywell Lane. As 'access' is for consideration and determination now, not as a reserved 
matter, a detailed plan of the 
proposed road and footway on Caddywell Lane, through the site and onto Hoopers Way and 
interaction with Burwood Lane is required. Swept path analysis of alterations and new roads are also 
required to prove that the proposals are safe and suitable for all people. 
 
The proposed build outs on Caddywell Lane are not considered a good idea. These present more 
problems than they solve, introducing an additional feature for vehicles to drive into, and removing 
potential on street parking spaces. 
 
Further regarding pedestrian links, a new good quality link must be created between the site and 
Donnacroft, the recreation area to the east of the site. This would provide a direct route for residents 
to access this area without the need to travel by car. The existing public footway link from Pathfield is 
not of an acceptable quality to allow its use by perambulators, wheelchairs, mobility scooters etc. 
 
It is my view that the proposed changes to the highway network and links onto Burwood Lane have 
not been assessed in enough detail. No consideration has been given to the fact that the most direct 
route between the B3227 and the application site is via the single width Burwood Lane to the north 
east of the site. Whilst no assessment has been carried out in the TA regarding the likely use of this 
lane, it is my view that this proposal would result in an increase of traffic on this narrow, often steep 
road with sharp bends and very limited forward visibility. The use of the lane by traffic travelling to and 
from the site must be assessed in order to consider the impact on this lane and drivers of it. Closing 
this lane off would not be acceptable as residential and agricultural properties are accessed off it and 
the proposed internal layout (although in outline) would not be suitable for large agricultural traffic to 
use as it would have to pass through the centre of a residential area. Consideration should be given 
to proving a new single width lane for farm vehicles to use on the southern edge of the phase two 
area between Burwood Lane and Caddywell without needing to mix with residential traffic, people's 
homes and children playing in the street. 
 
The areas where the new estate road would cross Burwood Lane and Caddywell Lane at right angles 
is not considered safe nor suitable. Details of how these junctions will work are required to show the 
interaction between the arms and whether vehicles, particularly agricultural ones, can make the turns. 
 
In conclusion; the site does not provide the car park that has been identified as being needed to 
mitigate the parking issues on Caddywell Lane; not enough details have been provided to show that 
the proposal is safe and suitable for all people in respect to footway links on Caddywell Lane and the 
proposed junctions on Caddywell Lane and Burwood Lane; it is not known how the existing 
(agricultural) traffic will interact with the proposed road layout and residential nature of the scheme; 
and the impact on the use of Burwood Lane to the east has not been assessed. 
 
I consider the above reasons to cumulatively give rise to a severe impact and the lack of detail does 
not prove that the proposal is safe and suitable for all people. 
In the interest of being positive and proactive, further work and provision of mitigation measures are 
likely to make this application acceptable in highway terms. 
 
Recommendation: 
THE HEAD OF PLANNING, TRANSPORTATION AND ENVIRONMENT, ON BEHALF OF DEVON 
COUNTY COUNCIL, AS LOCAL HIGHWAY AUTHORITY, IS LIKELY TO RECOMMEND REFUSAL 
OF PLANNING PERMISSION, IN THE ABSENCE OF FURTHER INFORMATION 
 
Second Response: 
Observations: 
The newly submitted information and plans satisfy my concerns regarding the traffic impacts and 
access issues of the proposal, however this is only the case if the car park application is linked to this 



one; £200,000 is paid towards bus service provision; and there are constraints placed on the 
application regarding the number of dwellings built before the road through the site is constructed. 
 
An application for a 50 space car park has been submitted under a different planning 
application. That application must be approved prior to this application and that car park must be 
made available for use by drivers of pupils to the school prior to the construction of any part of the 
development served off Caddywell Lane. This is to help ensure the safety of school children in the 
longer term and during the construction phase. 
 
It would not be acceptable to build all of the proposed dwellings off one of the access points. 
Therefore appropriate triggers must be in place to ensure that the road through the site is completed 
and made available for use. Reasonable triggers would be that only 80 dwellings can be served off 
Hoopers Way before the road link is completed and only 80 dwellings Lane can be served off 
Caddywell Lane until the road link is completed. This could mean that a total of 160 dwellings could 
be occupied prior to the link being completed, but not all off one access. 
 
The site is at the edge of Torrington and although walking and cycling as well as driving is possible to 
the town centre, trips will be made to Barnstaple and Bideford, particularly for work, as employment 
opportunities in Torrington have not kept pace with that of those other towns. To provide a real choice 
for those trips to be made without a car £200,000 is required to enhance the bus service. 
 
The closure of the existing roads to create 'green lanes' will require traffic regulation orders (TROs) to 
be approved. Additionally a TRO shall be required to amend the speed limit on Caddywell Lane. The 
developer will have to pay all reasonable costs required for such TROs. 
 
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 – the suggested 
conditions have been incorporated in the draft decision.  
 
The Environment Agency:  
The site lies within Flood Zone 1. We advise that we have no comment to make on this application 
and recommend that you consult Devon County Council, the Lead Local Flood Authority, on the 
proposal. As you will be aware, following revisions to the Development Management Procedure Order 
(DMPO), from 15 April 2015 the Environment Agency is no longer a Statutory Consultee for matters 
relating to surface water drainage; we do however remain a statutory consultee for developments 
within Critical Drainage Areas (CDAs). Further guidance on when to consult us can be viewed on our 
Flood Risk Standing Advice via the following link: https://www.gov.uk/flood-risk -assessment-local-
planning -authorities 
  
South West Water:  
I refer to the above and would advise that South West Water are not satisfied that the public foul 
drainage network has capacity to support the development without causing downstream sewer 
flooding. As such should your Council be mindful to approve the application the following conditions 
need to be imposed; 
 
Foul Drainage 
No development shall commence until: 
a) a detailed survey and evaluation of the public foul sewerage network has taken place (at the 
Owner's expense) to identify improvements necessary to be funded in advance and executed to 
accommodate the discharge of foul sewage from the Development; and 
b) the Owner has submitted an application to the relevant Sewerage Undertaker for a public foul 
sewer requisition under s98 of the Water Industry Act 1991 (which shall include the provision of public 
sewerage improvement works identified as necessary). 
 
No dwelling hereby approved shall be occupied or brought into use and there shall be no discharge to 
the public foul sewerage network, unless approved in writing by the Local Planning Authority (as in 

https://www.gov.uk/flood-risk


accordance with the scheme of improvement works identified by the Sewerage Undertaker as 
necessary to accommodate the discharge of foul sewage from the Development). 
  
Conservation Officer:  
While the site is large the topography shields the site in views into and out of the conservation area of 
Torrington.  Views to the east are limited by the edge of the conservation area being formed by the 
steep side of castle mound. There are heritage assets within the town centre but these are 
experienced within the townscape and the more distant views are not accessible in this area.   
 
The proposal will have less than substantial harm to the setting of the heritage assets within the town 
centre of Great Torrington and similarly views into and out of the conservation area. 
 
The proposal is acceptable in terms of paragraph 134 of the NPPF and policies ENV2 and 3 of the 
TDLP. 
  
Designing Out Crime Officer - DC&D Police:  
I have read the comprehensive and detailed Design and Access statement and am disappointed to 
find that there is no mention of Crime and Disorder even though it is a material consideration. 
 
It is appreciated that this is at the outline stage, but early consultation with the police frequently 
prevents delays further down the process when crime and disorder issues present a problem with the 
layout of a submitted design. 
 
The seven attributes of Crime Prevention Through Environmental Design (CPTED) are key to 
ensuring a safe and sustainable community and in addition to the layout the physical security is now a 
consideration. 
 
Access and movement: Places with well-defined and well used routes, with spaces and entrances 
that provide for convenient movement without compromising security. 
Structure: Places that are structured so that different uses do not cause conflict 
Surveillance: Places where all publicly accessible spaces are overlooked, have a purpose and are 
managed to prevent the creation of problem areas which can attract the antisocial to gather, dumping 
and dog fouling etc. 
Ownership: Places that promote a sense of ownership, respect, territorial responsibility and 
community 
Physical protection: Places that include necessary, well-designed security features as laid out in SBD 
Homes 2016 
Activity: Places where the level of human activity is appropriate to the location and creates a reduced 
risk of crime and a sense of safety at all times. 
Management and maintenance: Places that are designed with management and maintenance in 
mind, to discourage crime and ASB. 
 
There are many negative aspects to this application in relation to community conflict and opportunity 
for crime and disorder to occur. Numerous dwellings where defensible space is totally missing, and 
public open space adjoins actual dwellings. Excessive permeability encouraging casual intrusion that 
is not serving the development, footpaths to the side and rear of dwellings. Parking spaces which are 
not overlooked, there may be housing adjacent but in some cases there is no direct frontage or 
windows directly looking over these spaces. Together these form a strong recipe for community 
conflict, anti-social behaviour and crime that is easily rectified at the design stage but impossible to 
remedy once built and condemns residents to adverse quality of life issues for decades. 
 
It is unfortunate but without reassurance that these concerns can be addressed, the Police would 
have no option but to object to this application, citing crime and disorder as material considerations. 
  
Tree & Landscape Officer:  
Further to your request for observations on the above matter, please find my comments set out below. 
 



This is a major outline application for up to 181 houses to the east of Hoopers Way, Torrington. A 
previous application, 1/0781/2015/OUTM, for 60 houses on the site of phase one of this application 
was granted. 
 
Trees 
A new Arboricultural survey and Report have been submitted for this development and again no trees 
are to be lost with the proposed design. There will be loss of more hedgerow due to the multiple site 
access routes, however this can be mitigated for by appropriate landscaping. The impact assessment 
shows that retained vegetation can be adequately protected during development and an initial Tree 
Protection Plan (TPP) has been provided. The TPP suggests plastic orange fencing could be used to 
protect the site hedgerows, I do not consider this to be robust enough and if the site perimeter is not 
to be enclosed by security fencing (usually Heres type weld mesh panels) then chestnut palling 
fencing would be considered more appropriate for protecting the perimeter hedgerows. 
 
For a reserved matters application a full site specific arboricultural method statement and an updated 
tree protection plan will be required. 
 
Landscape 
A full Landscape Visual Impact Assessment (LVIA) has been carried out for this proposal. The LVIA 
concludes that due to the proposed sites being seen as an extension of the neighbouring housing 
estate the impact on the wider landscape character is negligible and that visually it would not appear 
out of character in views which are already influenced by the existing residential development at 
Hatchmoor, the impacts will therefore be reduced due to the proposed landscape mitigation. 
 
For phases/sites 1 & 2 I would agree with this conclusion and my comments for the 2015 application 
would still be relevant (see copy of comments below). 
 
However I feel that phase/site 3 is some what detached from the current built environment siting in the 
valley bottom and having distinct borders with Caddywell lane to the north and east and the wooded 
valley containing the main A386 to the north and west, with further agricultural fields to the south. This 
small agricultural landscape is sufficiently detached to have its own distinct character within the wider 
LCT 3A: Upper Farmed Wooded Valley Slopes. The proposed housing development by virtue of 
being detached from the existing and proposed developments would have a moderate effect on the 
landscape character of this small area in the valley to the south of Torrington. 
 
Visually phase 3 would be seen as detached from the estates north of the valley on the gently sloping 
sites that come down from Burwood Lane. When viewed from the Hatchmoor Estate phase 3 would 
be seen beyond phases 1 and 2 interrupting the views of the open countryside beyond. 
 
In conclusion I have no objections to Phases 1 and 2, but feel phase 3 will have a greater impact on 
the local landscape character and will have a moderate effect on both this and the visual amenity 
provided by the views across this small area of agricultural land in the open countryside. 
 
DCC Rights Of Way:  
Devon County Council have asked that I make comment on the above planning application. Please 
be aware that the application could affect footpaths Grt Torrington 10 and 17 (see attached map). 
After further investigation it would appear that the Development will not directly affect footpath Grt 
Torrington 10 but could affect Grt Torrington 17 where it exits south west from Caddywell Lane. 
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(s) 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(s) 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 the following comments: 
 



Land Quality 
The Geo-technical and Phase II Contamination Report appears comprehensive and detailed. There is 
mention that further intrusive ground investigation be undertaken to establish the existence and extent 
of any contamination. The proposal for intrusive ground investigation would seem sensible and 
appropriate in identifying any potential hotspots. The Environmental Protection Team would 
recommend the imposition of the Authority's standard contaminated land condition. 
 
Construction Management 
Given the nature of the development site and the close proximity of existing residential properties to 
the north, there is the real potential for complaints of dust and noise nuisance complaints, to arise 
from any remediation and/or construction works. If the application is approved, the applicant should 
be asked to provide a detailed and robust Construction Environmental Management Plan prior to 
commencing construction activities. The imposition of the following condition is recommended: 
 
Prior to the commencement of development, including any site clearance, groundworks or 
construction within each sub-phase (save such preliminary or minor works that the Local Planning 
Authority may agree in writing), a Construction Management Plan (CMP) to manage the impacts of 
construction during the life of the works, shall be submitted to and approved in writing by the Local 
Planning Authority. For the avoidance of doubt, the CMP shall include:- 
  
a) measures to regulate the routing of construction traffic; 
b) the times within which traffic can enter and leave the site; 
c) the importation of spoil and soil on site; 
d) the removal /disposal of materials from site, including soil and vegetation; 
e) the location and covering of stockpiles; 
f) details of measures to prevent mud from vehicles leaving the site and must include wheel-washing 
facilities 
g) control of fugitive dust from demolition, earthworks and construction activities; dust suppression 
h) impact assessments and associated mitigation measures in relation to noise, vibration, dust and 
lighting. (Assessments must be carried out by suitably qualified persons and the plan should 
demonstrate the adoption and use of best practice to reduce impacts)  
i) details of any site construction office, compound and ancillary facility buildings 
j) specified parking arrangements for vehicles associated with the construction works and the 
provision made for access thereto; 
k) a point of contact (such as a Construction Liaison Officer/site manager) and details of how 
complaints will be addressed 
The details so approved and any subsequent amendments as shall be agreed in writing by the Local 
Planning Authority shall be complied with in full and monitored by the applicants to ensure continuing 
compliance during the construction of the development. 
 
In addition, it is recommended that a condition be included restricting hours of construction works to 
0700-1900 Monday to Friday and 0800-1300 on Saturdays with no works permitted on Sundays and 
Bank Holidays in order to protect residential amenity. 
 
DCC Archaeology Section:  
First Response: 
I refer to the above application and your recent consultation. The archaeological geophysical survey 
report submitted in support of this planning application has identified an enclosure site within the 
eastern field of the proposed development site - see figs 3, 8 and 9 of the report - the date of this 
enclosure is unknown but is likely to be prehistoric or Romano-British. However, without additional 
information in the form of the results of intrusive archaeological investigation of this heritage asset it is 
not possible to understand the nature or quality of survival of the archaeological deposits, the impact 
of the proposed development upon it or the significance of the site as a heritage asset. 
As it currently stands the information submitted in support of this application is not sufficient to enable 
an understanding of the significance of the heritage assets within the application area or of the impact 
of the proposed development upon these heritage assets. Given the high potential for survival and 
significance of below ground archaeological deposits associated with the known prehistoric or 
Romano-British activity within the development site and the absence of sufficient archaeological 



information, the Historic Environment Team objects to this application. If further information on the 
impact of the development upon the archaeological resource is not submitted in support of this 
application then I would recommend the refusal of the application. This would be in accordance with 
guidance in paragraph 3.69 in the supporting text for the saved South Hams Development Policy DP6 
and paragraph 128 of the National Planning Policy Framework (2012). 
 
The additional information required to be provided by the applicant would be the results of a 
programme of intrusive archaeological investigations to enable an understanding of the significance of 
the heritage assets identified by the geophysical survey and test the efficacy of the survey itself. The 
results of this work would enable an informed and reasonable planning decision to be made by your 
Authority. I would recommend that the applicant or their agent contact this office to discuss the 
scope of works required and obtain contact details of professional archaeological consultants who 
would undertake these investigations. I would expect to provide the applicant with guidance on the 
scope of the works required. 
 
Second Response: 
I refer to the above application. I have now received a copy of the report setting out the results of the 
archaeological evaluation undertaken at the above site. This has demonstrated the presence of a 
large undated, but probably prehistoric or Romano-British, ditched enclosure as well as other more 
isolated features. None of these heritage assets are of such significance that either further 
archaeological work is required in support of this application or that they should be preserved in situ. 
However, groundworks for the construction of the proposed development will result in the destruction 
of these archaeological deposits. For this reason and in accordance with paragraph 141 of the 
National Planning Policy Framework (2012) and saved Policy ENV4 in the Torridge Local Plan I would 
advise that any consent your Authority may be minded to issue should carry the condition as worded 
below, based on model Condition 55 as set out in Appendix A of Circular 11/95, whereby: 
 
'No development shall take place until the applicant has secured the implementation of a programme 
of archaeological work in accordance with a written scheme of investigation which has been 
submitted by the applicant and approved by the Planning Authority. The development shall be carried 
out at all times in strict accordance with the approved scheme, or such other details as may be 
subsequently agreed in writing by the Local Planning Authority. 
 
Reason: 'To ensure, in accordance with paragraph 141 of the National Planning Policy Framework 
(2012) and saved Policy ENV4 of the Torridge Local Plan, that an 
appropriate record is made of archaeological evidence that may be affected by the 
development.' 
 
I would envisage a suitable programme of work as taking the form of the archaeological excavation of 
all areas affected by the proposed development that may contain archaeological or artefactual 
deposits to ensure an appropriate record is made of the heritage assets prior to their destruction by 
the proposed development. The results of the fieldwork and any post-excavation analysis undertaken 
would need to be presented in an appropriately detailed and illustrated report. 
  
Strategic Enabling Officer:  
I write to provide a response to the above application which seeks to provide up to 
181 dwellings. 
 
Detail within the 'Heads of Terms' element of the submitted planning statement proposes 30% 
affordable housing provision. However, Torridge District Council's current Affordable Housing policy 
for a proposal of this size in this location stipulates 40% of the overall housing provision is required to 
be provided as Affordable Housing, with 75% provided at a Social Rent level and 25% at an 
intermediate level. 
 
The Affordable Housing is required to be provided on site. 
 
The following details the mix of affordable housing which would be acceptable in policy terms:- 
No of Bedrooms Proportion Minimum Floorspace 



1b2p 25% 46sqm 
2b4p houses 45% 76sqm 
3b5p houses 20% 86sqm 
4b5p houses 5% 96sqm 
4b6p houses  106sqm 
4b7p houses  115sqm 
4b8p house  124sqm 
 
Overall I am unable to support this proposal at this time as the proposed affordable housing falls 
below the 40% requirement and there is insufficient detail on the type and tenure to be provided. 
  
Chief Education Officer:  
Due to recent approvals within Great Torrington, primary provision at Great Torrington Primary School 
is now at capacity. The strategy for the area, as identified within the emerging North Devon & Torridge 
Local Plan, is for new primary provision to serve the growth in the town. 181 family-type dwellings can 
expect to produce 45 primary pupils. 
 
Devon County Council will therefore need to request primary education contributions to mitigate the 
impact of this development, as follows: 
1/ New Build Primary Contribution Rate of 1:4,005 per family type dwelling. 
2/ A Primary Land Contribution of 1:440 per family type dwelling. 
3/ As the new school will also need to provide statutory Early Years places, an Early Years 
contribution of 1:250 per dwelling will also be sought. 
 
Existing secondary provision in the town has sufficient capacity to accommodate the additional 27 
secondary pupils we can expect from this development, and therefore no contributions are sought for 
secondary education. 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 1:500.00 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. 
  
Natural England:  
Natural England is a non-departmental public body. Our statutory purpose is to ensure that the natural 
environment is conserved, enhanced, and managed for the benefit of present and future generations, 
thereby contributing to sustainable development. 
 
The Wildlife and Countryside Act 1981 (as amended) 
The Conservation of Habitats and Species Regulations 2010 (as amended) 
The National Park and Access to the Countryside Act 1949 
Natural England's comments in relation to this application are provided in the following sections. 
Statutory nature conservation sites - no objection 
 
Based upon the information provided, Natural England advises the Council that the proposal is 
unlikely to affect any statutorily protected sites 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. 
 
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. 
 
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 
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 I 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 
  
Devon County Council - Flood Risk Management:  
First Response: 
Recommendation: 
At this stage, we object to this planning application because we believe it does not satisfactorily 
conform to Policy DVT24 (Sewerage and Drainage) of Torridge District Council's Local Plan (2004), 
which requires developments to provide adequate means of surface water drainage to ensure that 
there is no unacceptable risk of off-site flooding, increased flood risk or risk to the quantity and quality 
of potable groundwater sources. The applicant will therefore be required to submit additional 
information in order to demonstrate that all aspects of the proposed surface water drainage 
management system have been considered. 
 
Observations: 



Following the publication of the Flood Risk Assessments: Climate Change Allowances document 
(dated 19th February 2016) by central government, the applicant will be required to use a climate 
change uplift value of 40% when sizing the proposed surface water drainage management system for 
this development. Although outline planning permission was previously granted for the eastern 
section of the site, this section has been submitted as part of this new application. Therefore the 
applicant must re-calculate storage volumes using this climate change uplift value. 
The applicant must submit greenfield runoff calculations for the central section of the site. 
The applicant must also submit a proposed layout plan, with scale, displaying the proposed surface 
water drainage system. 
The applicant should re-assess the factors of safety applied to the soakaways in the western section 
of the site, ensuring they accord with The SuDS Manual (C753), as the areas draining to them are 
greater than 1000m2. 
 
Second Response: 
Our objection is withdrawn and we have no in-principle objections to the above planning application at 
this stage, assuming that the following pre-commencement planning conditions are imposed on any 
approved permission: 
 
No part of the development hereby permitted shall be commenced until a programme of percolation 
tests has been carried out in accordance with BRE Digest 365 Soakaway Design (2016), and the 
results approved in writing by the Local Planning Authority, in consultation with Devon County Council 
as the Lead Local Flood Authority. A representative number of tests should be conducted to provide 
adequate coverage of the site, with particular focus placed on the locations and depths of the 
proposed infiltration devices. 
Reason: To ensure that surface water from the development is discharged as high up the drainage 
hierarchy as is feasible. 
 
No part of the development hereby permitted shall be commenced until the full results of a 
groundwater monitoring programme, undertaken over a period of 12 months, has been submitted to, 
and approved in writing by, the Local Planning Authority, in consultation with Devon County Council 
as the Lead Local Flood Authority. This monitoring should be conducted to provide adequate 
coverage of the site, with particular focus placed on the locations and depths of the proposed 
infiltration devices.  
Reason: To ensure that the use of infiltration devices on the site is an appropriate means of surface 
water drainage management. 
 
No part of the development hereby permitted shall be commenced until the detailed design of the 
proposed permanent surface water drainage management system has been submitted to, and 
approved in writing by, the Local Planning Authority, in consultation with Devon County Council as the 
Lead Local Flood Authority. The design of this permanent surface water drainage management 
system will be informed by the programme of approved BRE Digest 365 Soakaway Design (2016) 
percolation tests and in accordance with the principles set out in the Flood Risk Assessment by Clive 
Onions Consulting Civil Engineer (Ref. Flood Risk Assessment; Rev. V2; dated 16th February 2017) 
and the Flood Risk Assessment Addendum by Clive Onions Consulting Civil Engineer (Flood Risk 
Assessment Addendum in response to LLFA comments; Rev. V1; dated 30th October 2017). 
Reason: To ensure that surface water runoff from the development is discharged as high up the 
drainage hierarchy as is feasible, and is managed in accordance with the principles of sustainable 
drainage systems. Advice: Refer to Devon County Council's Sustainable Drainage Guidance. 
 
No part of the development hereby permitted shall be commenced until the full details of the adoption 
and maintenance arrangements for the proposed permanent surface water drainage management 
system have been submitted to, and approved in writing by, the Local Planning Authority, in 
consultation with Devon County Council as the Lead Local Flood Authority. 
Reason: To ensure that the development's permanent surface water drainage management systems 
will remain fully operational throughout the lifetime of the development. 
 
No part of the development hereby permitted shall be commenced until the detailed design of the 
proposed surface water drainage management system which will serve the development site for the 



full period of its construction has been submitted to, and approved in writing by, the Local Planning 
Authority, in consultation with Devon County Council as the Lead Local Flood Authority. This 
temporary surface water drainage management system must satisfactorily address both the rates and 
volumes, and quality, of the surface water runoff from the construction site. 
Reason: To ensure that surface water runoff from the construction site is appropriately managed so 
as to not increase the flood risk, or pose water quality issues, to the surrounding area. Advice: Refer 
to Devon County Council's Sustainable Drainage Guidance. 
 
  

Representations: 

 
Number of neighbours consulted:  225  Number of letters of support:  0 
Number of representations received:  110 Number of neutral representations: 0 
Number of objection letters:  108  

 
The application has received 108 letters of objection from third parties. No letters of support have 
been received. The concerns raised by objectors are set out below: 
 

 There will be an increase in traffic through an already congested road network; 

 Safety concerns for pupils of the primary school due to an increase in traffic passing the 
primary school Sewerage system has no capacity and is at breaking point; 

 There is no employment in Torrington - where will the residents work; 

 There are brownfield sites available which should be developed before this greenfield site; 

 The local schools are at capacity Doctors surgeries are at breaking point;  

 Specific objections to access to Hatchmoor Road via Burwood Road and Borough Road - the 
proposal would add to an already congested system; 

 If there was a blockage on or near Borough Road/Hatchmoor Road junction there would be no 
access for emergency vehicles; 

 Borough Road is seriously congested on mornings and evenings on the school run; 

 More affordable housing is needed than the 30% proposed Development of green fields is 
impinging on the commons and Torridge River Valley; 

 The land isn't allocated for development; 

 Adverse visual and landscape impact; 

 Some submission documents are out of date and inaccurate e.g. the Transport Statement; 

 A road link from Phase 1 (Hoopers Way) to Burwood Lane was expressly denied in the Phase 
1 application 1/0781/2015/OUTM; 

 The proposed through route utilising Caddywell and Burwood Lanes would be detrimental to 
the quality of life for local residents on account of noise, pollution, impact of traffic and loss of 
amenity; 

 Alterations to the ancient lane to Tyler's Meadow would see ancient Devon bank destroyed 
along with ecological habitats;  

 Adverse impact on the Torridge Valley Dark Sky Area;  

 Overlooking and loss of privacy to existing residents;  

 Fall in value of existing properties; 

 Inconvenience and disruption during construction phase; 

 Loss of good agricultural land; 

 The site is where the Battle of Great Torrington 1646 took place and care should be taken to 
preserve any artefacts found during construction; 

 Supporting documents make an inaccurate reference to services e.g. there have been bank 
closures, there is no longer the Happy Days convenience store; 

 Points of access are narrow and sharp and there will be difficulties for large and towing 
vehicles; 

 Burwood Road is already congested with cars parked on either side making access difficult for 
wheel chairs, mobility scooters and prams; 

 There is a limited bus service; 

 There are limited facilities in the town for the younger generation; 



 There are still houses built last year that remain empty - where is the need for this housing; 

 Loss of view and openness; 

 Concern over the damage land and earthworks could do to houses and gardens backing into 
the lane; 

 If the site is developed there should be a new access in from the top of Hatchmoor through 
Burwood Lane; 

 There is a steep hill and sharp bend going from the site into Hoopers Way – it’s an accident 
waiting to happen; 

 There will be an adverse visual impact to the Commons and the River Torridge Valley; 

 There will be a negative impact on amenity due to an increase in traffic on the roads; 

 Development will lead to an increase in flooding; 

 Concern for safety of users of Caddywell Lane to access the public footpaths and bridleways 
onto the Commons; 

 The proposed spine road into Caddywell Lane will be totally unacceptable; 

 Public footpath number 17 should not be obstructed or impeded; 

 Caddywell Lane will become a rat run; 

 There is more farm traffic than is stated in the submission; 

 Parents won't use the car park as it is too far from the school; 

 There are key viewpoints omitted in the LVIA; 

 Impacts on health and wellbeing of existing residents - loss of view; 

 The primary school has commented raising concerns over safety around their site. The Chair 
of Governors also requests funding for the playing field, changing facilities and car parking and 
for the development to serve the community. 

  
 

Policy Context: 

 
Torridge District Local Plan:  
DVT1 (Development in Strategic Centres); DVT10 (Boundary Treatment); DVT11 (Impact of 
Development on Amenity); DVT13 (Noise Emission and Disturbance); DVT18 (Impact of 
Development on Traffic); DVT19 (Access and Parking); DVT20 (Cycle and Pedestrian Routes); 
DVT24 (Sewerage and Drainage); DVT6 (Local Distinctiveness); DVT7 (Building Design); DVT8 
(Landscaping); ENV1 (Conservation Interest); ENV2 (Development affecting Historic Buildings and 
Structures); ENV3 (Development affecting a Conservation Area); ENV4 (Archaeological 
Preservation); ENV5 (Countryside Protection and Landscape Con); ENV10 (Mitigation and 
Enhancement); HSC1 (Housing Development); HSC13 (Play Facilities in New Housing Devt); HSC2 
(Affordable Housing); HSC3 (Housing and Residential Estate Layouts);  
 
Government Guidance: 
CROW (Countryside and Rights of Way Act 2000); JLCA (Joint Landscape Character Assessment 
2000); LST (Landscape Sensitivity for Torridge 2011); NERC (Natural Environment & Rural 
Communities); NPPF (National Planning Policy Framework); NPPG (National Planning Practice 
Guidance); WACA (Wildlife & Countryside Act 1981);  
 
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. Principle of Development; 
2. Affordable Housing; 
3. Impact on Landscape; 
4. Layout and Impact on Character and Appearance; 
5. Impact on Residential Amenities; 
6. Access and Parking; 
7. Heritage; 
8. Ecology; 
9. Trees; 
10. Drainage; 
11. Section 106 Obligations. 

 
1. 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, the majority of the site (the central and western fields) is located within the open 
countryside.  Policy DVT2C of the adopted Torridge District Local Plan (TDLP) 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 directly adjacent to the development boundary 
for Great Torrington.  The central and western fields continue to be located within the open 



countryside under the emerging Plan but remain directly adjacent to the defined development 
boundary for Great Torrington.  
 
Within the letters of representation it has been questioned whether the growth proposed is required 
and concerns are arranged over the development of greenfield land.  
 
Notwithstanding the countryside location of the central and western fields, 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 TDLP or ST07 of the Emerging 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, both policies DVT2c and ST07 fall 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 181 houses (including 30% affordable housing), 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 181 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 to environmental considerations, the application site is greenfield however 
it is directly adjacent to the development boundary of Great Torrington. Policies DVT2c and ST07 
remain relevant and state 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 landscape visual impact is explored in the following sections of this 
report, however, for the purposes of this section, briefly, the impacts on landscape and ecology would 
be the main considerations. 
 
The proposed development seeks to provide a significant contribution of 181 houses (including 30% 
affordable housing) towards local housing supply in a sustainable location close to an Area Centre as 
well as providing land for expansion by the nearby primary school. 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."   



 
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 status of the emerging local plan, 
the status of the current local plan, and in light of paragraph 49 of the NPPF, the principle of 
residential 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 below. 
 
The emerging Plan identifies the eastern field within the settlement boundary of Great Torrington and 
as allocated site GTT05.  Policy GTT05 states: 
'(1) A site of about 2.5 hectares north of Burwood Lane, as defined on Policies Map 5 is allocated for 
residential and associated development that includes: 
(a) about 55 dwellings, the types, sizes and tenures of which will be reflective of local needs. 
(2) The site will be developed in accordance with the following site specific development principles: 
(a) highway access to be achieved through the formation of new junction(s) onto Burwood Lane and 
the provision of off-site highway improvements as necessitated by development; 
(b) enhance and make connections to the existing network of local and strategic green infrastructure 
through and around the site including the provision of new footpaths, cycleways, public open spaces, 
wildlife corridors, formal and informal sport and recreation facilities; and 
(c) facilitate connections for motor vehicles, cycles and pedestrians between the proposed 
development, the town centre and key employment areas including increased opportunities for public 
transport links and sustainable travel choices within and around Great Torrington to reduce reliance 
on the private motor car'. 
 
The eastern field already benefits from outline planning permission for 60 dwellings under reference 
1/0781/2015/OUTM so the principle of residential development is therefore accepted at this part of the 
application site.  
 
The site was considered in its entirety as part of the Strategic Housing Land Availability Assessment 
(SHLAA). The report in respect of the application site, reference GTT7, recognised that 'this is a 
location development could potentially contribute to securing sustainable mixed communities' with it 
being assessed as 'having a good relationship to existing residential areas to the north.' The detailed 
assessment highlighted that as the site is on the edge of a town, development would be unlikely to 
'contribute to significant light pollution'. The conclusion notes that 'the site is considered to be suitable 
in principle for residential development, subject to being enabled through appropriate development 
plan policy.' Development of the eastern field is enabled via emerging Plan Policy GTT05. The 
remaining greater balance of the site is enabled due to the Council not be able to demonstrate a five 
year housing land supply and it being considered a sustainable location for further residential 
development.     
 
The application site is located in a sustainable location, immediately adjacent and partly within the 
settlement boundary of an Area Centre which includes a variety of amenities and services.  In 
addition, the proposed development is located adjacent to existing residential areas.  On this basis, 
there is not considered to be an in principle objection to the development of this site in light of the 
Council's proven lack of a 5 year housing land supply and in accordance with the provisions of the 
NPPF in this regard. 
 
As a result, the principle of the development of the site for residential purposes would be acceptable 
in accordance with the provisions of the NPPF subject to an assessment of other material planning 
considerations which are discussed in turn as follows. 
 
2. Affordable Housing 



The proposed development would include up to 181 dwellings and an indicative housing mix has 
been set out in the Planning Supporting Statement identifying the provision of a range of unit sizes.  
The Council's Strategic Enabling Officer has commented on the submitted plans noting the policy 
requirement to provide 40% of the overall housing provision as Affordable Housing, of which 75% 
should be provided at social rent level and 25% at intermediate level.  The proposed Affordable 
Housing provision should be pepper potted across the site.  Details of the required tenure mix and 
size of dwellings required has been set out in the consultation response. 
 
The submitted Planning Supporting Statement states that the applicant accepts the principle of 
appropriate levels and mix of affordable housing provision on the site.  These provisions are in 
keeping with the requirements of Policy HSC2 of the Local Plan and guidance contained in the 
Planning Obligations SPD.  It is however considered appropriate that greater weight is given to 
emerging Plan Policy ST18: Affordable Housing on Development Sites, which has been subject to 
modifications and can now be given moderate weight. This Policy sets a requirement for 
developments of 11 or more dwellings to provide on-site delivery of affordable housing equal to 30% 
of the number of dwellings on site. In applying moderate weight to this emerging policy, and the fact 
that the evidence base to justify a 30% affordable housing requirement provides a more up to date 
position than the TDLP, it considered reasonable to secure 30% affordable housing from this 
development.  
 
The proposed affordable housing provision would be secured via Section 106 agreement as part of 
any permission granted. 
 
3. Impact on Landscape 
 
Policy ENV1 of the TDLP expects new developments to conserve the distinctive character and 
features of the natural and built environment, to incorporate conservation and enhancement 
measures where possible together with mitigation measures to off-set any resulting harm or 
disturbance, where the benefits of the development outweigh the conservation interest.  Policy ENV5 
notes that development will be expected to conserve or enhance the natural character, beauty and 
amenity of the Torridge landscape on the basis of local landscape character.  Policy DVT2C of the 
TDLP relates to development in the open countryside and notes that development in such locations 
should not detract from the character and appearance of the area.   
 
Emerging Policy DM08A, which having been subject to modifications can be given moderate weight, 
requires development to 'be of an appropriate scale, mass and design that recognises and respects 
landscape character of both designated and undesignated landscapes and seascapes; it should avoid 
adverse landscape and seascape impacts and seek to enhance the landscape and seascape assets 
wherever possible'.   
 
Paragraph 17 of the NPPF notes that development proposals should take account of the different 
roles and character of different area, recognising the intrinsic character and beauty of the countryside.   
 
The Joint Landscape Character Assessment for North Devon & Torridge Districts identifies the 
application site as being within landscape character type (LCT) 3A (Upper Farmed Wooded Valley 
Slopes).  This area is characterised by an open landscape with important vantage points and 
uninterrupted vistas; narrow sunken lanes; species rich hedgebanks and copses, woodlands and tree 
clumps; cob, thatch and whitewashed buildings, including traditional linhays; and little or no light 
pollution resulting in starry skies.  The Landscape and Character Assessment notes the development 
pressures within the area, specifically citing Torrington due to the attractiveness of the area as a place 
to live. 
 
The proposals site is characteristic of this LCT with an open landscape to the south of the site and 
hedgebanks surrounding the main boundaries.  The application site is well related to the existing 
urban fringe of Torrington, to the north and the existing neighbouring residential areas.  
 
A full Landscape Visual Impact Assessment (LVIA) has been carried out for this proposal. The LVIA 
concludes that due to the proposed sites being seen as an extension of the neighbouring housing 



estate the impact on the wider landscape character is negligible and that visually it would not appear 
out of character in views which are already influenced by the existing residential development at 
Hatchmoor, the impacts will therefore be reduced due to the proposed landscape mitigation. 
 
The Council's Tree and Landscape Office has commented that 'for phases/sites 1 and 2 (the central 
and eastern fields) he would agree with the LVIA conclusion'. He accordingly advises that his 
comments for the 2015 application would still be relevant where he concluded that that development 
proposal would result in a negligible impact on the landscape character of the wider LCT. In respect of 
the previous application, he did note that there would be impacts on visual amenity, particularly for 
those residents of the neighbouring residential estate.      
 
The Tree and Landscape Officer does, however, raise concern over phase 3, the western field. He 
has noted that this part of the site is somewhat detached from the current built environment siting in 
the valley bottom and having distinct borders with Caddywell lane to the north and east and the 
wooded valley containing the main A386 to the north and west, with further agricultural fields to the 
south. This small agricultural landscape is sufficiently detached to have its own distinct character 
within the wider LCT 3A: Upper Farmed Wooded Valley Slopes. He concludes that the proposed 
housing development by virtue of being detached from the existing and proposed developments 
would have a moderate effect on the landscape character of this small area in the valley to the south 
of Torrington. He clarifies, that visually the western field would be seen as detached from the estates 
north of the valley on the gently sloping sites that come down from Burwood Lane. When viewed from 
the Hatchmoor Estate, he is of the view that the western field would be seen beyond the central and 
western fields interrupting the views of the open countryside beyond. 
 
The Tree and Landscape Officer concludes by saying that he has no objections to the eastern and 
central fields, but feels the western field will have a greater impact on the local landscape character 
and will have a moderate effect on both this and the visual amenity provided by the views across this 
small area of agricultural land in the open countryside. 
 
The conclusions of the LVIA and position of the Tree and Landscape Officer are noted. The proposal 
could, in the long term, have at worst a 'moderate' adverse impact in respect of landscape and visual 
impact on the western side of the site. It is felt however that development on the western field also 
needs to be considered in the context of the land that is to be dedicated for school car parking and 
expansion, as this will alter the western edge of the application site over time.   
 
Given the potential degree of harm, the development cannot, therefore, be considered to be in 
complete accordance with TDLP Policies DVT2C, ENV1 and ENV5 and Emerging Plan Policy 
DM08A, and it is concluded that the proposal would result in a degree of harm to the landscape and 
visual amenities of the site and its surroundings. This identified harm has to be considered against the 
identified befits of the proposal. 
 
4. Layout and Impact on Character and Appearance 
 
The northern boundary of the application site abuts the boundaries of existing residential properties to 
Hoopers Way, Hunters Wood, Rose Moor Road, Oakwell Close, Caddywell Road and Tyler's 
Meadow. The site therefore has a strong relationship with the existing built-up area of Great 
Torrington. The southern, western and eastern boundaries are formed of mature hedgerows.  The 
application site slopes down significantly from the northern corner of the eastern part of the site site 
down to meet more level land within the central and western areas. The application site is visible 
within the surrounding landscape, particularly from views across the south of Torrington.   
 
Policy DVT6 of the TDLP states that development proposals will be expected to maintain, restore or 
enhance local vernacular and sense of place through appropriate layout, design, materials and 
landscaping taking account of the distinctive character of the surroundings.  TDLP Policy DVT7 notes 
that development will not be permitted unless it is compatible with the context within which it is set 
and has taken account of the layout, landscaping, density, range of uses, height, massing and 
appearance of the development.  In relation to residential development, TDLP Policy HSC3 notes that 
planning permission will only be granted for housing layouts that satisfactorily integrate the 



development within the surrounding context, taking account of the townscape features and character 
and landscape feature.  In addition, Policy HSC14A states that where development is granted 
permission on the edge of towns or villages it will be expected to fit in with the setting in an 
environmentally acceptable way. Emerging Plan Policy ST04: Improving the Quality of Development 
states 'development will achieve high quality inclusive and sustainable design to support the creation 
of successful, vibrant places. Design will be based on a clear process that analyses and responds to 
the characteristics of the site, its wider context and the surrounding area'.   
 
The submitted indicative site plan demonstrates how the proposed development can be 
accommodated within the site and identifies the location of proposed vehicular access points. Only 
access is to be determined by this outline application, with matters relating to layout, scale, 
appearance and landscaping reserved for future consideration. Therefore, the remaining features 
shown on the site plan are for indicative purposes, however, the submitted Design and Access 
Statement provides a template that any future detailed applications for layout, scale, appearance and 
landscaping could adhere to. 
 
Given the proximity of the development to the existing residential dwellings, as well as the rest of the 
settlement of Great Torrington, the proposal would be seen against this context within longer distance 
and wider views of the surrounding countryside.  On this basis, the proposed residential development 
of the site is not considered to result in a detrimental impact on the character and appearance of the 
surrounding area and would be viewed as an extension of the existing residential development to this 
part of Torrington.  A 'gap' would be retained within the wider landscape between the proposed 
development and the nearby solar array when seen in longer distance views across the southern part 
of Torrington.  
 
The application, whilst in outline, is promoting good design. Inevitably the character of the locality will 
change from open green fields to a housing estate. Third parties are concerned that the housing will 
be out of keeping with the character of the area and be overbearing to nearby neighbouring 
properties.  
 
A balance has to be struck between achieving the housing numbers needed to meet the five year land 
supply and minimising the loss of greenfield. A certain density is required for effective use of land, 
which is in itself a scarce resource.  
 
A further assessment of the impact of the precise scale, massing and design of the new dwellings 
would be undertaken at the reserved matters stage once the layout, appearance and design of the 
proposed development is finalised. 
 
On this basis, the proposed development at this outline stage is considered to be in keeping with the 
provisions of TDLP Policies DVT6, DVT7, HSC3 and HSC14A and of the Local Plan and Emerging 
Plan Policy ST04 in relation to its impact on character and appearance.  
 
5. Impact on Residential Amenities 
 
The groups of properties directly along the northern boundary of the of the application site, would be 
the most closely affected by this development. Concerns have been raised over the proposed housing 
in terms of overbearing impact and loss of amenity and privacy.  
 
Inevitably as greenfield sites on the edge of settlements are considered for development, the outlook 
and aspect of existing properties will alter. It should be noted that the loss of a view or outlook is not a 
material planning consideration.  
 
It will be important to protect residential amenities from the effect of development but this will not 
mean that development should be resisted. TDLP Policy DV11 (Amenity Considerations) requires that 
privacy and daylight, light intrusion, noise and other emissions are addressed. The sentiments of this 
adopted policy are repeated in emerging Plan Policy DM01. Short-term disruption through the build 
process can be addressed through appropriate conditions. In the longer term, it is not considered that 
the increase in traffic movements associated with circa 120 dwellings (60 have already been 



permitted) would give rise to an unacceptable level of disturbance to residents so as to justify refusal.    
 
As the scheme is in outline, there are only indicative layouts that show the relationship of the 
proposed housing to these existing properties. Indicative plans however do show adequate separation 
distances between properties and potential for further landscaping to soften boundaries.   
 
On matters of crime and disorder, the Police Architectural Liaison Officer will be involved at the 
Reserved Matters Stage and the concerns raised at this outline stage can be considered in the 
detailed design.  
 
The Environmental Protection Officer is raising no objection in respect of amenity other than to 
recommend conditions to mitigate the possible impacts of the construction phase.  
 
At this outline stage, it is not considered that the proposed development would result in a harmful 
impact on the residential amenities of neighbouring occupiers, in accordance with the provisions of 
Policy DVT11 of the TDLP and DM01 of the Emerging Plan..   
 
6. Access and Parking 
 
Policy DVT18 of the TDLP 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.  TDLP Policy DVT19 relates to access and parking noting that 
development shall provide appropriate access and servicing and an amount of vehicle parking taking 
into consideration its location, the type and scale of development, national maximum parking 
standards and the potential for and availability of public transport services and/or alternative transport 
facilities.  Emerging Plan Policy ST10 comprehensively sets out the Transport Strategy for North 
Devon. Emerging Plan Policies DM05: Highways and DM06:Parking Provision are consistent with the 
requirements of the adopted Local Plan policies. All of the emerging Plan policies in respect of 
transport should be afforded significant weight.  
 
As noted above, the proposed development includes access for detailed consideration at this stage 
with to points of vehicular accesses proposed from Hoopers Way (as per the consented scheme) and 
off Caddywell Lane.  In addition, the development proposes a revised access to Tyler's Meadow. The 
indicative site plan includes the provision of off-street parking and/or garages for each of the new 
dwellings.   
 
The County Council's Highways Officer has commented on the submitted plans, initially raising 
objections.  These objections primarily concerned highway impacts at the western part of the site due 
to Caddywell Lane already being subject to congestion due to the proximity of the school. This issue 
has been raised by a number of objectors. The Applicant provided additional information and also 
submitted a separate application for the requested school car park.  
 
The Highway Officer has advised that 'the newly submitted information and plans satisfy my concerns 
regarding the traffic impacts and access issues of the proposal, however this is only the case if the 
car park application is linked to this one'. The Highway Officer requires this application for a 50 space 
car park to be approved prior to this application. It is for this reason that both applications are for 
Members consideration together and it is recommended that the required legal agreement links the 
two. The recommended heads of terms require the car park application to be linked and for it to be 
delivered prior to occupation of any open market dwelling within phase 2 (the central field). Phase 1 
concerns the already consented eastern field, which would be accessed via Hooper's Way and can 
therefore come forward in advance of the car park being developed  
 
The Highway Officer is also seeking a contribution of £200,000 towards bus service provision; and 
requires constraints placed on the application regarding the number of dwellings built before the road 
through the site is constructed. The legal agreement along with planning conditions will secure these 
requirements.   
 



At this outline stage, the proposed access and parking arrangements are therefore considered to be 
in keeping with Council adopted and emerging policies and the NPPF. 
 
7. Heritage 
 
There are no listed buildings within or adjoining the site and it is not located within a Conservation 
Area. The Council's Conservation Officer has been consulted on the application and concludes that 
the development would have less than substantial harm to the setting of heritage assets within the 
town centre of Great Torrington and similarly views into and out of the Conservation Area. The 
Conservation Officer therefore concludes that the proposal is acceptable in terms of Paragraph 134 of 
the NPPF and Policies ENV2 and ENV3 of the TDLP. Emerging Plan policies ST15: Conserving 
Heritage Assets and DM07: Historic Environment, both of which have been subject to modifications, 
should be given moderate weight - there are not considered to be any conflicts with this policy.  
 
The application is supported by archaeological reports and assessments. The County Archaeology 
Officer initially raised objections requesting additional information. On receipt of the archaeological 
evaluation, the Officer concluded that 'this has demonstrated the presence of a large undated, but 
probably prehistoric or Romano-British, ditched enclosure as well as other isolated features. None of 
these heritage assets are of such significance that either further archaeological work is required in 
support of this application or that they should be preserved in situ However, groundworks for the 
construction of the proposed development will result in the destruction of these archaeological 
deposits'. Consequently, a condition is required to secure a programme of archaeological work in 
accordance with a written scheme of investigation to be agreed with the Local Planning Authority. 
Subject to the inclusion of this condition on any decision, the development raises no concerns in 
respect of archaeology and is in accordance with TDLP Policy ENV4 and the above mentioned 
emerging policies.    
 
8. 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). 
 
An Ecological Assessment has been submitted in support of the proposed development which 
includes a desk study together with on site habitat surveys and faunal surveys.  The Assessment 
concludes that the proposed development is not considered to result in any significant adverse effects 
on any statutory and non-statutory sites of nature conservation interest, subject to recommended 
mitigation measures in respect of identified species. It is recommended that a condition be included to 
require a Landscape and Ecological Management Plan prior to the commencement of development.  
 
Natural England is raising no objection and directs the Local Planning Authority towards their standing 
advice.  
 
Policy ENV1 of the Local Plan notes that development will be expected to maintain or where possible 
enhance, biodiversity, the richness of habitats and the variety of natural interest.  The provisions of 
paragraph 118 of the NPPF notes that in determining planning applications, local authorities should 
aim to conserve and enhance biodiversity. Policy ENV10 of the Local Plan states that measures 
required to mitigate the adverse impact of development that affects an important nature conservation 
interest shall provide adequately for habitat and species mitigation at a level and in a manner 
consistent with the loss or disturbance and should conserve important features in situ where 
practicable.  
 
Taking into consideration the outline nature of the application and the details submitted within the 
Ecological Assessment, the proposed development is not considered to result in an adverse impact 
on protected species, subject to a condition ensuring detailed mitigation measures are submitted prior 
to the commencement of works on site.  The proposed development would therefore be in keeping 
with the provisions of TDLP Policies ENV1 and ENV10, emerging Plan Policies ST14: Enhancing 



Environmental Assets and DM08: Biodiversity and Geodiversity (both of which can be afforded 
moderate weight) and the NPPF. 
 
9. 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. 
 
The Council's Tree and Landscape Officer has commented on the proposed development and notes 
that the new Arboricultural survey and Report demonstrate no trees are to be lost with the proposed 
design. There will be loss of more hedgerow due to the multiple site access routes, however the Tree 
and Landscape Officer confirms this can be mitigated for by appropriate landscaping. The impact 
assessment shows that retained vegetation can be adequately protected during development and an 
initial Tree Protection Plan (TPP) has been provided. Whilst the Tree and Landscape Officer 
questions the proposed methods to protect the site hedgerows, he recommends that for a reserved 
matters application a full site specific arboricultural method statement and an updated tree protection 
plan will be required.  
 
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.   
 
10. Drainage 
 
The proposed development would include connection to the existing foul sewer and the provision of a 
series of SUDs measure throughout the site, as shown on the indicative plans.  
 
A Flood Risk Assessment and Drainage Strategy has also been submitted in support of the planning 
application which notes that the proposed development and accesses would all be located in Flood 
Zone 1.   
 
The County Council's Flood Risk Management Officer has been consulted on the application and 
initially raised concerns over the proposed surface water drainage proposals, requiring additional 
information.    
 
Further to extensive discussions between the County Council and the applicant, an additional 
consultation response has been received from the Flood Risk Management Officer which confirms 
that there is no further objection to the proposed surface water management scheme, subject to the 
inclusion of suggested conditions ensuring the provision and approval of a detailed drainage design at 
a later stage, in accordance with the County Council's Sustainable Drainage Design Guidance.  
 
In respect of foul drainage, South West Water has advised they are not satisfied that the public foul 
drainage network has capacity to support the development without causing downstream sewer 
flooding. This is a concern that has been raised in letters of objection. As such, South West Water 
require a pre-commencement condition to be included should the Local Planning Authority be mindful 
to approve the application.  
 
The proposed development is therefore considered to include a suitable drainage provision in 
principle, subject to further consideration at the detailed stage and the inclusion of pre-
commencement conditions. The proposal is therefore considered acceptable at this outline stage and 
in accordance with TDLP Policy DVT24, Emerging Plan Policy ST03: Adapting to Climate Change 
and Strengthening Resilience and relevant provisions of the NPPF.  
 
11. Section 106 
 



Any shortfall in infrastructure for the proposed development should be funded by developer 
contributions in accordance with TDLP Policies and with regard to the relevant supplementary 
guidance which concerns affordable housing, public open space and education. Emerging Policy 
ST23: Infrastructure (which can be afforded significant weight) requires development to provide or 
contribute towards the timely provision of physical, social and green infrastructure made necessary by 
the specific or cumulative impacts of those developments.  
 

In addition to the affordable housing and highways provision outlined above, comments have been 
received from the County Council in relation to contributions required for education.  In relation to 
education, the designated primary school is currently over-capacity once existing unimplemented 
permissions are factored in.  As a result, the County Council would seek a contributions toward the 
provision of additional education infrastructure at the local primary school which serves the 
development. It is proposed for this to take the form of a two phased financial contribution and an 
either/or scenario for the dedication of land for expansion of the primary school. In relation to 
secondary provision, there is currently capacity at Great Torrington School and therefore no 
contribution would be sought towards secondary education.   
 
The scheme will deliver on site public open space and financial contributions to off site sports and 
recreational facilities in line with current policy requirements. As a minimum, one LPA, one LEAP and 
one NEAP will be secured. Policy DVT9 of the TDLP emphasises the need for the provision of an 
open space network of sites and links will be protected where necessary to meet community needs.  
The policy outlines a breakdown of the standards of open space required for the provision of play 
spaces and equipped play areas in terms of the minimum distances between dwellings and such play 
provision.  In relation to residential development, TDLP Policy HSC13 states that planning permission 
for family housing development that provides open space in accordance with the provisions of Policy 
DVT9 will not be granted unless it incorporates play facilities in accordance with the requirements set 
out in Schedule D of the Policy.  Part (2) of the policy emphasises that where such provision is agreed 
and secured, arrangements for establishment and maintenance may be secured by planning 
obligation.  Schedule D sets out the thresholds for the provision of play spaces and the final layout of 
the proposed development at the reserved matters stage would need to take account of these Policy 
requirements, with the relevant playspaces provided.  The provision of on-site equipped play areas is 
in accordance with the Council's Local Plan with their associated maintenance and the maintenance 
of all other open spaces on site to be included within a Section 106 agreement.   
 
Conclusion 
 
The “decision-taking” section of paragraph 14 of the NPPF sets out the presumption in favour of 
sustainable development as meaning that where relevant policies are out of date, permission should 
be granted unless the any adverse impacts of so doing would significantly and demonstrably outweigh 
the benefits, when assessed against the policies in the NPPF taken as a whole; or specific policies 
indicate that development should be restricted.  
 
The decision-taker is therefore required to identify, and then to balance, the benefits and adverse 
impacts of the proposal. In this instance the proposal will deliver a substantial number of residential 
dwellings that can be provided with acceptable highway access, deliver affordable housing, provide a 
site for expansion of the primary school as well as financial contributions, contributions towards bus 
service improvements and scope to safeguard and provide a good standard of design, amenity, 
landscaping and public open space.    
 

Conditions can be used to ensure necessary works to the sewerage system are carried out prior to 
any development commencing, to ensure that the flood mitigation measures are in place prior to 
commencement and that the necessary road works are in place at the appropriate phases of 
development.   
 

It is considered that appropriate methods for surface water disposal are achievable and that this 
development would not affect flood risk elsewhere.  
 
The key issues are that the site is outside of the identified development boundary but in that the five 



year land supply is not proven and there is a presumption in favour of sustainable development.  
 

The site is well positioned to benefit from a number of facilities within Great Torrington, which include 
shops, a dental surgery, pharmacy, GP surgery, primary school, theatre, community space, care 
home, post office, public houses and playing fields.  
 
However, the above Report identifies potential moderate harm in landscape terms on the western part 
of the site. This concern has been raised by the Tree and Landscape Officer, however it is considered 
that a detailed scheme with appropriate mitigation at this part of the site could be achieved. 
Furthermore, this part of the site has to be considered in terms of the proposed car park and 
expansion of the school in this location.   
 
Given this conclusion, it is considered that this application is determined on the balance of the 
identified harm attributable to the development and the public benefits that would arise as a 
consequence of the permission being granted. The question is, does this application deliver such 
public benefits to outweigh the identified moderate harm to the landscape.  
 
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 conditions detailed below and the prior satisfactory completion of a Section 106 
Agreement covering the following matters: 
 

1) Education - Phase 1 contribution - £170,422 primary school education contribution; Phase 2 
contribution - £30,000 early years contribution and £533,400 primary school expansion 
contribution or transfer of offsite primary school land and car park land to Devon County 
Council;  
2) Affordable Housing - Provision of 30% affordable housing of which 75% provided at social 
rent level and 25% intermediate level;  
3) Provision of onsite equipped play space (as a minimum one LAP, one LEAP and one 
NEAP) and an associated management agreement for all open space provision; provision of 
an offsite financial contribution towards improvement to the artificial turf pitch or other 
improvements as agreed with the Council to be calculated at a proportionate sum of the total 
cost of works; 
4) Highways - £200,000 towards improved bus services in Torrington; car park land to be 
transferred to Devon County Council and no occupation  of any open market dwellings within 
Phase 2 will be allowed until the car park has been completed.  

 
 1         Approval of the details of 



 a) Layout; 
 b) Scale; 
 c) Appearance; 
 d) Landscaping 
 
 (hereinafter call '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 that the development is carried out in accordance with the approved plans 
 
 4       Notwithstanding the details shown in the application hereby permitted, prior to their installation, 

details (and/or representative samples) of the colour and texture of the facing and roofing 
materials to be used in the construction of the proposed development shall be submitted to 
and agreed in writing by the Local Planning Authority.  The agreed details shall be 
implemented before the development hereby permitted is brought into use and shall thereafter 
be retained as such. 

                                  
           Reason: To enable the Local Planning Authority to consider the suitability of the materials to be 

used for the development.   
 
 5       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.   

 
 6         Prior to the commencement of any development hereby granted planning permission and 

before any equipment, machinery or materials are brought onto the site for the purposes of the 
development hereby granted planning permission, site specific details of the specification and 
position of the fencing for the protection of any retained tree/group of trees, a tree constraints 
report and plan in accordance with the recommendations in BS5837:2012, together with a site 
specific arboricultural impact assessment and arboricultural method statement shall be 
submitted to and approved in writing by the Local Planning Authority.  The works shall be 



carried out as approved and the fencing shall be erected prior to the commencement of any of 
the development hereby permitted and shall be maintained until the development has been 
completed and all equipment, machinery and surplus materials have been removed from the 
site. 

                                  
           Reason: To protect the trees to be retained on this site from damage before and during the 

course of development. 
                       
           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. 

 
 7       Prior to commencement of the development hereby permitted a plan identifying the finished 

floor level of the proposed dwellings and the finished  garden levels in relation to an 
identifiable datum point shall be submitted to and agreed in writing by the Local Planning 
Authority. The development shall thereafter be carried out in accordance with such agreed 
details. 

                                  
           Reason: To ensure that the development is carried out in accordance with the agreed details. 
            
           This is a pre-commencement condition which is imposed to ensure that the Local Planning 

Authority is satisfied of the proposed levels of the dwellings and associated gardens prior to 
works commencing on site.  Failure to provide this information prior to works commencing on 
site could lead to a potential harmful impact on the amenities of neighbouring occupiers and 
the visual amenities of the surrounding open countryside 

 
 8       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 works 
           The site access and visibility splays shall be constructed, laid out and maintained for that  

purpose in accordance with the visibility splays shown on the approved plans. 
                                  



           Reason: To provide a satisfactory access to the site and to provide adequate visibility from and 
of emerging vehicles.       

           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.   

 
 9       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 
 
10      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 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. 
 
11      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. 

            
           Reason: To ensure the proper development of the site. 
 
12      No part of any approved phase 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 ten 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 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 

 
13         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 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 
 
14      No more than eighty dwellings shall be occupied off the access from Hoopers Way until the 

road links through to Caddywell Lane and no more than eighty dwellings shall be occupied off 
the access from Caddywell Lane until the road links through to Hoopers Way. 

            
           Reason: To reduce the number of dwellings accessed from one entrance in the interest of the 

safety and free flow of traffic. 
 
15         A waste audit statement shall be submitted as part of the reserved matters application for 

each phase of the development. This statement shall include all information outlined in the 
waste audit template provided in Devon County Council's Waste Management and 
Infrastructure Supplementary Planning Document. The development shall be carried out in 
accordance with the approved statement. 

                       
           Reason: To minimise the amount of waste produced and promote sustainable methods of 

waste management in accordance with Policy W4 of the Devon Waste Plan and the Waste 
Management and Infrastructure Supplementary Planning Document. 

 
16         A Landscape and Ecological Management Plan (LEMP) including a detailed reptile 

translocation plan within the site and updated surveys where required should be submitted 
with the Reserved Matters Application. The structure of the LEMP should be based on the 
conclusion of the Ecological Assessment dated February 2017 and include all objectives, 
actions and responsibilities relative to the Reserved Matters Application area. No development 
within the Reserved Matters Application Area should take place prior to the approval of the 
LEMP by the Council. All construction and post-construction management for the approved 
Reserved Matters Application Area should be undertaken in accordance with the approved 
LEMP. 

                                  
           Reason: To safeguard the ecology of the site. 
 
17         No development shall commence until: 
           a) a detailed survey and evaluation of the public foul sewerage network has taken place (at the 

Owner's expense) to identify improvements necessary to be funded in advance and executed 
to accommodate the discharge of foul sewage from the Development; and 

           b) the Owner has submitted an application to the relevant Sewerage Undertaker for a public 
foul sewer requisition under s98 of the Water Industry Act 1991 (which shall include the 
provision of public sewerage improvement works identified as necessary). 

           No dwelling hereby approved shall be occupied or brought into use and there shall be no 
discharge to the public foul sewerage network, unless approved in writing by the Local 
Planning Authority (as in accordance with the scheme of improvement works identified by the 
Sewerage Undertaker as necessary to accommodate the discharge of foul sewage from the 
Development). 

            
           Reason: To ensure satisfactory foul drainage arrangements for the approved development. 
            
           This is a pre-commencement condition which is imposed to ensure that the Local Planning 

Authority is satisfied of the proposed foul drainage system  prior to works commencing on site. 
Failure to provide this information prior to works commencing on site could lead to a 
inadequate foul drainage provision for the development. 

 



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

              
           The development shall be carried out at all times in strict accordance with the approved 

scheme, or such other details as may be subsequently agreed in writing by the Local Planning 
Authority.  

              
           Reason  
           'To ensure, in accordance with paragraph 141 of the National Planning Policy Framework 

(2012) and saved Policy ENV4 of the Torridge Local Plan,  that an appropriate record is made 
of archaeological evidence that may be affected by the development. 

           This is a pre-commencement condition which is imposed to ensure that the Local Planning 
Authority is satisfied of the possible impacts on archaeology prior to works commencing on 
site. Failure to provide this information prior to works commencing on site could lead to the 
loss of artefacts of archaeological value.   

 
19         Prior to the commencement of development, including any site clearance, groundworks or 

construction within each sub-phase (save such preliminary or minor works that the Local 
Planning Authority may agree in writing), a Construction Management Plan (CMP) to manage 
the impacts of construction during the life of the works, shall be submitted to and approved in 
writing by the Local Planning Authority. For the avoidance of doubt, the CMP shall include:- 

             
           a) measures to regulate the routing of construction traffic; 
           b) the times within which traffic can enter and leave the site; 
           c) the importation of spoil and soil on site; 
           d) the removal /disposal of materials from site, including soil and vegetation; 
           e) the location and covering of stockpiles; 
           f) details of measures to prevent mud from vehicles leaving the site and must include wheel-

washing facilities 
           g) control of fugitive dust from demolition, earthworks and construction activities; dust 

suppression 
           h) impact assessments and associated mitigation measures in relation to noise, vibration, dust 

and lighting. (Assessments must be carried out by suitably qualified persons and the plan 
should demonstrate the adoption and use of best practice to reduce impacts)  

           i) details of any site construction office, compound and ancillary facility buildings 
           j) specified parking arrangements for vehicles associated with the construction works and the 

provision made for access thereto; 
           k) a point of contact (such as a Construction Liaison Officer/site manager) and details of how 

complaints will be addressed 
           The details so approved and any subsequent amendments as shall be agreed in writing by the 

Local Planning Authority shall be complied with in full and monitored by the applicants to 
ensure continuing compliance during the construction of the development. 

            
           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 impacts on the amenities of local residents during the construction 
phase. Failure to provide this information prior to works commencing on site could lead to 
harm to the amenities of neighbouring properties.   

 
20         Construction works shall not take place other than between 0700hrs and 1900hrs on 

Mondays to Fridays, Saturdays between 0800hrs and 1300hrs and at no time on Sundays and 
Bank Holidays. 

            
           Reason: To protect the amenities of neighbouring properties. 
 
21         No part of the development hereby permitted shall be commenced until a programme of 

percolation tests has been carried out in accordance with BRE Digest 365 Soakaway Design 



(2016), and the results approved in writing by the Local Planning Authority, in consultation with 
Devon County Council as the Lead Local Flood Authority. A representative number of tests 
should be conducted to provide adequate coverage of the site, with particular focus placed on 
the locations and depths of the proposed infiltration devices. 

            
           Reason: To ensure that surface water from the development is discharged as high up the 

drainage hierarchy as is feasible. 
           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.  

 
22         No part of the development hereby permitted shall be commenced until the full results of a 

groundwater monitoring programme, undertaken over a period of 12 months, has been 
submitted to, and approved in writing by, the Local Planning Authority, in consultation with 
Devon County Council as the Lead Local Flood Authority. This monitoring should be 
conducted to provide adequate coverage of the site, with particular focus placed on the 
locations and depths of the proposed infiltration devices. 

            
           Reason: To ensure that the use of infiltration devices on the site is an appropriate means of 

surface water drainage management. 
           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.  

 
23         No part of the development hereby permitted shall be commenced until the detailed design of 

the proposed permanent surface water drainage management system has been submitted to, 
and approved in writing by, the Local Planning Authority, in consultation with Devon County 
Council as the Lead Local Flood Authority. The design of this permanent surface water 
drainage management system will be informed by the programme of approved BRE Digest 
365 Soakaway Design (2016) percolation tests and in accordance with the principles set out in 
the Flood Risk Assessment by Clive Onions Consulting Civil Engineer (Ref. Flood Risk 
Assessment; Rev. V2; dated 16th February 2017) and the Flood Risk Assessment Addendum 
by Clive Onions Consulting Civil Engineer (Flood Risk Assessment Addendum in response to 
LLFA comments; Rev. V1; dated 30th October 2017). 

            
           Reason: To ensure that surface water runoff from the development is discharged as high up 

the drainage hierarchy as is feasible, and is managed in accordance with the principles of 
sustainable drainage systems. Advice: Refer to Devon County Council's Sustainable Drainage 
Guidance. 

           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.  

 
24         No part of the development hereby permitted shall be commenced until the full details of the 

adoption and maintenance arrangements for the proposed permanent surface water drainage 
management system have been submitted to, and approved in writing by, the Local Planning 
Authority, in consultation with Devon County Council as the Lead Local Flood Authority. 

            
           Reason: To ensure that the development's permanent surface water drainage management 

systems will remain fully operational throughout the lifetime of the development. 
           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.  

 



25         No part of the development hereby permitted shall be commenced until the detailed design of 
the proposed surface water drainage management system which will serve the development 
site for the full period of its construction has been submitted to, and approved in writing by, the 
Local Planning Authority, in consultation with Devon County Council as the Lead Local Flood 
Authority. This temporary surface water drainage management system must satisfactorily 
address both the rates and volumes, and quality, of the surface water runoff from the 
construction site. 

            
           Reason: To ensure that surface water runoff from the construction site is appropriately 

managed so as to not increase the flood risk, or pose water quality issues, to the surrounding 
area. Advice: Refer to Devon County Council's Sustainable Drainage Guidance. 

           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.  
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Reference Received 

  

LOCATION PLAN  10.03.2017 
   

2696.07  10.03.2017 
   

AP02  10.03.2017 
   

AP03  10.03.2017 
   

AP04  10.03.2017 
   

AP05  10.03.2017 
   

2696.05  10.03.2017 
   

14075-500-001  10.03.2017 
   

TREE SURVEY  10.03.2017 
  

 
  

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. 
 
 


