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Addendum: 
 

This reserved matters application, which seeks approval of details relating to access, appearance, 
landscaping, layout and scale pursuant to outline planning permission 1/0702/2017/OUT, was 
considered by Plans Committee on the 4th November.  
 
Members resolved to defer the application in order to obtain further information. The recorded minutes 
do not explicitly indicate what additional information was required by Members; however, given the 
nature of the discussion around the application, and the fact this is a reserved matters application 
including details of layout, it was agreed with the Applicant that indicative drainage details would be 
provided to illustrate how the proposed layout can be satisfactorily drained. This Addendum section 
details the drainage information that has been provided and is followed by the original Committee 
Report as the Officer recommendation remains the same. The Applicant has provided an indicative 
layout plan, which illustrates the proposed surface water drainage scheme, and is appended to this 
Committee Report.  
 
As previously set out, the details of the surface water drainage scheme will come forward to be 
formally approved by the Local Planning Authority under Condition 13 of the outline planning 
permission. These details must be submitted and approved prior to the commencement of 
development.  However, in response to the Plans Committee’s request, illustrative details have been 
submitted to confirm that an appropriate and workable drainage solution can and will be devised for 
the site. Section 5 of the approved Flood Risk Assessment and Drainage Strategy (FRADS), which 
supported the outline planning application, included the Proposed Surface Water Drainage and 
Exceedance strategy; Condition 13 requires the future details to align to this scheme.  
 
As set out within the FRADS, the underlying soil has good infiltration characteristics, proven via the 
reported soakaway tests. The drainage will thus incorporate 3 elements, as established within the 
FRADS, which are illustrated on the appended plan:  

• The improved Caddywell Lane and access/egress points into the site will be provided with 
conventional gulleys to gather the surface water runoff which will be conveyed to a soakaway 
within the landscaping in the site;  

• The car park surface will be permeable allowing the surface water to infiltrate into the ground 
freely; and 

• A perimeter french drain to intercept runoff form the adjacent land and to manage localise 
runoff, as is customary in highway works, is to be provided around the perimeter of the car 
park.       

 
The remaining land, forming the setting of the car park, will be landscaped and will manage rainfall 
naturally by infiltration. A precautionary low percolation rate, based on site soakaway tests, was 
previously used for the soakaway design with an appropriate safety factor (as set out within the 
approved FRADS). The calculated volume required for the soakaway is 28.8 sqm – the appended 
drainage scheme illustrates a capacity of 30 sqm.   
 
As articulated in the original Committee Report, the car park is necessary in order to mitigate the 
impacts of the consented residential development, which itself has conditions to adhere to relating to 
drainage. The greatest likelihood is that a comprehensive scheme for surface water drainage would 
come forward for both the residential development and the car park. However, the car park is a 
standalone consent and thus there is nothing in planning terms to prevent the (unlikely) occurrence of 
it being built in isolation from the residential consent. The appended illustrative surface water drainage 
scheme, to be subsequently approved via condition, illustrates that the surface water drainage 
proposals for the application site provide a robust solution and will not increase flood risk off-site.   
 
 
 
 
 



 
 

Reason for referral: 

 
This reserved matters application has been called-in by Cllr Brown as a member of Plans Committee 
for the following reason: 
 
‘For Committee to consider impact on amenity overlooking.’ 
 

Relevant History: 

 

Application No. Description Status Closed 
     

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

PER 06.12.2016 

   

1/1019/2015/SCRHI
D 

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

SCRP 14.10.2015 

   

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

REF 14.06.2018 

   

1/0702/2017/OUT Outline application (with all 
matters reserved) for car park 
and associated access, 
landscaping and ancillary 
infrastructure 

PER 28.06.2018 

   

1/0340/2019/OUTM Outline application for 
residential development of up 
to 181 dwellings and ancillary 
development, with all matters 
reserved except access 
(Resubmission of application 
1/0246/2017/OUTM) 

REF 
(Approved on 
appeal) 

12.08.2019 

   
     

   
   

     

   
   

 

Site Description & Proposal 

 
The Site: 
The site currently comprises agricultural land to the south of Caddywell Lane on the south eastern 
side of Great Torrington. The site is approximately 600 metres from the centre of the town. 
 
The site is bounded by Tyler's Meadow to the north west, Caddywell Lane to the north and farm land 
to the south and east. The adjacent land is part of a wider site subject to current outline planning 
permission reference 1/0340/2019/OUTM, which proposes the development of circa 181 dwellings 
and was granted at appeal on 18 March 2020.  



 
The site falls outside of, but close to, the built-up area of Great Torrington so is technically considered 
to be in the open countryside. The site is not subject to any protected landscape designation and 
there are no heritage assets on or close to the site. The site is within Flood Zone 1.  
 
The Proposal: 
The application seeks reserved matters consent for a 50 space car park with matters of access, 
layout, scale, external appearance and landscaping for consideration. The application submission 
indicates that the car park is proposed to be gravel or a similar material to facilitate permeability and 
macadam will be used for the access road.  
 
The car park would be located approximately 150 metres from the school entrance to the south. 
Access to the car park will be from the proposed realigned road and a one-way circulation around the 
site is proposed with an exit back out onto the main road, northerly to the access point. 
 

Consultee representations: 

 
Great Torrington Town Council:  
Members of Great Torrington Town Council's Planning Committee reviewed application 
1/0509/2021/REM at a meeting yesterday. Members voted to OBJECT to the application on the 
following grounds: 
 

• Members debated the necessity for this car park, particularly given the recent School Streets 
pilot undertaken at Bluecoat Primary School, the idea behind which is to prevent cars from 
driving too close to the school at pick-up and drop-off times to give families the space they 
need to get to school safely. They felt it would be prudent to await the outcome of the School 
Streets pilot prior to making any final decision on this car park and would like this suggestion 
made to TDC. 

• Members remain concerned about the impact lighting in the car park might have on the dark 
skies area in which the car park is proposed to be located and with overlooking into Tylers 
Meadow. 

• Overall Members felt that any application should be able to demonstrate a clear need for the 
development and in this case, they do not believe there is a need for a car park at this 
location. 

• Finally, Members felt it would be beneficial for a TDC site visit to be undertaken as part of the 
review process for this application. 

 
Devon County Council (Highways):  
First Response: 
The proposal does not provide a 2.0m footway from the car park to the north to school required by 
condition 8 of the outline proposal without requiring young children to have to cross the road and 
recross again to travel between the two locations, this is unacceptable. It is highly likely that children 
will continue on the same side of the road, not using the crossings provided as crossings are not on 
the desire line of their journey.  
 
Plans submitted as part of the outline permission show a 2.0m path on both sides of the carriageway, 
and this must be realised in the reserved matters application and through construction for the 
proposal to be safe.  
 
The application is not supported by a road safety audit in regards to the footway proposals or changes 
to the highway including the changes and new junctions created.  
 
No details have been provided regarding access to Tylers Meadow, which looks to be closed off by 
the proposal through works at the corner of Caddywell Lane (approx. chainage 65 on the submitted 
plan).  
 



Details of new visibility splays created by the proposal have not been provided, including a vertical 
profile as there are significant banks included in the design. 
 
The proposal does not provide adequately for vehicles wishing to turn from the car park right onto 
Caddywell Lane, which under this permission alone, does not change Caddywell Lane to pedestrian 
only with a new road through the fields. This proposal is in isolation from the adjacent permission 
1/0340/2019/OUTM, and must be able to be implemented independently of that permission. 
 
Second Response: 
The amended plans address the previous concerns raised and the designer has provided responses 
to all issues raised by the road safety audit. Further design work and audits will be required if 
approved prior to construction beginning. 
 
I have no reason to object to the proposal. 
  
Environmental Protection Officer:  
In relation to the above application, the Environmental Protection Team considers that there is 
sufficient separation distance and natural screening to prevent significant harm to the residential 
amenity of existing nearby dwelling from vehicles utilising the car park. Carefully designed 
downlighting, that may be introduced to serve the car park, should ensure no dwellings are subjected 
to light nuisance. The concerns of local residents in relation to antisocial behaviour during sensitive 
time periods are acknowledged however, these concerns could be allayed with the introduction of 
measures such as a barrier or height restrictions at the access point for example. The Environmental 
Protection Team reiterates its comments in the previous consultation response in that there are no 
objections.  
 
Designing Out Crime Officer - DC&D Police:  
I have no objections in principle to the proposal. It would appear from the available drawings that the 
proposal does not include gates or barriers. Gates and barriers can help control unauthorised use of 
rural car parks, such as unwanted gatherings resulting in anti-social behaviour. Some isolated rural 
car parks have become popular with car thieves as sites to abandon and set fire to stolen cars. In 
these circumstances a low lockable barrier for night use is an option worth consideration. 
 
It is my understanding the lighting scheme will be delivered via condition 9. The way in which the 
facility is lit has a major impact on crime. Increased lighting levels in dark areas can reduce the 
public's fear of crime and reduce the opportunity for an offender to commit a crime. An even spread of 
light avoiding shadows and plays an important role in providing a safe well used parking facility. 
 
Any landscaping next to and on a parking facility should not restrict surveillance opportunities or 
provide areas of concealment. Dense prickly shrubs and thorn hedges may be used to physically 
reinforce boundaries, however, maintenance of all landscaping, including that on pedestrian access 
routes, should be maintained to ensure hedges and bushes do not exceed one metre, and trees 
should be pruned of any branches below 2.5 metres. Sight lines should never be obscured, where 
new planting is undertaken care should be taken to select shrubs that have low natural growth 
characteristics.  
 
DCC Rights Of Way:  
Devon County Council have asked that I comment on the above planning application. The application 
is a Reserved Matters application referring to application 1/0702/2017/OUT. From a PRoW viewpoint 
nothing will have changed and therefore we conclude that our existing comments relating to this and 
the earlier application will still apply.  
 
Natural England:  
Natural England has no comments to make on this application. 
 
Natural England has not assessed this application for impacts on protected species. Natural England 
has published Standing Advice which you can use to assess impacts on protected species or you 
may wish to consult your own ecology services for advice. 



 
Natural England and the Forestry Commission have also published standing advice on ancient 
woodland and veteran trees which you can use to assess any impacts on ancient woodland. 
The lack of comment from Natural England does not imply that there are no impacts on the natural 
environment, but only that the application is not likely to result in significant impacts on statutory 
designated nature conservation sites or landscapes. It is for the local planning authority to determine 
whether or not this application is consistent with national and local policies on the natural  
environment. Other bodies and individuals may be able to provide information and advice on the 
environmental value of this site and the impacts of the proposal to assist the decision making process. 
We advise LPAs to obtain specialist ecological or other environmental advice when determining the 
environmental impacts of development. 
 
We recommend referring to our SSSI Impact Risk Zones (available on Magic and as a downloadable 
dataset) prior to consultation with Natural England. Further guidance on when to consult Natural 
England on planning and development proposals is available on gov.uk at 
https://www.gov.uk/guidance/local-planning-authorities-getenvironmental-advice 
 

Representations: 

 
Number of neighbours consulted:  52  Number of letters of support:  0 
Number of representations received:  12 Number of neutral representations: 1 
Number of objection letters:  11  

 
The application has attracted 11 letters of objection and 1 neutral comment.  
 
The following concerns have been raised in the objection letters: 
 

• Highway safety and conflicts between vehicles and pedestrians. 

• The submitted plans are out of date and do not show Numbers 1-4 Tylers Meadow. 

• The car park will be at the same level as the bedroom windows of numbers 13, 14, 1 and 2 
Tylers Meadow which will cause exhaust fumes to enter the houses. The developer should 
plant at least a double row of trees and shrubs to provide an effective screen year round. 

• The proposed landscaping should include mixed deciduous and evergreen species. 

• If planting cannot commence prior to construction, mature specimens should be used. 

• An active maintenance plan should be put in place to protect trees and hedges. 

• Lighting should not be necessary as the car park is for school use between 8.30 am and 4pm. 
If lighting is installed it must be at allow level and switched off overnight.  

• Concerns over amenity harm from lighting. 

• The southwestern area impinges on the dark sky region of the Torridge Valley. 

• Concerns of maintenance and management arrangements. 

• Security of the car park when not in use needs to be considered to prevent anti-social 
behaviour. 

• Pollution levels from traffic using the car park. 

• The Old Tannery is shown incorrectly on the plans. 

• Proposed surface material will be noisy when vehicles are manoeuvring. 

• The car park will give rise to worse congestion at school peak times. 

• Devon County Council has a temporary order in place to stop school traffic entering the lower 
end of Borough Road past the school due to safety concerns – this issue will be made worse 
by the car park. 

• If the school road closure works well this should be made permanent and the car park would 
not be needed. 

• Lighting will be detrimental to local wildlife. 

• Parents would not use the car park. 

• Suggested landscaping and planting. 

• There will be unnecessary destruction of hedgerows. 



• The car park is not referenced in the outline planning permission for residential development 
and a 50 space car park will not be adequate for 300+ vehicles. 

• Concerns over lighting and impacts on the designated dark sky area – a school car park would 
not need lighting.  

• The original outline planning permission expired on the 28th June 2021.  
 

Policy Context: 

 
North Devon and Torridge Local Plan 2011-2031:  
DM01 (Amenity Considerations); DM04 (Design Principles); DM05 (Highways); DM06 (Parking 
Provision); DM08A (Landscape and Seascape Character); DM08 (Biodiversity and Geodiversity); 
GTT (Great Torrington Spatial Vision and Development Strategy); ST03 (Adapting to Climate Change 
and Strengthening Resilience); ST04 (Improving the Quality of Development); ST07 (Spatial 
Development Strategy for Northern Devon's Rural Area); ST10 (Transport Strategy); ST14 
(Enhancing Environmental Assets);  
 
Great Torrington Neighbourhood Plan 2018-2031: 
ENV1 (Landscape Protection); ENV 2 (Wildlife Enhancement); ENV 4 (Dark Skies); T1 (Parking); T2 
(Pedestrians and Cyclists);  
 
Government Guidance: 
NPPF (National Planning Policy Framework); NPPG (National Planning Practice Guidance); NERC 
(Natural Environment & Rural Communities); WACA (Wildlife & Countryside Act 1981);  
 

Planning Considerations 

 
The main planning considerations of relevance to this reserved matters application are: 
 

• The principle of development and the outline planning permission. 

• Layout, Scale and External Appearance. 

• Landscaping.  

• Other Matters. 
 
Relevant Development Plan Policies: 
Paragraph 2 of the National Planning Policy Framework (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.   
 
Given the nature of the reserved matters that are before the Council for determination, there is a 
degree of overlap between them in respect of applicable policies. Therefore, to avoid repetition, the 
policies of relevance are highlighted below: 
 
NDTLP Policy ST04: 'Improving the Quality of Development' requires that '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'. Policy DM04 sets out a series of Design Principles which 
are overarched by a desire for good design to guide overall scale, density, massing, height, 
landscape, layout, materials, access and appearance of new development. Paragraph 30 of the 
NPPF states that permission should be refused for development of poor design that fails to take the 
opportunities available for improving the character and quality of an area and the way it functions.  
 
NDTLP Policy DM08A concerns landscape and seascape character and states in part (1) that 
'development should be of an appropriate scale, mass and design that recognises and respects 



landscape character of both designated and undesignated landscapes and seascapes; it should avoid 
adverse landscape and seascape impacts and seek to enhance the landscape and seascape assets 
wherever possible'.  
 
NDTLP Policy DM01 requires that development should secure or maintain amenity appropriate to the 
locality with special regard to the likely impact on neighbours, the operation of neighbouring uses, 
future occupiers, visitors on the site and any local services. Policy DM04 (i) requires development to 
ensure the amenities of existing and future neighbouring occupiers are safeguarded. 
 
NDTLP Policy DM05 requires development to have safe and well-designed vehicular access and 
egress, adequate parking and layouts which consider the needs and accessibility of all highway users 
including cyclists and pedestrians, and that all development shall protect and enhance existing public 
rights of way, footways, cycleways and bridleways and facilitate improvements to existing or provide 
new connections to these routes where practical to do so. Policy DM06 states that proposals will be 
expected to provide an appropriate scale and range of parking provision to meet anticipated needs. 
Paragraph 108 of the NPPF requires specific applications for development to ensure that safe and 
suitable access to the site can be achieved for all users. Paragraph 109 advises that development 
should only be prevented or refused on highways grounds if there would be an unacceptable impact 
on highway safety, or where the residual cumulative impacts of development are severe. 
 
NDTLP Policy ST03 requires that development takes account of climate change to minimise flood 
risk. Policy DM04 requires development to 'provide effective water management including 
Sustainable Drainage Systems, water efficiency measures and the reuse of rain water'. The site is not 
within an Environment Agency flood risk zone. 
 
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). Policy DM08 of 
the NDTLP concerns biodiversity and requires development to conserve, protect and, where possible, 
enhance biodiversity and geodiversity interests and soils commensurate with their status and giving 
appropriate weight to their importance. The policy further requires all development to 'ensure that the 
importance of habitats and designated sites are taken into account' and to 'consider opportunities for 
the creation of a local and district wide biodiversity network of wildlife corridors which link County 
Wildlife sites and other areas of biodiversity importance'. 
 
The following Great Torrington Neighbourhood Plan (GTNP) Policies are considered to be of 
relevance: 
 
ENV1: Landscape Protection – requires development to be supported where it demonstrates 
sensitivity to the distinctive landscape character of the area by retaining local features, such as 
mature trees, species-rich hedgerows, ponds and woodland of nature conservation, cultural and 
landscape value, in accordance with the principles of the mitigation hierarchy, to avoid harm wherever 
possible, or else mitigate, or compensate where mitigation is not possible. 
 
ENV 2: Wildlife Enhancement - Development will be supported which enhances ecosystem function 
and resilience, by: a) improving connectivity between wildlife areas and green spaces; b) increasing 
the wildlife value of private and community land, and/or; c) creating new habitats. 
 
ENV 4: Dark Skies - Development which respects the area’s dark skies, takes account of the town’s 
position in the landscape and light pollution will be supported. 
 
T1: Parking - Development generating a need for parking shall make: a) adequate provision for on-
site parking, to meet anticipated needs. 
 
T2: Pedestrians and Cyclists - All major development shall make adequate on-site and off-site 
provision for pedestrians and cyclists, creating or contributing to the creation of safe and attractive 



walking and routes (by enhancing existing or creating new paths) particularly to the town centre, main 
employment centres and schools.  
 
The principle of development and the outline planning permission: 
The application site benefits from outline planning permission for ‘car park and associated access, 
landscaping and ancillary infrastructure’. The principle of development is therefore established 
through this outline planning permission. The site area the subject of this reserved matters application 
corresponds precisely with the red line identified for the outline application. 
 
By way of background, during the consultation on outline planning application 1/0246/2017/OUTM 
(which proposed the development of up to 181 dwellings on adjacent land), the Local Highway 
Authority identified safety concerns along Caddywell Lane at the primary school at drop-off and pick-
up times. As the proposed residential development's spine road would be connecting with Caddywell 
Lane, the Local Highway Authority indicated that this existing problem would need to be resolved 
before the connection can be made due to these existing concerns. Through discussions with the 
Local Highway Authority, the Applicant agreed that a car new car park with 50 spaces in a location 
close to the school would be an appropriate way to resolve the issue. At outline stage, the Applicant 
advised that, when looking at the area around Bluecoat Primary School, the school site itself is fully 
utilised. The nearest location to the school that would support a 50-space car park is the application 
site hence outline planning permission being granted, notwithstanding the fact the outline application 
for residential development was refused.   
 
A further outline application for 181 dwellings was submitted, reference 1/0340/2019/OUTM, in 2019. 
This application was refused under delegated powers and subsequently appealed. In allowing the 
appeal, the Inspector considered it appropriate to secure the construction of a car park, referencing 
permission 1/0702/2017/OUT, and for no dwelling to be occupied which will be accessed via 
Caddywell Lane until the car park has been constructed. The Section 106 Agreement associated with 
the appeal decision secures the car park together with a Car Park Maintenance and Management 
Strategy.  
 
A number of representations raise objection to the development of this site and the loss of green 
fields, questioning whether there is a need for the car park. It is not possible to revisit the principle of 
development at this stage and the only material planning considerations relate to the reserved matters 
that are before the Council for determination, namely: access, layout, scale, external appearance and 
landscaping. Further letters of representation refer to the recent Devon County Council temporary 
road closures around the school and suggest should this be successful there will be no need for a car 
park. As indicated above, the principle of the car park has already been agreed and whether it is 
needed or not is not a matter for the reserved matters stage. It is clear however that the car park is 
only required to serve the housing development; if the housing development does not come forward, 
then nor will the car park as there would be no reason for a developer to construct it. Furthermore, 
should a housing development come forward and it become apparent that the car park is no longer 
needed, then there would be a mechanism to amend the Section 106 associated with permission 
1/0340/2019/OUTM.  
 
A number of conditions included on the outline planning permission require the submission of details 
for approval, with some of these being prior to commencement. The Applicant has not yet submitted 
any details to discharge conditions. The main conditions of note are: Construction Management Plan 
(Condition 4), External Lighting Details (Condition 9), Written Scheme of Investigation (Condition 11), 
Surface Water Scheme (Condition 13), Landscape Scheme and Planting Timings (Condition 14) and 
Details of Operation, Management and Maintenance of car park (Condition 15). The discharging of 
these details is a separate process to the consideration of this reserved matters application.  
 
Therefore, whilst the concerns of third parties in respect of external lighting and management of the 
car park are noted, these are matters for the discharge of condition process. The Designing out Crime 
Officer has made reference to the need for gates/barriers to be considered to secure the site when 
not in use. Your Officer is satisfied that Condition 15 of the outline planning permission will cover this 
requirement.  
 



Access: 
Access to the car park will be from the proposed realigned road. A one-way circulation around the site 
is proposed with an exit back out onto the main road, northerly to the access point. The visibility splay 
accords with Condition 5 of the outline consent requiring intervisibility between any points on the X 
and Y axes at a height of 1.05 metres above the adjacent carriageway level and the distance back 
from the nearer edge of the carriageway of the public highway (identified as X) shall be 2.4 metres 
and the visibility distances along the nearer edge of the carriageway of the public highway (identified 
as Y) shall be at least 43 metres in both directions. Pedestrian footpaths are provided along the road 
at a width of 2 metres and join into the site at both the access and exit points. This conforms with 
Condition 8 of the outline consent where the footpaths will be constructed prior to use. 
 
The Local Highway Officer (LHO) initially raised concerns to the proposed access arrangements and 
requested additional information. Amended plans were submitted along with a Road Safety Audit, 
which have been reviewed by the LHO who has withdrawn his objection. 
 
The proposed access arrangements are therefore considered acceptable and in line with NDTLP 
Policies DM05, DM06 and ST10 together with Policies T1 and T2 of the GTNP.  
 
Layout, Scale and External Appearance:  
The car park provides for parking for 50 cars. Each space is 2.4m x 4.8m in accordance with Manual 
for Streets March 2007, and there is a minimum of 6m between bays to allow for manoeuvring. This 
level of development is consistent with the requirements of the LHO.  

 
The surface of the car park is proposed to be gravel or a similar surface material to facilitate 
permeability and macadam will be used for the access road. This ensures compliance with part of 
Condition 6 of the outline consent which requires the site access road to the hardened and surfaced. 
The car park is surrounded by and includes intermittent landscaping (considered further below). 
Lighting will be required, and the Applicant indicates this will be appropriate to its task and will ensure 
no undue impact or spill on adjacent properties or the wider landscape. However, the details of this 
will come forward under Condition 9 of the outline consent, which requires lighting details to be 
agreed prior to their installation. 
 
The site is adjoined by residential properties on its northwestern side and a number of objections 
have been received from neighbours regarding the loss of their privacy, pollution and 
amenity/antisocial behaviour.  
 
Submitted plan ref 2696_RB Section A-A illustrates a cross section through the car park and Tylers 
Meadow. This includes the existing Devon bank, existing hedgerow and proposed tree planting, which 
alongside the separation distance of over 24 metres from the front elevation of No.1 Tylers Meadow 
to the proposed post and rail fence of the car park, will ensure that there is no detrimental impact in 
this regard. It is considered that the distance between the proposed car park and existing residential 
properties is such that there would be no harm in terms of noise, disturbance and pollution. 
 
The Environmental Protection Officer has been consulted and is raising no objections concluding that: 
‘there is sufficient separation distance and natural screening to prevent significant harm to the 
residential amenity of existing nearby dwellings from vehicles utilising the car park. Carefully designed 
downlighting, that may be introduced to serve the car park, should ensure no dwellings are subjected 
to light nuisance. The concerns of local residents in relation to antisocial behaviour during sensitive 
time periods are acknowledged however, these concerns could be allayed with the introduction of 
measures such as a barrier or height restrictions at the access point for example. The Environmental 
Protection Team reiterates its comments in the previous consultation response in that there are no 
objections.’ 
 
The Designing Out Crime Officer (DOCO) has no objections in principle and offered suggested 
measures that could be introduced in the discharging of Condition 15 of the outline consent (e.g. 
gates/barriers, hours of operation etc).  
 



Overall, it is considered that the proposed car park can be considered to be acceptable when taking 
into consideration surrounding development and the conditions on the outline. Taking the policies in 
the NDTLP into consideration (in particular policies ST04, ST14, DM01, DM04, DM08A which relate 
to design, amenity and landscape harm),  and Policy DNV1 of the GTNP, along with the existing 
character of the area, in the opinion of your Officer, the proposal is acceptable in terms of layout, 
scale and appearance.  
 
Landscaping: 
The car park proposal will include retention of existing and provision of enhanced landscaping, as 
illustrated on the submitted landscaping plan.  
 
In accordance with Condition 10 of the outline permission, the hedgebank on the northwestern 
boundary has been retained and further hedgerow is proposed to enhance the boundaries of the site, 
providing visual screening and continued and new navigational and foraging opportunities for bats.  
 
The landscape proposals align with the mitigation as proposed in the outline approved Ecological 
Assessment including provision of a species rich seed mixture to allow for floristic diversity and 
provision of wildlife corridors through the site alongside new tree planting, including fruiting trees 
providing seasonal foraging opportunities. Along the southern boundary and the main road hedgerow 
tree planting is proposed, to be selected from Field Maple, Common Alder and Common Oak, which, 
as they mature will provide screening and soften the boundary of the site to the south and east.  
 
As indicated on the plans, since the time of the outline consent, road realignments have been 
permitted through the outline permission for the housing development to the east and south of the 
site. The proposed landscaping retains the existing hedgerow in this location and provides amenity 
grassland cover to the roadway – these elements will be for an interim period until such time as the 
road realignment is implemented. In this regard, the existing break in the hedgerow is not proposed to 
be planted, as this would only be removed in due course. 
 
Condition 14 of the outline consent requires details of the timing of planting along with a requirement 
for replacement of any trees that may die within 5 years. The level of landscaping proposed is 
considered appropriate and acceptable in this urban edge location. Condition 15 of the outline 
requires a management and maintenance scheme for the car park, which will include further details of 
landscape management.  
 
The landscaping scheme is considered acceptable and meets the requirements of NDTLP Policies 
ST04, ST14, DM04 and DM08A.  
 
Other matters: 
Ecology: 
Third party representations raise concerns regarding ecology on site. 
  
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).  
 
Ecological impacts were considered at the outline application stage with this earlier application being 
supported by an Ecological Impact Assessment. Condition 12 of the outline permission states: 
 
‘The mitigation measures recommended in the Summary and Conclusions Section of the Ecological 
Assessment prepared by Ecological Solutions Ltd and dated July 2017 shall be implemented during 
the construction period and the recommended retained provision for bats, dormice and birds shall be 
provided prior to the car park coming into its intended use and retained thereafter. 
 
Reason: In the interests of the protection of protected species.’ 
 



The Ecological Appraisal confirmed that protected species surveys have been undertaken for the site, 
and a low or no evidence was found for bats, badgers, birds or reptiles. In terms of specific mitigation, 
it was found that a sympathetic lighting regime should be used and a bat box should be installed on 
neighbouring trees. Specific species of landscape planting would enhance habitats, and measures 
can be taken with respect to construction activities to avoid creating habitats for protected species. 
The proposed landscaping including creation of a wild meadow will give rise to a net gain in 
biodiversity. 
 
Given the above, the proposed development is considered to be acceptable in regards to ecological 
impacts in accordance with Policies DM08 and ST14 of the NDTLP and ENV2 of the GTNP.   
 
In conclusion, through the implementation of the safeguards and recommendations set out within the 
Ecological Assessment, it is considered that the proposals accord with planning policy with regard to 
nature conservation at all administrative levels. 
 
  
 

Human rights 

 
Consideration has been given to the Human Rights Act 1998. 
 

Conclusion 

 
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 following conditions 
 
 1         The development hereby permitted shall be carried out in accordance with the approved plans 

listed in the Plans Schedule. 
  
 Reason: To ensure the development is carried out in accordance with the approved plans. 
 
2 The landscaping hereby approved shall be implemented in accordance with the details hereby 

approved on drawing reference JSL 4052 S3 P03.    
  
 The Applicants attention is drawn to the need for full details of all proposed tree planting and 

landscaping along with proposed times of planting to be submitted and approved in writing 
prior to any works or development commencing on site, as per Condition 14 of outline 
planning permission 1/0702/2017/OUT.   

                       
           Reason: To ensure that the development is carried out in accordance with the agreed details in 

the interests of the visual amenities of the area. 
 

Plans Schedule 

 
       

Reference Received 
  

AP01A  05.05.2021 
   

2696.18G  27.09.2021 
   

JSL 4052 S3 P03  29.09.2021 
   

2696.20B  27.09.2021 
 
 
 



Statement of Engagement 

 
The National Planning Policy Framework (paragraphs 38) requires 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 and changes to be made 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. 
 
 


