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ATKIN ONES 

GROUP 

1.0 INTRODUCTION AND SCOPE OF REPRESENTATIONS  

 

1.1 These representations on the Mid Devon Submission Local Plan (with modifications) are 

submitted by Genesis Town Planning on behalf of Mr Peter Force and Mr David 

Christian. They deal with policies S1, S2, S4, S11 and CU21. 

 

1.2 Representations were submitted to the earlier Proposed Submission Plan dated February 

2015. At this time we objected to the overall amount and distribution of housing 

development which was set at 7,200 dwellings in the period 2013-2033 (equivalent to 

360dpa) because the identified need in the SHMA was higher at 359-381dpa. We are 

therefore pleased that the proposed modifications have increased the overall level of 

housing by 660 dwellings to 7,860 dwellings or 393dpa as this will allow the Plan to meet 

housing need. We are not therefore pursuing objections to the overall level of housing 

provided for in policies S2 or S3 in connection with the ‘positively prepared’ test of 

soundness.  

 

1.3 We objected to proposed baseline allocations at Ware Park (38 dwellings) and Exeter 

Road (45 dwellings) as these scored less than the contingency policy 21 4.8ha site at 

Colebrook in the Sustainability Appraisal (SA). In our view the higher scoring Colebrook 

site should have been a baseline allocation for 100 dwellings and the lower scoring sites 

allocated as contingencies.  

 

1.4 We objected to the failure of the Council to include 16.8ha of land at Colebrook adjacent 

to the contingency policy CU21 site. We showed that part of this land had previously 

been included as a potential site for 300 dwellings in Policy CU9 of the Local Plan 

Options document and said the 2 sites should have been combined in a single baseline 

allocation for 400 dwellings. 

 

1.5 We pointed out that both Colebrook sites were justified as a combined baseline allocation 

in terms of the findings of the Council’s Sustainability Appraisal and the conclusions of its 

Strategic Housing Land Availability Assessment (SHLAA) which assessed the land 

positively in Sept 2013 and again in June 2014. We also said there were no highways, 

flood or landscape reasons for rejecting the sites and consultant reports were provided to 

confirm this.  

 

1.6 Now there are an additional 660 dwellings included in the Plan, and yet the Colebrook 

CU21 site continues to be overlooked as a baseline allocation. We therefore maintain our 

objections to 1) the distribution of housing to Cullompton, 2) the failure to make the policy 

CU21 contingency site a baseline allocation for 100 dwellings and 3) the failure of the 

Plan to allocate a further 16.8ha of land at Colebrook as a new baseline or contingency 

housing site.  

 

1.7 We therefore propose that both sites at Colebrook are made baseline allocations in 

a reworded Policy CU21. The new Policy CU21 should specify a minimum of 400 

dwellings and a new combined site area of 21.6ha (16.8ha plus 4.8ha).  
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1.8 Alternatively, the CU21 site comprising 4.8ha could be made a baseline allocation 

for 100 dwellings as a first phase and the 300 units on adjoining land to come 

forward after either as a baseline or contingency allocation.  

 

1.9 The baseline allocation of 100 dwellings could come forward immediately with no 

adverse impacts in terms of landscape, flood or impact on the capacity of the M5 junction 

28. The M5 junction and Flood Assessment findings are set out in the accompanying 

Preliminary Highways Impact Study and FRA prepared by Jubbs Consulting Engineers at 

Annex 1 and 2 and the landscape impact findings by Bradley Murphy Design at Annex 3.  

  

1.10 The smaller urban extensions at Colebrook would not have the same long lead in times 

for housing delivery as the larger extensions proposed for the north-west and east of the 

town. Unlike the larger sites the smaller extensions would both contribute to housing 

need in the early part of the plan period, an important point especially as completions are 

already running some 255 dwellings behind the housing requirement target in the Plan. 

This would help the Plan meet the ‘justified’ and ‘effective’ tests of soundness.  
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2.0 PLANNING HISTORY 

 

 The Previous Submission Local Plan  

 
2.1 As explained in section 1 above, representations were submitted to the February 2015 

Submission Plan to object to 1) the proposed annual housing target; 2) the allocation of 

4.8ha of land at Colebrook as a contingency residential allocation for 100 dwellings in 

policy CU21 and 3) the failure of the Council to allocate a further 16.8ha of land at 

Cullompton as a baseline allocation. The Council’s response to the objections is attached 

to these representations at Annex 4 and it states: 

 

 ‘The Council has proposed to amend the annual housing target in the plan to 

reflect the final SHMA report. The scoring of the site is not dissimilar to that for 

CU14 and CU15 however those sites are almost exclusively flood zone 1 so are 

sequentially preferable. Furthermore transport modelling undertaken by the 

highways authority indicates that significant mitigation to the M5 junction would 

need to be undertaken before any further development takes place. The site is of a 

scale that is significant enough to affect the cumulative impact on infrastructure 

and require additional works to the M5 junction which this site alone cannot 

mitigate. An amendment is proposed to the text to clarify that the site can only 

come forward if it can be demonstrated that it does not result in a significant 

adverse impact on the capacity of junction 28 and also to clarify that it is the 

completion of the NW Cullompton through route, rather than the town centre relief 

road which sets a limitation on the earliest point that the site could come forward. 

It is not agreed that CU14 and CU15 are preferable contingency options as they do 

not have the quantum of development to be effective as a contingency ’. 

 

 Response     

 

2.2 As noted in paragraph 1.2 of these comments above, we welcome the Councils decision 

to increase housing provision to meet housing need in accordance with the Strategic 

Housing Market Assessment (SHMA). In meeting need, we accept the Plan now meets 

the ‘positively prepared’ test of soundness and we are not therefore pursuing this 

objection further. 

 

2.3 However we still believe the contingency site at Colebrook in CU21 should be baseline 

allocation and the adjacent land a baseline or contingency site. They would help deliver 

some of the extra 660 dwellings proposed in the Plan and provide a complimentary mid-

sized urban extension to the very large sites NW and E of Cullompton which have long 

lead in times for housing completions.  

 

2.4 In our view the Council’s concerns about the potential impact of the CU21 site on the M5 

junction 28 are overplayed and we refer the Inspector to the Jubbs report at Annex 1 as 

evidence of this. We accept that the CU21 site is partly within flood zone 3 (that part 
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immediately adjacent the watercourse) but this is outside the developable area and the 

accompanying Flood Risk Assessment at Annex 2 confirms the remainder of the site has 

the capacity to deliver the proposed residential development. 

 

2.5 Overall therefore the site is capable of immediate development and its inclusion as a 

baseline allocation in the Plan would ensure it meets the remaining tests of soundness 

for Plan preparation. We deal with these tests later in section 3. 

 

 The Sustainability Appraisal (Feb 2015) 

 

2.6 The Sustainability Appraisal (SA) has assessed the extent to which the emerging plan, 

when judged against reasonable alternatives, will help deliver sustainable development. 

Properly carried out therefore, it will ensure the Local Plan meets the ‘justified’ and 

‘consistent with national policy’ tests of soundness’. 

 

2.7 However in our view the Sustainability Appraisal is flawed and should not be relied on in 

the evidence base for the Local Plan because it has not properly considered all the site 

alternatives at Cullompton.  

 

2.8 For instance, Appendix 2 of the SA sets out all the preferred site allocations and 

compares these with other alternative site options. The sites at Cullompton feature on 

pages 258-324. The only reference to the Colebrook site is on page 298 in connection 

with its allocation as a contingency with a site area of 4.8ha and a capacity of 100 

dwellings. However there is no mention of the larger option for 300 dwellings on 16.8ha 

at Colebrook in the alternative site options section, even though this was previously an 

option in Policy CU9 of the Local Plan Review Options Consultation Local Plan. Our 

representations to the Options consultation explained in detail with a full highways and 

flood risk assessment why this larger 16.8ha site was suitable and able to deliver 300 

dwellings. We assume therefore that no assessment has been carried out of this land in 

the SA. 

 

2.9 We also note there is no correlation between the allocated sites at Cullompton and the 

scores they achieved in the scoring matrix of the SA. A summary table of scores for the 

Cullompton sites are set out on page 48 of the SA and we have counted all the positive 

and negative scores for the Colebrook CU21 site and compared these with the scores for 

the CU14 and CU15 sites. Based on the scoring matrix, the CU21 site scores a total of 

+4 overall. Site CU14 only scores +1 and CU15 +2. However despite the lower scores, 

both the CU14 and CU15 sites have both been allocated as baseline sites ahead of the 

CU21 site which is still only a contingency reserve site.       

 

2.10 The third point we would make against the SA is that the scores in terms of the 9 

Sustainability Objectives appear to be very subjective in any event, and are set out after 

applying mitigation measures as ‘post mitigation’ figures. The scores also ignore the 

absolute size of the site alternatives which must distort their impact. For example, with 

regards to Objective A – Protection of the Natural Environment, the landscape impact of 
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the NW Cullompton option on 94ha (Policy CU1-6) comprising 1,150 dwellings initially 

scored -3 but after mitigation, scored 0; and the score for the 2,100 eastern extension on 

190ha in policy CU7-12 initially scored -2 but after mitigation scored -1. These scores 

compare with 100 dwellings on just 4.8ha at Colebrook in Policy CU21 which also scored 

-1 and after mitigation scored 0, the same as the NW option.  

 

2.11 In our view, it cannot be right that the very large sites score the same as smaller sites in 

landscape impact terms, and to demonstrate the point we enclose our own Landscape 

and Visual Impact Summary carried out by Bradley Murphy Design at Annex 3. This has 

taken account of site area and landform and overall, it has scored the additional 16.8ha 

of land at Colebrook both in isolation and in combination with the CU21 site in similar 

terms to the site options in policies CU1 and CU7.  

 

2.12 Lastly, the SA does not comment on site deliverability in terms of phasing and meeting 

housing need. In our view the very large sites included at CU1 (NW Cullompton) and 

CU7 (east Cullompton) will have long lead in times before any housing completions can 

be expected and might not be able to deliver sufficient housing in the early part of the 

plan period to meet need. To rely on sites like this exclusively in the Local Plan might well 

therefore run the risk of it failing the ‘effectiveness’ test.  

 

2.13 In our view, the SA is an unreliable part of the evidence base for the Local Plan and in 

ignoring the 16.8ha of land at Colebrook as a site option, is incomplete. This land could 

be combined with the existing 4.8ha contingency site and the total site of 21.6ha made a 

baseline allocation for a minimum of 400 dwellings. This would provide an opportunity for 

immediate delivery of the needed additional housing with no lengthy delays in phasing. If 

selected, this mid-sized site would complement the larger sites and provide more 

flexibility to the Plan and increase its ‘effectiveness’.  
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3.0 ASSESSMENT OF SOUNDNESS 

 
3.1   The ‘tests of soundness’ for Local Plans are set out in paragraph 182 of the NPPF. They 

require the Submission Local Plan to have been: 

 

• Positively prepared – the plan should be prepared based on a strategy which seeks 

to meet objectively assessed development and infrastructure requirements 

including unmet requirements from neighbouring authorities where it is reasonable 

to do so and consistent with achieving sustainable development; 

• Justified – the plan should be the most appropriate strategy when considered 

against the reasonable alternatives based on proportionate evidence; 

• Effective – the plan should be deliverable over its period and based on effective 

joint working on cross boundary strategic priorities and 

• Consistent with national policy – the plan should enable the delivery of sustainable 

development in accordance with policies of the framework. 
 

3.2 With the increased 660 dwellings to meet need, we accept the plan now meets the first 

test so the remainder of these comments assess the soundness of the Plan in terms of 

the following: 

 

1. Would the plan be better ‘justified’ if the proposed site at Colebrook was included 

as a baseline allocation for 400 dwellings?  

2. Would the plan be more ‘effective’ with a mix of site sizes?  

3. Would the Colebrook site be capable of delivering sustainable development in 

accordance with national policy? 

 
 Would the Plan be better justified if the Colebrook site was 

included as a baseline allocation for 400 dwellings? 

 

3.3 The vision and strategy of the Local Plan as set out on page 11 is that Cullompton is 

intended to become ‘…In the medium to long term…. the strategic focus of new 

development, reflecting its accessibility, economic potential and environmental capacity’ 

with targeted provision of urban extensions. Tiverton and Crediton will be the secondary 

focusses for development.  

 

3.4 As an expression of this vision and strategy, table 4 and table 5 on page 23 of the 

Submission Plan confirms that out of the total 7860 dwellings, Cullompton will provide 

50%, Tiverton 30%, Crediton 10% and the rural area 10%. In our view we are not 

convinced that this distribution will necessarily enable Cullompton to become the main 

strategic focus for development in the District and we suggest that a figure above 50% 

could be justified. In this regard a greater proportion of the additional 660 dwellings could 
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be directed to Cullompton in accordance with the Vision and Strategy of the Plan. Both 

sites at Colebrook are well qualified to accommodate any such additional housing. 

 

3.5 Another reason for considering housing at Colebrook is that the contingency site in CU21 

has scored better than the baseline sites at Ware Park and Exeter Road in the SA. Whilst 

only small sites we still believe they should be relegated to contingency status and the 

Colebrook site made a baseline. 

 

 Would the Plan be more ‘effective with a mix of site sizes?  
 

3.6 However, of greater concern is the Submission Plan strategy to focus most housing on 

just 2 very large urban extensions at Cullompton in policy CU1 and CU7. Table 5 on 

page 23 shows a residual requirement at Cullompton of 3234 dwellings. The NW site in 

CU1 is now proposed for 1350 dwellings, an increase of 150 from the last Submission 

Plan. The CU7 East Cullompton site now proposes 1750 dwellings and a further 850 

dwellings post 2033. 

 

3.7 Therefore up until 2033, the 2 sites will deliver a total of 3,100 dwellings out of total of 

3234 dwellings. This is equivalent to 96% of the total. In our view, to focus 96% of all 

housing in just 2 very large urban extensions is not necessarily the most effective 

strategy as they will both have long lead in times before any housing completions can be 

expected.  

 

3.8 This is a real concern to us because paragraph 2.2 and table 4 of the Plan shows that in 

March 2016, completions from 2013 amounted to 924 dwellings and yet the cumulative 

target for completions by 2016 is higher at 1179 dwellings (see table on page 38). So 

even before the large new sites have been confirmed, the completions in the Plan are not 

delivering at the rate they should be and are already showing a shortfall of 255 dwellings. 

 

3.9 In our view, if the CU21 site was made a baseline allocation for 100 dwellings it would 

assist housing delivery early on in the plan period. It would complement the very large 

sites which will drive housing completions later on in the plan period. It would also 

complement the very small sites which don’t have the capacity to meet housing need.  

 

3.10 In short, in helping the Plan deliver housing over its entire period including the early years 

will ensure it better meets the ‘effectiveness’ and ‘justified’ tests of soundness.    

 

 Would the Colebrook site achieve sustainable development? 
 

3.11 The Colebrook CU21 contingency for 100 dwellings immediately adjoins the existing 

south west settlement boundary of Cullompton. It would not have been allocated as a 

contingency residential site if it could not deliver sustainable development in principle. 

The adjacent land is equally sustainable in locational terms. The larger site causes no 

harmful landscape, flood or highways impact that cannot be satisfactorily mitigated. In 
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our view if both sites were allocated they would comply with national policy and deliver 

sustainable development.   
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4.0 LOCAL PLAN POLICY CHANGES 
 

4.1 To ensure the Plan as drafted better meets the tests of soundness, we propose the 

following policy amendments.  

 

  Policy S1 

 

4.2 Policy S1(a) states that the market towns of Tiverton, Cullompton and Crediton will be the 

main focus for development, with long-term growth to the east of Cullompton and a limited 

level of development in identified villages.  

 Comment 
 

4.3 The Vision and Strategy of the Plan (page 11) states that the market town of Cullompton 

will become the strategic focus of new development and the market towns of Tiverton and 

Crediton will be the secondary focuses of new development. We request that the wording 

of policy S1 is amended to reflect this.  

 

4.4 In addition policy S1 must make clear that housing at Cullompton should not be wholly 

dependent on large urban extensions North West and East of the town for its growth as 

they will not provide housing in the short term. In our view, a balanced mix of sites including 

larger extensions with medium sized opportunities would be best. The sites at Colebrook 

either separate or combined would provide a medium sized opportunity of between 100-

400 dwellings. They would complement the larger sites in bringing forward housing in the 

short term and improve the flexibility and effectiveness of the Plan overall.  

 

4.5 We therefore suggest new wording to Policy S1 a) to refer to the site allocations at 

Cullompton comprising a range of mid-sized and larger urban extensions sites with the 

former able to deliver needed housing earlier in the Plan period.  

 

 Policy S2  

 

4.6 Policy S2 sets a development target for Tiverton, Cullompton, Crediton and the rural 

area.  

 

 Comment 
4.7 If the Inspector agrees that Cullompton can accommodate additional housing in 

accordance with its status as the strategic focus for new development, the development 

targets in policy S2 will need to be revised.    
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 Policy S4 

4.8 Policy S4 is a monitoring policy requiring the release of contingency sites, if required, to 

boost housing supply. 

 

 Comment 

 

4.9 In our view, existing contingency sites should become baseline allocations in the new 

Local Plan as this will help the Plan meet housing need in the early part of the plan 

period. Unless the additional 16.8ha of land at Colebrook is made a new contingency site 

this policy should be deleted. 
 

 Policy S11  
 

4.10 Policy S11 summarises the development strategy for Cullompton. 

 

 Comment 

 

4.11 If the inspector agrees that the development target needs to be adjusted, the policy 

wording in S11 will need to be revised. If the Colebrook contingency site for 100 

dwellings is made a baseline and/or extended to include adjacent land as a baseline or 

contingency, this could be referred to as well.  

 

  Colebrook Contingency Site Policy CU21    
 

4.12 Policy CU21 refers to 4.8ha of land at Colebrook as a contingency site for 100 dwellings.  

 

         Comment 
 

4.13 We request the contingency site is made a baseline allocation for 100 dwellings. The 

16.8ha of adjoining land could also be made a baseline site providing 400 units on 

21.6ha or made a separate contingency. Both sites would contribute towards the higher 

housing target and provide a medium sized urban extension to meet housing need in the 

early part of the plan period before the very large sites NW and E of the town start to 

deliver housing completions. It would improve the completion rate for housing which is 

already running behind target. The 100 dwellings would have no adverse impacts in 

terms of landscape, flood or impact on the capacity of the M5 junction 28.  
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1.0 INTRODUCTION 

1.1 Jubb have been commissioned as Transport Consultant to advise on capacity 

implications on the M5 Junction 28 associated with a potential residential 

development located to the north of Colebrooke Lane on the southwest periphery of 

Cullompton.   

1.2 The application site, known as Colebrooke Lane, occupies a Greenfield site located 

in a semi suburban setting bounded by low intensity farmland to the southeast and 

existing residential properties to the north and east.  A Site Location Plan is shown in 

Figure 1.1. 

  

Figure 1.1 Site Location Plan 
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Development Proposal 

1.3 The Masterplan for the site in respect to the form, mix, and quantum is yet to be fixed 

in order to respond to market forces and other outside constraints but is envisaged as 

providing approximately 100 dwellings. 

1.4 The primary vehicular access to the site will be via an extension of the existing estate 

accessed through Nightingale Lawns onto Swallow Way. The design of the internal 

road network will be engineered to accomplish the standards specified in the MfS 

Guidance and Devon County Council’s Highways in Residential and Commercial 

Estates Design Guide, with particular emphasis on the creation of safe routes around 

the site facilitating easy access by foot and cycle. Parking provision would be in 

accordance with the relevant adopted standards. In addition suitable cycle parking 

storage will be provided onsite in the form of secured and sheltered cycle stands, 

internal storage with residential properties, and public spaces as appropriate to the 

development form. 

1.5 The scheme would cater for identified housing demand to meet the longer term 

needs in a sustainable manner with the site being promoted through the Local Plan 

process. The site was previously allocated as a contingency site (RefAL/CU/20) in 

the previous Local Plan, and was therefore considered in principle appropriate for 

residential development. The site is noted to benefit from:  

• In close proximity to local education, employment, shopping and social facilities.  

• It is accessible by a number of cycleways and footpaths to existing facilities 

within the surrounding area and well served by a number of public transport 

services commuting between Exeter and nearby regional centres.   

• A location that provides an opportunity for people to travel to and from the site by 

a variety of means of travel other than solo car use. 

1.6 Despite new allocations coming forward, and whilst it would be logical that as a 

reserve site this would be an appropriate location to promote for residential uses, 

highway capacity issues have been raised by the Highway Authority as a reason for 

objection.  

1.7 The purpose of this report is to assess the development impact on the M5 Junction 

28 in response to Local Highway Authority’s comments on this reserved site in 

support of the Mid Devon Local Plan Review Process. The methodology and 

approach adopted in establishing the development traffic impact have subsequently 

been agreed with DCC in developing the assessment methodology.  
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2.0 SITE ACCESSBILITY 

Site Location 

2.1 The proposed development is situated within a comfortable walking distance of the 

employment, education, shopping and recreational facilities in Cullompton Town 

Centre and within close proximity to a wide range of compatible and supportive ‘day 

to day’ services which would support sustainable travel habits.  

2.2 The proximity of the site to local facilities is summarised in Table 2.1 as depicted in 

Figure 2.1. The estimated journey time by different means of travel have been 

gauged as based on the distances being approximately measured from the centre of 

the development site along a suitable walking route to the nearby facilities. The 

estimated walking and cycling times are approximated using a walking speed of 

80m/min (abstracted from IHT Guidelines for: Providing for Journeys of Foot) and a 

cycle speed of 240m/min. 

Facilities Location 
Approx. 
Distance 

Journey 
Time 

Nursery/Crèche 
Young Ones Day Nursery, 28 Tiverton Road, 

Cullompton, EX15 1HT 1.5 km 18 min� 

Primary School 
Willowbank Primary School, Manitoba Gardens, 

Cullompton EX15 1EZ 
930m 11.6 min� 

Secondary 
School 

Cullompton Community College, Exeter Rd, 
Cullompton, Devon EX15 1DX 

700m 
10.8 min�/ 

3.6 min � 

Doctors 

Bramblehaies Surgery, College Road, Cullompton, 
EX151TZ 

1.7 km 
21.3 min�/ 

7.1 min � 

College Surgery, Culm Valley Integrated Centre for 
Health Willand Road, Cullompton, EX15 1FE 

2.2 km 
26.8 min�/ 

8.9 min � 

Dentist 

Golds Place Dental Practice Ltd, 26 High Street, 
Cullompton, EX15 1AA 

1.5 km 
18.8 min�/ 

6.3 min � 

Cullompton Dental Care 2 Higher Street, 
Cullompton, EX15 1AJ 

1.65 km 
20.7 min�/ 

6.9 min � 

Pharmacy 
Moss Pharmacy, 14 Fore Street, Cullompton EX15 

1JL 1.3 km 
16.3 min�/ 

5.4 min � 

Post Office 
61A Fore Street, Town Centre, Cullompton EX15 

1JY 
1.2 km 15min� 

Supermarket 

Aldi, 1 Brook Rd, Cullompton EX15 1FU 850m 
10.6 min� 

3.5 min � 

Tesco, Station Rd, Cullompton, EX15 1FT   2.0 km 
25 min�/ 

8.3 min � 

Bus Stop Swallow Lane 240m 
3 min�/       
1 min � 

Cullompton 
Town Centre 

Fore Street/High Street 1.4km 17.5 min� 

Table 2.1 Local Facilities and Services 
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Figure 2.1 Local Movement Plan 
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Walking and Cycling 

2.3 The roads within the vicinity of the site are generally a mixture of residential and local 

distributors with reasonable quality footways, street lighting and dropped kerbs at 

crossing points near to junctions. 

2.4 With a well-maintained and kerbed footpath continually running along either side of 

Swallow Way, the local access road forms a pedestrian link between the 

development site and the wider strategic pedestrian network and facilitates an 

extended pedestrian route throughout the local settlement that lies to the west of 

Cullompton.  

2.5 Attributably to its organic growth and historical nature, the town’s road network has 

grown from a series of lanes leading to confined highway geometry. This has led to a 

lack of formal cycle paths along the local highway with a majority of the cycle route 

network either shared with pedestrians or in the form of a bridleway.  

2.6 The market town has been identified as being in urgent need of future cycling 

enhancement through the LDF process with a potential cycle link through the Town 

Centre envisaged for consideration. 

Public Transport  

2.7 The nearest bus stops are located some 300m north of the proposed allocation site 

along Swallow Way facilitating regular bus services No 1/1A running between Exeter, 

Tiverton and Cullompton with an average frequency of 2 services per hour in each 

direction. The northbound bus stop is a simple flag whereas sheltered waiting facility 

and a timetable display are provided at the southbound stop. In addition, the Town 

Circular (service 350) runs 4 services on a Wednesday. 

2.8 For rail connections Tiverton Parkway train station lies approximately 7.6 kilometres 

to the north east of the site and can be reached via a 30 minute bus journey on Bus 

No. 1. The station is situated on the London to Penzance and Exeter to Bristol Line. 

The station provides access to frequent railway services that serve several major 

conurbations with onwards connection to the rest of UK.  Alternatively services can 

be accessed in Exeter from a number of stations including Exeter St David’s and 

Exeter Central.  Longer term aspirations for a new station within the town are 

included within the Local Transport Plan. 

 



Preliminary Development Impact Study  Colebrooke Lane, Cullompton 
 

Page 6 

C9841 - Rep02-A  

 

Figure 2.2. Local Bus Routes 

  



Preliminary Development Impact Study  Colebrooke Lane, Cullompton 
 

Page 7 

C9841 - Rep02-A  

Travel by Car  

2.9 Vehicular access to the development site located north of the Kia-Ora Farm will be 

through the adjoining housing estate off Swallow Way. Swallow Way operates as a 

local access road of 7.0 metres wide with predominantly a residential frontage along 

its length. The single carriageway runs parallel to the B3181 and bisects the western 

residential area of Cullompton in a north-south direction providing the primary 

vehicular route between the site and the strategic highway.  

2.10 Some 200 metres north of access junctions to the site, Swallow Way meets the 

eastern stretch of Colebrooke Lane at a priority T-junction as a major arm. Continuing 

northwards, the single carriageway extends onto a new link road that runs through 

the consented Kingfisher Reach with onwards connection onto Tiverton Road.  A 

future new link will also be created through the north west Cullompton urban 

extension and onto Willand Road.  

2.11 Travelling southwards, Swallow Way proceeds into the B3181 Exeter Road at a 4-

arm roundabout with the latter one continuing southwards and onto the centre of 

Exeter. The B3181 operates as a local distributor road and forms the primary route 

through Cullompton with onwards connections to the A373 and M5 junction 28, A38 

and Willand in the north and Exeter to the south.To the north of Cullompton Town 

Centre, the B3181 proceeds as High Street and meets Station Road and Higher 

Street at a signalised junction. 

2.12 Continuing northwards, the B Road travels through the northern residential area of 

Cullompton and proceeds into the village of Willand with onward connection to the 

A38. Whereas at the signalised junction eastwards, the B3181 continues as Station 

Road providing access to Millennium Way, M5 Junction 28 and the A373 Honiton 

Road.   

2.13 Millennium Way forms part of the Cullompton Eastern Relief Road offering an 

alternative route between the M5 junction 28 and the northern settlement area of 

Cullompton..  
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Figure 2.3 Local and Strategic Highway Network in Cullompton 
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3.0 ESTABLISHMENT OF DEVELOPMENT IMPACT on M5 Junction 28 

 Vehicle Traffic Generation 

3.1 In assessing trip generation the approved vehicle trip rates that were originally 

developed for the consented Knowle Lane (Phase 2) development have been 

adopted with the associated development traffic generation as follows: 

Period 
IN Out Total IN Out Total 

Vehicle Trip Rates Development Traffic 

AM Peak 0.14 0.41 0.55 14 41 55 

PM Peak 0.29 0.23 0.52 29 23 52 

Daily 3.5 3.5 7.0 350 350 700 

Table 3.1 Development Traffic 

 Travel Patterns 

3.2 In order to predict a baseline modal split for the proposed residential development, 

2011 Census Data - Travel to Work (UV39) for the administrative ward of Cullompton 

South was consulted to reveal the prevailing travel patterns in the neighbouring 

communities.  

Method of Travel Cullompton South 

Car Driver 72% 

Car Passenger 7% 

Public Transport 6% 

Walking 12% 

Cycling 2% 

Total 100% 

Table 3.2 Modal Split 

3.3 Applying the above modal split, the anticipated trip generation by various means of 

transport is tabulated below: 

Method of Travel AM Peak PM Peak 

Car Driver 55 52 

Car Passenger 5 5 

Public Transport 5 4 

Walking 9 9 

Cycling 2 1 

Total 76 72 

Table 3.3 Trip Generation by All Modes of Transport 
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Trip Distribution 

3.4 The O/D distribution model adopted in the wider strategic model for developments in 

Cullompton Area were provided by Devon County Council as follows: 

Destination Share 
AM PM 

In Out In Out 

Exeter 31% 4 13 9 7 

Cullompton 17% 2 7 5 4 

E Devon 14% 2 6 4 3 

Tiverton 11% 2 5 3 3 

Willand 10% 1 4 3 2 

M5N 8% 1 3 2 2 

Bickleigh 4% 1 2 1 1 

Teignbridge 2% 0 1 1 0 

North Devon 1% 0 0 0 0 

Crediton 1% 0 0 0 0 

Total 100% 14 41 29 23 
Table 3.4 Traffic Distribution 

3.5 To assign the development traffic onto local highway network the following routing 

strategy has been applied. This is accordance with the neighbouring consented 

scheme at Knowle Lane with local trips dispersed to four key employment area in 

Cullompton. 

Destination Routing %  

Exeter 
M5S 30% 

B3181 70% 

Cullompton 

E of M5 5% 

Willand Rd 4% 

Town Centre 5% 

Station Rd 3% 

E Devon 
M5N 50% 

A373 50% 

Tiverton 
M5N 30% 

Tiverton Road West 70% 

Willand Higher St 100% 

M5N M5N 100% 

Bickleigh Tiverton Road West 100% 

Teignbridge M5S 100% 

North Devon Tiverton Road West 100% 

Crediton Cullompton Hill 100% 

Table 3.5 Routing Choice 
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3.6 The resultant traffic generation along the identified study network is summarised 

below.  

Direction % 
AM PM 

In Out In Out 

M5N 18% 3 8 5 4 

M5S 11% 2 5 3 3 

B3181 North 10% 1 4 3 2 

Tiverton Rd 13% 2 5 4 3 

B3181 South 22% 3 9 6 5 

A373 7% 1 3 2 2 

Cull Hill 1% 0 0 0 0 

Town Centre - High St 5% 1 2 1 1 

Station Road 3% 0 1 1 1 

E of M5 - Kings Mill Road 5% 1 2 1 1 

Willand Road  4% 1 2 1 1 

Total 100.0% 14 41 29 23 

Table 3.6 Traffic Distribution 

3.7 Therefore the anticipated development traffic that will disperse via M5 Junction 28 is 

as per Figure 3.1. Overall this shows the proposed development will result in a 

minimal impact on the SRN with an increase of less than 10 pcu in 2-way movements 

experienced at the M5 junction 28. This level of additional traffic will not be 

discernible within the peak hour traffic flow variation at this junction and will not lead 

to any noticeable changes in junction performance.  
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AM Peak 

 

 

PM Peak 

 
Figure 3.1 Development Traffic 
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Potential Development Traffic Impact  

3.8 It is understood that a comprehensive modelling exercise was carried out in support 

of the proposed junction enhancements at the M5 Junction 28. To deliver a long term 

highway solution and cater for the future growth, development aspirations that are 

designated as part of the Mid Devon Local Plan has been considered as part of the 

model. These include: 

•••• North West Cullompton AL/CU/1 - 1100 dwellings and 40,000sq.m employment  

•••• Court Farm AL/CU/9– 150 dwellings 

••••  Padbrook Park AL/CU/10 – 30 dwellings 

•••• Knowle Lane AL/CU/8 – 340 dwellings 

•••• Exeter Road AL/CU/11 – 45 dwellings 

3.9 Both Local Highway Authority and Highway England are satisfied that the approved 

M5 Junction 28 improvements will provide sufficient capacity to accommodate the 

traffic arising from the above identified allocations without negating the benefits of the 

improvements, but provide a notional ceiling and capacity threshold. Any other 

developments outside those identified have to be considered on their own merits. 

3.10 It is understood that a further residential developments of 120 dwellings at Cummings 

Nursery was also accepted by DCC and HE based on the ground that the impact of 

this scheme will be compensated by a smaller scale of Knowle Lane development. 

3.11 A revised masterplan for the North West Cullompton Urban Extension scheme has 

been produced for approval by the relevant Local Authorities and this will see a 

reduction in the total commercial allocation of 30,000sq.m attributable to site 

constraints and refinement of the actual quantum of land that can be developed. The 

loss in employment use will inevitably led to a decrease in development traffic 

passing through the J.28 and thus release capacity for other developments. 

3.12 To establish the associated employment traffic impact, vehicle trip rates and the 

associated distribution model were abstracted from the “Assessment of Highway 

Options to Accommodate Potential Developments” published in August 2014 as part 

of the Mid Devon Local Plan Review. Based on the assessment the removal of 

30,000sq.m employment space would see a reduction in development traffic as 

follows: 

Employment 
AM Peak PM Peak 

IN OUT IN OUT 

Trip Rates 1.399 0.28 0.194 1.147 

Vehicle Trips 420 84 58 344 

Table 3.5 Employment Traffic Generation 
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Commercial – From Work % 
AM Peak PM Peak 

IN OUT IN OUT 

B3440 2% 8 2 1 7 

East Devon 6% 25 5 3 21 

M5 North 9% 38 8 5 31 

M5 South 13% 55 11 8 45 

Halberton/ Willand 10% 42 8 6 34 

B3181 South 1% 4 1 1 3 

Bradninch 3% 13 3 2 10 

Bickleigh 1% 4 1 1 3 

Tiverton 9% 38 8 5 31 

Cullompton 46% 193 39 27 158 

Table 3.6 Employment Traffic Distribution 

3.13 In light of this, the associated employment traffic that will pass through the M5 J.28 is 

tabulated below in comparison with the anticipated residential development traffic. 

2-Way Traffic 

Commercial AM Peak PM Peak 

M5 Junction 28 

M5 North 45 13 

M5 South 65 52 

A373 - East Devon 30 24 

Total Junction 141 89 

Colebrooke 

M5 Junction 28 

M5 North 10 10 

M5 South 6 6 

A373 - East Devon 7 6 

Total Junction 23 22 

Residual Capacity 

M5 Junction 28 

M5 North 35 3 

M5 South 59 46 

A373 - East Devon 23 18 

Total Junction 117 67 

Table 3.7 Residual Capacity 

3.14 As can be seen above, the anticipated development traffic arising from the proposed 

development site can be comfortably accommodated within the released capacity at 

Junction 28 as allowed for in the NW Cullompton commercial allocation. Therefore it 

is felt there is no justifiable highway objection to the proposed allocation of the 

Colebrooke site based on the operational performance of the junction consistent with 

the approach DCC and HE adopted to determine the residential development at 

Cummings Nursery.   
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4.0 TRAVEL PLAN FRAMEWORK 

4.1 Travel Plans are seen by the Government as a strategic management tool in 

achieving traffic reduction and accelerating the development of more sustainable 

travel trends on both strategic and local highway networks. They have the potential to 

bring significant benefits to the organisations, businesses and the community alike. 

4.2 It is therefore proposed that the site would provide a Travel Plan focusing on: 

• reducing car dependency and usage; 

• travel demand, sustainability and reduced travel need; 

• promoting and facilitating walking and cycling; 

• promoting and facilitating an increased use of public transport; 

• information, awareness raising and marketing; and 

• partnership working. 

4.3 The Travel Plan which will be submitted in support of any TA:  

• establish the policy framework under which the plan will operate; 

• summarise the existing transport situation on the local highway network and 

accessibility of the site by all transport modes; 

• provide baseline data on existing local travel behaviour together with an 

estimation of new demand; 

• establish the key objectives for the Plan; 

• summarise the on-site and off-site highway and other transport infrastructure 

measures / improvements being introduced to support sustainability; 

• include details of demand restraint and other positive incentive measures that 

will be introduced to encourage increased use of more sustainable modes. 

These will include:  

o numbers, management and allocation of the car parking spaces 

o measures to encourage car sharing 

o measures to encourage an increase in walking and cycling e.g. cycle 

purchase scheme, secure cycle parking and changing facilities 

o measures to encourage increase use of public transport 

o use of IT to reduce travel needs 

o travel information boards, trip planning services 

o visitor/customer travel management site servicing and deliveries 

management measures (e.g. home delivery service). 

• appropriate indicators and targets; 

• details of the necessary monitoring and review mechanisms proposed. 
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5.0 CONCLUSION 

5.1 This document has assessed the accessibility of this site and carried out a detailed 

study to establish the likely impact on the M5 J.28 which has been identified as a 

barrier to the site’s allocation.  

5.2 Prior to any planning submission a full assessment at key junctions within the town 

will be required to identify and propose any appropriate mitigation measures should 

these be required.  

5.3 This review concludes that: 

• The site is strategically positioned within the vicinity of the existing shopping, 

education, healthcare and employment destinations; 

• Its connectivity to the walking/cycling routes and proximity to the public 

transport network, offers realistic alternative travel mode choices to the private 

car for day to day destinations; and   

• The site has no perceptible detrimental impact on the M5 Junction 28 as the 

anticipated development traffic can be accommodated within the envisaged 

enhancement scheme and released capacity from a reduction in the quantum 

of commercial development in the NW Cullompton masterplan.  

• Consistent with other approved applications in the town, there are no justifiable 

grounds for a highway objection to this proposal based on its impact on 

Junction 28. 

• The Design of the site will facilitate: 

- an adequate and safe parking environment;  

- access junctions suitable for all road users; and 

- a highly permeable and appealing walking and cycling environment. 

• The introduction of the Development Travel Plan will assist in:  

- mitigating the site impact;  

- strengthening the coherence of the whole community; and 

- delivering a sustainable site in the neighbourhood area. 

5.4 It is therefore considered that in transportation terms the site is suitable for promotion 

within the Local Plan as a residential development. 
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INTRODUCTION 

 PURPOSE OF THE STUDY 

 Bradley Murphy Design was commissioned by Mr Force and Mr Christian to review and 

comment on the conclusions set out within the Mid Devon District Council Local Plan Review: 
Proposed Submission Consultation Sustainability Appraisal February 2015.  

 The Sustainability Appraisal (SA) has been prepared as part of a wider evidence base to inform 

the Local Plan making process; the February 2015 Sustainability Appraisal is the result of an 

iterative appraisal process undertaken by Mid Devon District Council. 

 Specifically BMD was asked to comment on the findings of sustainability objective A) Protection 

of the Natural Environment for a number of sites identified for residential development. BMD 

was also asked to provide a commentary on the likely impact of development on a site of an 
additional 16.8ha and the combined impact of the 16.8ha site combined with land allocated 

under Policy CU21. The sites are shown in Figure 1: Site and Study Area.  

 The purpose of the commission was to review: the commentary relating to landscape and visual 

sensitivity; and the associated scoring within the SA, which reflects the considered likely 
impact of development on the landscape character and visual context, with and without 

mitigation.  

 To enable a view to be reached on the appropriateness or otherwise of the findings, a desktop 

study for each of the sites was conducted in April 2015. The desktop study included a review 
of background information about the sites and surrounding landscape context including the 

existing evidence base relating to landscape character assessment and visual sensitivity. This 

included:  

- Published landscape character assessment; 

- Landscape and Visual Appraisal, Strategic Site Options, Mid Devon, September 2014; 

- Local Plan Review: Proposed Submission Consultation: Sustainability Appraisal, February 

2015; 

- Mid Devon Green Infrastructure Assessment 2013. 

 Further to the desk top study, a site visit to Cullompton was carried out in April 2015. The site 

visit enabled an understanding of each of the sites’ landscape character and their existing 

visual context, alongside the likely visibility and landscape impact of any development on site. 
To inform the visual appraisal, a review of viewpoints identified as part of the Peter Brett 

Associates Landscape and Visual Appraisal, Strategic Site Options, Mid Devon, September 

2014 was undertaken, alongside the testing of potential viewpoints identified as part of the 

desk top study. 
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 A commentary for each site has been compiled which identifies key landscape features, an 

overview of landscape character and visual context and the likely impacts of development on 

each site. In commenting on the appropriateness or otherwise of the scoring relating to impact 

on the Natural Environment, the methodology as set out within the Local Plan Review: 
Proposed Submission Consultation: Sustainability Appraisal, February 2015 was followed. A 

summary of the commentary and scoring for each site is collated on Table 1.0 in Appendix 1. 

 The desktop study, site visit and subsequent written commentary were undertaken at a strategic 
level to enable a review of an existing appraisal and do not purport to form a separate 

Landscape and Visual Appraisal. All findings are subject to further site visits to verify the initial 

appraisals made relating to intervisibility and landscape character. 

 

 NORTH WEST CULLOMPTON: POLICY CU1-6 

 North West Cullompton is a site of 94 ha and is allocated for mixed use development with up to 

1150 new dwellings. 

 The site falls within the Devon Landscape Character Type LCT 3B: Lower Rolling Farmland and 
Settled Valley Slopes’. 

 The site lies within a gently rolling landscape with strong undulations, Rull Hill forms a visible 

high point within the landscape.  

 The site falls in to two parts, with a northern parcel wrapping around the lower slopes of Rull Hill 
and the southern parcel straddling Goblin Lane, the sites are separated by areas of proposed 

Green Infrastructure, which is to include strategic scale GI as well as areas of public open 

space.  

 The boundary of the site to the north is formed from field hedgerows, separating the site from 
open countryside, the eastern boundary lies along the B318 and the western edge of 

Cullompton. The southern boundary meets the western edge of Cullompton as it extends 

along Little Toms, and the western boundary is again separated from open countryside by 
hedgerow and intermittent hedgerow trees forming vertical features within the landscape. 

 The site comprises pasture and arable farmland and combines an irregular shaped small to 

medium scale field structure bounded by mature hedgerows and hedgerow trees, some of 

which are covered by TPO’s. 

 The site is most visible from a variety of points along Goblin Lane PROW running north south 

through Growen Farm, points along the PROW crossing Rull Hill, and the stretch of the B3181 

travelling south where the allocated land borders the road. In addition there are a small 

number of residential receptors with direct views on to the land. The allocated land is also 
visible from field gateways along Beacon Lane to the northwest, and from points along Rull 

Lane travelling from Sutton Barton.  
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 The majority of the site is currently separated from the developed edge of Cullompton through a 

combination of landform and vegetation. Within views of the site, particularly from the north 

and west, the developed edge of Cullompton is not a predominant feature. Where 

development is visible, it appears small scale and nestled amongst the gently rolling 
landscape. The landscape character is rural, tranquil and settled. 

 Development would extend the western edge of Cullompton in to open countryside and would 

change irrevocably the current landscape character. The policy requires ‘environmental 
protection and enhancement’ alongside development and a significant proportion of green 

infrastructure is proposed as part of the allocation. Whilst it is considered that green 

infrastructure could contribute in part to the integration of the proposed southern parcel of 

development at Growen Farm with the rural landscape to the west and north, the development 
of the lower parts of Rull Hill and Rull Lane will contribute to the visible extension of 

Cullompton in to the rural landscape, reducing the distance between Cullompton and Sutton 

Barton, and will change the immediate character of the view and landscape context 

permanently. Even with mitigation it is considered that the overall impact of development will 
remain negative.  

 

 EAST CULLUMPTON: POLICY CU7-12 

 A site of 160ha to the east of Cullompton is allocated for mixed use development with up to 2100 
dwellings. 

 The site falls within the Devon Landscape Character Type LCT3E: ‘Lowland Plains’. 

 The site is predominantly flat and relatively open, as is the surrounding landscape although the 

land does gradually rise up to the east with localised high points and variations in topography. 

 The north, east, and southern boundaries coincide with hedged field boundaries. To the west, a 

hedged boundary separates the site from a small area of Public Open Space in flood plain 

next to the River Culm. Where the site is bisected by the Honiton road, lower level hedgerow 
and fenced boundaries afford wider views across the site. 

 The site consists of predominantly agricultural farmland, with a medium to large scale field 

structure. Whilst not all fields are bounded by hedgerows, where these exist they tend to be 

mature and species rich. Most of the hedgerows are likely to be considered as ‘important’ 
under the Hedgerow Regulation Act 1997. Small stands of mature trees also form vertical 

features within the landscape. 

 The low lying site, within a wider flatter area of landscape, means that short distance views from 

the surrounding network of lanes are restricted. Some longer distance, glimpsed views of the 
site from higher ground to the south west and north west of Cullompton and the Blackdown 

AONB are available. An absence of PROW across the land results in a high level of visual 

containment, despite the size of the site. Most sensitive views are from existing dwellings on 



Local Plan Review Options: Public Consultation 
Cullompton 
 
 
 

 

BMD.15.013.RP.001 Landscape & Visual Impact Summary 
April 2015       

5 
 

the Honiton Road and from a PROW next to the Culm watercourse on the western edge of the 

site. 

 The site is currently entirely separate from the urban development of Cullompton, separated by 

the M5 corridor and the River Culm. The industrial estate to the north west of the land 
allocation has physically extended the urban fringe across the motorway, but the developed 

edge of Cullompton is not perceived as crossing the motorway and river corridor, The linear 

development of Stonyford to the east of the motorway and the flatter more agricultural use of 
the site result in a more urbanised character to the west of the site, closer to the motorway. 

Once the vegetated valley is crossed on the Honiton road approximately half way across the 

land, the landscape character becomes more rural.  

 Development of this area would create a new urban development, effectively doubling the size of 
Cullompton. Fields to the west of the site are more readily able to be developed than those to 

the east beyond the vegetated valley bisecting the site due to the more urbanising elements 

already present. The land use would change irreversibly, and the more rural landscape 

character of the site in the east would be impacted upon. The visual perception of the location 
of Cullompton will change. The policy requires ‘environmental protection and enhancement’ 

which will help mitigate the impact, but the SA acknowledges that there will still be an impact 

on the character of this area. Given the scale of the development and the current open 

landscape character it is considered that post mitigation the impact of development will remain 
negative. 

 

 KNOWLE LANE: POLICY CU13 

 A site of 9.8ha of land is allocated for residential development of up to 315 dwellings. 

 The site is located within the Devon Landscape Character Type LCT 3B: ‘Lower Rolling Farmland 

and Settled Valley Slopes’ 

 The site is bordered by Ponsford Lane to the north and extends across a localised watercourse 
which will become an integral part of any development. The eastern boundary of the site links 

with the existing urban edge of Cullompton, the western boundary tapers with the localised 

watercourse. 

 The site is currently used as pasture and is part of a localised low lying valley landscape, the site 
is in close proximity to a number of TPO’d trees close to the north eastern corner of the site, 

small scale field boundaries are defined by hedgerows and lines of maturing hedgerow trees. 

 The site is visually well contained, with the most sensitive viewpoints restricted to views across to 

the site beyond hedgerows from Knowle Lane and a short stretch of PROW crossing from 
Ponsford Lane. Glimpsed views across the site are also available from gateways on Ponsford 

Lane. The existing edge of Cullompton is a visible feature of views towards the site. 
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 The site has a strong degree of intervisibility with the urban edge of Cullumpton lying to the east, 

new development within the town is visible extending along the watercourse towards the site. 

The existing landscape of the site is pastoral and settled with prominent built form and 

infrastructure associated with the town giving the site more of an urban edge character. 

 Development within the site represents a continuation of the existing western edge of 

Cullompton. Development will extend in to open countryside, and land use will be altered 

permanently, but the backdrop of the existing townscape will remain an influencing 
characteristic within localised views. Mitigation is likely to include green infrastructure along 

the watercourse. It is considered that the impact of development will be mitigated for through 

the introduction of new SuDS and native planting resulting in a neutral effect post mitigation. 

 

 WARE PARK AND FOOTLANDS: POLICY CU14 

 A site of 2.1ha is allocated for residential development of up to 38 dwellings. 

 The site is located within the Devon Landscape Character Type LCT 3B: ‘Lower Rolling Farmland 

and Settled Valley Slopes’ 

 The site lies to the west of the Knowle Lane site CU13. The site extends to the western end of 

Knowle Lane and meets the watercourse at its northern boundary. 

 Development within the site will represent a continuation of any development at the Knowle Lane 

site. Given the visual containment of the site in conjunction with development to the north and 
east, landscape and visual impact is likely to be minimal. Taking in to account mitigation that 

would include green infrastructure along the watercourse. It is considered that the impact of 

development would result in a neutral effect post mitigation. 

 

 LAND AT EXETER ROAD, CULLOMPTON: POLICY CU15 

 A site of 1.4ha is allocated for residential development of up to 38 dwellings. 

 The site falls within Devon Landscape Character Type LCT 3A: ‘Upper Farmed and Wooded 
Valley Slopes’ 

 The site is bordered to the north by the existing development of Heyridge Meadow. The B3183 

lies to the eastern boundary, the Culm Vale Bowls Club, accessed from the B3183 will remain 

at the centre of the development. The southern boundary incorporates a stand of maturing 
trees which screen wider views from the south. To the west of the site, landform rises sharply 

towards Padbrook Hill.  

 The site has small number of dwellings on it currently, the Culm Valley bowls club lies at the 

centre of the site, but does not form part of the allocation. The existing built form and 
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relationship to the urban edge of Cullompton results in an estate character across the site, with 

maturing trees within maintained grounds a feature of the landscape. An Oak tree borders the 

roadside covered by a temporary TPO. 

 The site is visible from the B3183 as you enter the outer limits of Cullompton, but remains 
relatively well contained from wider views as a result of rising landform and intervening 

vegetation which form an effective screen from the south and west. 

 The site’s uses and relationship with adjacent development to the northwest give the site a more 
urban character, although maturing vegetation bordering the roadside to the east and west, 

and pasture rising sharply to the west, offset this to a degree. 

 Development on this site will extend the urban edge of Cullompton. The more wholesale 

development of this site will be in contrast to the more open nature of the site at present and 
will remain visible from the B3183. Mitigation will be provided through policies S9 

‘Environment’ and DM1 ‘High Quality Design’. Overall the impact of development on the site is 

considered to be neutral post mitigation. 

 

 CUMMINGS NURSERY: POLICY CU16 

 A site of 2.78ha at Cummings Nursery is allocated for residential development of up to 120 

dwellings. 

 The site falls within the Devon Landscape Character Type LCT 3E: ‘Lowland Plains’ 

 The site is a former plant growing nursery, the footprint of the land consists of a number of 

derelict greenhouses. The site is bordered to the east by the residential development of Culm 

Lea and to the north by River Drive, both accessed from Honiton Road. To the south, lie arable 

fields associated with the nursery site. These currently lie within a separate allocation (CU7-
12). To the west, lies the flood plain of the River Culm and a PROW bordering the site. 

 The site is visually well contained within wider views from the north, east and west, although the 

greenhouses are a visible feature of the footpath walking north next to the river and from within 
longer distance views from higher ground from parts of south east Cullompton. Here the 

greenhouses are seen against the backdrop of the existing industrial estate. 

 The site’s location adjacent to residential development to the east and north, coupled with the 

visual relationship of the site with the industrial estate to the north gives the site an urban edge 
quality. The use of coniferous trees as a boundary with the flood plain to the west exacerbate 

this. 

 Development of the site would change the land use, replacing the existing derelict greenhouses 

with residential development. The development of this site, taken in isolation, is unlikely to 
affect the wider landscape character or visual amenity to a large degree. The inclusion of GI to 
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replace existing coniferous hedgerows with more native boundaries would offset any negative 

impacts resulting in a neutral effect post mitigation. 

 

 LAND AT COLEBROOK: POLICY CU21 

 A site of 4.8 ha is allocated for residential development of up to 100 dwellings. 

 The south of the site is located within the Devon Landscape Character Type LCT 3C: ‘Sparsely 

Settled Farmed Valley Floors’ the northern portion of the site lies within the LCT 3B: ‘Lower 
Rolling Farmland and Settled Valley Slopes’.  

 The site forms part of a gently rolling landscape meeting the urban edge of Cullompton to the 

east and fishing lakes associated with Kia Ora farm in the northwest corner. The land rises up 

to border the rugby club in the north.  

 The site is bounded by Cole Brook to the west, and the urban edge of Cullompton to the east 

and south beyond Colebrook Lane, elsewhere hedgerows separate the site from adjacent 

land. 

 The site is currently used for pasture and is part of a small scale field structure that extends west 
up through a localised valley. Hedgerow boundaries and intermittent hedgerow trees are a 

feature of the site as is mature vegetation associated with the watercourse on the western 

boundary. 

 The site is visually well contained; it is visible within localised views at the bottom of the valley 
leaving Cullompton, but screened beyond vegetation and intervening landform from longer 

distance viewpoints. The most sensitive receptors will include pedestrians on the PROW on 

Russel Lane, from which glimpsed views are available of the site from localised high points. 

The townscape of Cullompton forms a predominant feature of longer distance views from the 
PROW creating an urban backdrop to a rural foreground. 

 The site has a strong association with the western and southern edge of Cullompton, separated 

from it by a vegetated boundary. The bridge crossing Cole Brook at the western edge of the 
site effectively forms the edge of urban development, and gives the site more of an urban 

fringe character; beyond the bridge Colebrook Lane winds up through a pastoral and tranquil 

landscape.  

 Development of the site would extend the urban edge marginally to the west. Whilst land use 
and immediate landscape character would change, the wider landscape and visual amenity 

would be less affected. The site is relatively small in scale and is locally visually contained, 

where the site is visible within longer distance views the site will be seen against the backdrop 

of the existing development of Cullompton. A proportion of Green Infrastructure is proposed as 
part of the allocation within an area of flood plain within the site. Given the relationship of the 

site to the existing urban edge and the screening of the site offered by the existing vegetated 
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boundaries, it is considered that post mitigation the impact of development on the site would 

be neutral. 

 

 LAND AT COLEBROOK 16.8HA  

 The site has not been allocated within the Local Plan Review February 2015, but has been 

previously considered and is partially discussed within the SA in relation to Policy CU21. 

 The site lies within the Devon Landscape Character Type LCT3C ‘Sparsely Settled Farmed Valley 
Floors’ the western half of the site lie within the LCT 3B: Lower Rolling Farmland and Settled 

Valley Slopes’. 

 The site forms part of a gently rolling landscape at the floor of a localised valley. The site extends 

from the southern urban edge of Cullompton up towards Colebrook and north to meet the Kia 
Ora fishing lakes.  

 The northern boundary of the site is formed with the fishing lakes at Kia Ora farm. The eastern 

and southern boundaries follow the vegetated watercourse of Cole Brook. The western 

boundary is hedged in the south at the point up to the point at which Colebrook Lane bisects 
the site, to the north of Colebrook Lane it cuts across two fields to reach the watercourse, with 

no apparent boundary edge. 

 The site is currently used for pasture and features hedgerow field boundaries with mature 

hedgerow trees at intervals which give a degree of compartmentalisation. The watercourse 
and fishing lakes are more strongly vegetated and visually define the watercourse from longer 

distances. 

 The rising landscape to the west and north result in relatively locally contained views. The most 

sensitive receptors will include pedestrians on the PROW on Russel Lane, from which more 
open views are available of the site from localised high points. The urban development of 

Cullompton forms a predominant feature of longer distance views from the PROW.  

 The site is currently physically separated from the urban edge of Cullompton by Cole Brook and 
the current pasture land associated with Policy CU21. The landscape character of the site is 

pastoral and tranquil; there is a visual perception of Cullompton when travelling east towards 

the town and from PROW on Russel Lane as it features within views. 

 Development would extend the urban edge of Cullompton in to the rural open countryside and 
would reduce the gap between Colebrook and Cullompton. The current land use and 

landscape character would alter irreversibly beyond Cole Brook. Within longer distance views 

from PROW along Russel Lane, whilst the urban edge of the town would appear closer, the 

backdrop of Cullompton would remain in view; new development would be seen against the 
backdrop of the existing townscape. As elsewhere, new GI would be incorporated as part of 

the proposals to integrate development with the wider landscape, including the retention of 
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existing hedgerows and trees where possible. Post mitigation it is considered that the impact 

of development will still result in a negative impact. 

 

 COMBINED SITE OF LAND AT COLEBROOK AND ADDITIONAL 16.8HA 

 BMD was asked to consider the impacts of development on a combined site comprising Land at 

Colebrook and the additional 16.8ha adjacent to it.  

 The rising landscape to the west and north result in relatively locally contained views. The most 
sensitive receptors will include pedestrians on the PROW on Russel Lane, from which more 

open views are available of the site from localised high points. The urban development of 

Cullompton forms a predominant feature of longer distance views from the PROW.  

 The combined site is currently separated from the western and southern edge of Cullompton by 
a vegetated boundary. The bridge crossing Cole Brook at the western edge of the site 

effectively forms the edge of urban development, and gives the eastern portion of the site 

more of an urban fringe character. Beyond the bridge, Colebrook Lane runs through the 

western portion of the site which has a more pastoral and tranquil landscape character. 

 Development would extend the urban edge of Cullompton in to the rural open countryside and 

would reduce the gap between Colebrook and Cullompton. The current land use and 

landscape character would alter irreversibly beyond Cole Brook. Within longer distance views 

from PROW along Russel Lane, whilst the urban edge of the town would appear closer, the 
backdrop of Cullompton would remain in view; new development would be seen against the 

backdrop of the existing townscape. As elsewhere, new GI would be incorporated as part of 

the proposals to integrate development with the wider landscape, including the retention of 

existing hedgerows and trees where possible. Post mitigation it is considered that the impact 
of development will still result in a negative impact. 

 

 SUMMARY  

 Whilst for the most part the BMD scoring is consistent with the scoring recorded in the SA there 

are two inconsistencies: 

 Northwest Cullompton CU1-6: BMD record a post mitigation score of -2 to the SA’s 

score of 0. Whilst it is considered that green infrastructure could contribute in part to the 
integration of the proposed southern parcel of development at Growen Farm with the 

rural landscape to the west and north, the development of the lower parts of Rull Hill and 

Rull Lane will contribute to the visible extension of Cullompton in to the rural landscape, 

reducing the distance between Cullompton and Sutton Barton, and will change the 
immediate character of the view and landscape context permanently. Even with 

mitigation it is considered that the overall impact of development will remain negative. 
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 Land at Exeter Road CU15: BMD record an impact score of -1 to the SA’s score of -2. 

The site’s uses and relationship with adjacent development to the northwest give the site 

a more urban character, although maturing vegetation bordering the roadside to the east 

and west, and pasture rising sharply to the west, offset this to a degree.  Overall the 
impact of development on the site is considered to be neutral post mitigation. 

 In assessing the additional land of 16.8ha both in isolation and in combination with CU21 the 

following scores were recorded. 

 Additional Land 16.8ha: BMD record an impact score of -2, with a post mitigation score 
of -1 

 Combined site: BMD record an impact score of -2, with a post mitigation score of -1 
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A. BASELINE FIGURES 

  

 Figure 01: Site and Study Area 

 Figure 02: Landscape Summary Table 
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Policy Allocation Sustainability Objective A) Protection of the Natural 
Environment: Commentary 

Impact Mitigation Post 
Mitigation 

  SA BMD  SA BMD 

North West 
Cullompton 

CU1-CU6 

The majority of the site is currently separated from the developed 
edge of Cullompton through a combination of landform and 
vegetation. Within views of the site, particularly from the north and 
west, the developed edge of Cullompton is not a predominant 
feature. Where development is visible, it appears small scale and 
nestled amongst the gently rolling landscape. The landscape 
character is rural, tranquil and settled. 

 

-3 -3 Development would extend the western edge of Cullompton in to open 
countryside and would change irrevocably the current landscape 
character. The policy requires ‘environmental protection and 
enhancement’ alongside development and a significant proportion of 
green infrastructure is proposed as part of the allocation. Whilst it is 
considered that green infrastructure could contribute in part to the 
integration of the proposed southern parcel of development at Growen 
Farm with the rural landscape to the west and north, the development 
of the lower parts of Rull Hill and Rull Lane will contribute to the visible 
extension of Cullompton in to the rural landscape, reducing the 
distance between Cullompton and Sutton Barton, and will change the 
immediate character of the view and landscape context permanently. 
Even with mitigation it is considered that the overall impact of 
development will remain negative.  

 

0 -2 

East Cullompton 

CU7-CU12 

The site is currently entirely separate from the urban development 
of Cullompton, separated by the M5 corridor and the River Culm. 
The industrial estate to the north west of the land allocation has 
physically extended the urban fringe across the motorway, but the 
developed edge of Cullompton is not perceived as crossing the 
motorway and river corridor, The linear development of Stonyford 
to the east of the motorway and the flatter more agricultural use of 
the site result in a more urbanised character to the west of the site, 
closer to the motorway. Once the vegetated valley is crossed on 
the Honiton road approximately half way across the land, the 
landscape character becomes more rural.  

-2 -2 Development of this area would create a new urban development, 
effectively doubling the size of Cullompton. Fields to the west of the site 
are more readily able to be developed than those to the east beyond 
the vegetated valley bisecting the site due to the more urbanising 
elements already present. The land use would change irreversibly, and 
the more rural landscape character of the site in the east would be 
impacted upon. The visual perception of the location of Cullompton will 
change. The policy requires ‘environmental protection and 
enhancement’ which will help mitigate the impact, but the SA 
acknowledges that there will still be an impact on the character of this 
area. Given the scale of the development and the current open 

-1 -1 
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landscape character it is considered that post mitigation the impact of 
development will remain negative. 

 

Knowle Lane 

CU13 

The site has a strong degree of intervisibility with the urban edge 
of Cullumpton lying to the east, new development within the town 
is visible extending along the watercourse towards the site. The 
existing landscape of the site is pastoral and settled with 
prominent built form and infrastructure associated with the town 
giving the site more of an urban edge character. 

 

-1 -1 Development within the site represents a continuation of the existing 
western edge of Cullompton. Development will extend in to open 
countryside, and land use will be altered permanently, but the 
backdrop of the existing townscape will remain an influencing 
characteristic within localised views. Mitigation is likely to include green 
infrastructure along the watercourse. It is considered that the impact of 
development will be mitigated for through the introduction of new SuDS 
and native planting resulting in a neutral effect post mitigation. 

 

0 0 

Ware Park and 
Footlands 

CU14 

The site lies to the west of the Knowle Lane site CU13. The site 
extends to the western end of Knowle Lane and meets the 
watercourse at its northern boundary. 

 

0 0 Development within the site will represent a continuation of any 
development at the Knowle Lane site. Given the visual containment of 
the site in conjunction with development to the north and east, 
landscape and visual impact is likely to be minimal. Taking in to 
account mitigation that would include green infrastructure along the 
watercourse. It is considered that the impact of development would 
result in a neutral effect post mitigation. 

 

0 0 

Land at Exeter Road, 
Cullompton 

CU15 

The site’s uses and relationship with adjacent development to the 
northwest give the site a more urban character, although maturing 
vegetation bordering the roadside to the east and west, and 
pasture rising sharply to the west, offset this to a degree. 

 

-2 -1 Development on this site will extend the urban edge of Cullompton. The 
more wholesale development of this site will be in contrast to the more 
open nature of the site at present and will remain visible from the 
B3183. Mitigation will be provided through policies S9 ‘Environment’ 
and DM1 ‘High Quality Design’. Overall the impact of development on 
the site is considered to be neutral post mitigation. 

 

0 0 
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Cummings Nursery 

CU16 

The site’s location adjacent to residential development to the east 
and north, coupled with the visual relationship of the site with the 
industrial estate to the north gives the site an urban edge quality. 
The use of coniferous trees as a boundary with the flood plain to 
the west exacerbate this. 

 

0 0 Development of the site would change the land use, replacing the 
existing derelict greenhouses with residential development. The 
development of this site, taken in isolation, is unlikely to affect the wider 
landscape character or visual amenity to a large degree. The inclusion 
of GI to replace existing coniferous hedgerows with more native 
boundaries would offset any negative impacts resulting in a neutral 
effect post mitigation. 

 

0 0 

Land at Colebrook 

CU21 

The site has a strong association with the western and southern 
edge of Cullompton, separated from it by a vegetated boundary. 
The bridge crossing Cole Brook at the western edge of the site 
effectively forms the edge of urban development, and gives the 
site more of an urban fringe character; beyond the bridge 
Colebrook Lane winds up through a pastoral and tranquil 
landscape.  

 

-1 -1 Development of the site would extend the urban edge marginally to the 
west. Whilst land use and immediate landscape character would 
change, the wider landscape and visual amenity would be less 
affected. The site is relatively small in scale and is locally visually 
contained, where the site is visible within longer distance views the site 
will be seen against the backdrop of the existing development of 
Cullompton. A proportion of Green Infrastructure is proposed as part 
of the allocation within an area of flood plain within the site. Given the 
relationship of the site to the existing urban edge and the screening of 
the site offered by the existing vegetated boundaries, it is considered 
that post mitigation the impact of development on the site would be 
neutral. 

 

0 0 

Additional 16.8ha The site is currently physically separated from the urban edge of 
Cullompton by Cole Brook and the current pasture land 
associated with Policy CU21. The landscape character of the site 
is pastoral and tranquil; there is a visual perception of Cullompton 
when travelling east towards the town and from PROW on Russel 
Lane as it features within views. 

 

 

NA -2 Development would extend the urban edge of Cullompton in to the 
rural open countryside and would reduce the gap between Colebrook 
and Cullompton. The current land use and landscape character would 
alter irreversibly beyond Cole Brook. Within longer distance views from 
PROW along Russel Lane, whilst the urban edge of the town would 
appear closer, the backdrop of Cullompton would remain in view; new 
development would be seen against the backdrop of the existing 
townscape. As elsewhere, new GI would be incorporated as part of the 
proposals to integrate development with the wider landscape, 
including the retention of existing hedgerows and trees where possible. 

NA -1 
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Post mitigation it is considered that the impact of development will still 
result in a negative impact. 

 

Combined SIte 

CU21 +Additional 
16.8ha 

The combined site is currently separated from the western and 
southern edge of Cullompton by a vegetated boundary. The 
bridge crossing Cole Brook at the western edge of the site 
effectively forms the edge of urban development, and gives the 
eastern portion of the site more of an urban fringe character. 
Beyond the bridge, Colebrook Lane runs through the western 
portion of the site which has a more pastoral and tranquil 
landscape character. 

 

NA -2 Development would extend the urban edge of Cullompton in to the 
rural open countryside and would reduce the gap between Colebrook 
and Cullompton. The current land use and landscape character would 
alter irreversibly beyond Cole Brook. Within longer distance views from 
PROW along Russel Lane, whilst the urban edge of the town would 
appear closer, the backdrop of Cullompton would remain in view; new 
development would be seen against the backdrop of the existing 
townscape. As elsewhere, new GI would be incorporated as part of the 
proposals to integrate development with the wider landscape, 
including the retention of existing hedgerows and trees where possible. 
Post mitigation it is considered that the impact of development will still 
result in a negative impact. 

 

NA -1 



CU7 - CU12

CU1 -CU6

CU1 -CU6

CU13

CU14

CU21

CU15

CU16

16.8HA

 

 

Bradley Murphy Design Ltd
1 The Courtyard
Hatton Technology Park
Dark Lane
Hatton
Warwickshire
CV35 8XB

t:  01926 676496
e: info@bradleymurphydesign.co.uk
www.bradleymurphydesign.co.uk

Client

Purpose of Issue

Rev

This drawing is the property of Bradley Murphy Design Ltd. 
Copyright is reserved by them and the drawing is issued on 
the condition that it is not copied, reproduced, retained nor 
disclosed to any unauthorized person either wholly or in part 
without the consent of Bradley Murphy Design Ltd.

Description

Project

Drawing Title

DateDrawn

Job No.

Checked

Scale

Approved

Sheet Size

Drawing Number

Revision

Date

FIGURE 01: SITE AND STUDY AREA

27/04/2015JP

15.013

BMD.15.013.RP01.FIGURE 1

JP

As Shown

LB

A3
-

GENESIS TOWN PLANNING

Information

COLEBROOKE, CULLOMPTON

0 600m200m 400m 800m 1000m 2km

PROPOSED RESIDENTIAL 
ALLOCATION

PROPOSED CONTINGENCY 
HOUSING SITE ALLOCATION

PROPOSED MIXED USE 
ALLOCATION

CU13 - KNOWLE LANE

CU14 - WARE PARK & FOOTLANDS

CU15 - LAND AT EXETER ROAD

CU16 CUMMINGS NURSERY

CU1 - 6 - NORTH WEST 
CULLOMPTON

CU7 - 12 - EAST CULLOMPTON

CU21 - COLEBROOKE

SOURCE:
MID DEVON LOCAL PLAN 2013 - 2033
PUBLICATION STAGE POLICIES MAP - 
CULLOMPTON

RESIDENTIAL ALLOCATIONS IN 
CULLOMPTON (2013 - 2033)

KEY

COMBINED SITE BOUNDARY 

ADDITIONAL LAND 16.8HA






