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Local Plan Review Consultation 

Forward Planning 

Mid Devon District Council 

Phoenix House 

Tiverton 

EX16 6PP 

 

 

 

Dear Sir/Madam 

 

Mid Devon Local Plan 2013-2033  

Proposed Pre-Submission Modifications to the Publication Plan  

 

I write on behalf of Lightwood Land in respect of the proposed modifications to the pre-

submission version of Mid Devon Local Plan. Since April 2015 Lightwood Land has 
contractually assembled the major part of the East Cullompton. 

APPENDIX 1: LAND CONTROL WITHIN THE EAST OF  

CULLOMPTON ALLOCATION 

 

These representations follow Lightwood Land’s comments of April 2015 on the Publication 

Plan itself. It is understood that the current consultation is a targeted one and relates only 

to limited changes to existing policies, their supporting text and some additional allocations 

in respect of a tourism development at Junction 27 and non-strategic housing sites. 

Lightwood Land’s direct response to the proposed changes to the Plan is presented in the 
form a schedule of representations. 

APPENDIX 2: SCHEDULE OF REPRESENTATIONS ON THE  

PRE-SUBMISSION MODIFICATIONS 

 

Lightwood Land endorses the positive long term vision for Cullompton that is set out in 

the Local Plan under Policy S11, and its spatial expression in the East Cullompton allocation 

(Policies CU7-CU11). The proposed allocation is a well-reasoned response to meeting the 

housing needs of Mid Devon in the context of its settlement pattern and the environmental 

constraints pertaining to its main urban areas.  It also attracts local support from 
Cullompton Town Council and the Neighbourhood Plan Steering Group.  

Growth to the east of M5 at Cullompton is a major strategic decision for the Council and 

the Plan rightly allocates a sufficient area to achieve the critical mass for a new community 

to be established with a degree of self-containment. In order to maintain developer and 

investor confidence, the justification for a new motorway junction and the viability of 

developer funding towards its construction, it is vital and welcome that the East 

Cullompton allocation is maintained as a whole. The Plan recognises that not all of the 

allocation will be developed during the plan period. The key question for this Plan is not 
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whether the East Cullompton allocation as a whole is sound but the level of housing that 

it should be relied upon to deliver within the plan period.  

Nearly two years have passed since the original Publication Plan and the plan-making 

landscape has continued to develop. 

The sub-regional planning context has continued to evolve with the agreement of Mid 

Devon Council in July 2016 to take part in the preparation of a new Greater Exeter 

Strategic Plan to 2040. This is still at an evidence gathering stage with a 1st Draft Plan 

loosely programmed for Autumn 2017. 

In January 2017 the East of Cullompton allocation of 2,600 homes was backed by 

Government as ‘Culm’ Garden Village, one of 14 such new settlements. Mid Devon 

Council’s Expression of Interest highlights the potential of Culm to grow to upto 5,000 

homes. The Expression of Interest was supported by Cullompton Town Council, the 

Cullompton Neighbourhood Plan Steering Group and the Heart of the South West Local 
Enterprise Partnership. 

Critically the Expression of Interest also highlights the need for around £50m of 

infrastructure funding to unlock the development of Culm Garden Village, with a payback 

mechanism for around half that amount from an allocation of 2,600 homes. If through 

subsequent phases of Plan-making a larger new settlement project was adopted, then it 

could contribute more fully the infrastructure requirements. The £23bn National 

Productivity Investment Fund for 2017/18 -2021/22, announced in the 2016 Autumn 
Statement, is primed to be used for this purpose. It includes: 

 £2.3bn Housing Infrastructure Fund to help build 100,000 new homes in high-

demand areas 

 £1.4 billion to deliver 40,000 affordable homes 
 £1.8bn Local Growth Fund money to English regions for infrastructure investment 

At the Parish level a Neighbourhood Plan is in preparation for Cullompton. A draft was 

published for consultation at the end of 2016 and the next version will explore the potential 

for an extended allocation, within the context of the merging Greater Exeter Plan. 

APPENDIX 3: LOCALLY-LED GARDEN VILLAGES, TOWNS AND  

CITIES PROSPECTUS (CLG, MARCH 2016) 

 

APPENDIX 4: CULM GARDEN VILLAGE EXPRESSION OF INTEREST 

 (AUGUST 2016) 

 

APPENDIX 5: GARDEN VILLAGE PRESS RELEASE 

 (CLG, JANUARY 2017) 

 

APPENDIX 6: LETTER FROM CLG TO MID DEVON COUNCIL 

 (JANUARY, 2017) 

 

APPENDIX 7: REPORT TO CABINET ON THE PROPOSED GREATER  

EXETER STRATEGIC PLAN (MDDC, JULY 7TH 2016) 

 

Alongside a schedule of representations on the proposed pre-submission modifications, we 

have submitted an Evidence Base and Delivery Document, drawing together the evidence 

base on the allocation, confirming the justification for it, outlining opportunities and 

constraints, and affirming its housing capacity for plan-making purposes. We have also 

presented a section on the deliverability of the allocation in acknowledgement of its 

https://www.middevon.gov.uk/media/342814/culm-garden-village-mid-devon-eoi-submission_low-res2.pdf
https://www.middevon.gov.uk/resident-links/planning-policy/cullompton-town-council/
https://www.middevon.gov.uk/resident-links/planning-policy/cullompton-neighbourhood-plan/
https://www.middevon.gov.uk/resident-links/planning-policy/the-heart-of-the-south-west-hotsw-lep/
https://www.middevon.gov.uk/resident-links/planning-policy/the-heart-of-the-south-west-hotsw-lep/
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infrastructure requirements. The master plan for the allocation will be developed in due 

course in line with the Plan’s requirement for public engagement within an SPD process.  

Background to the pre-submission modifications  

Consultation on the Publication Local Plan was held between February and April 2015. At 

that time, it was intended that the Local Plan would be submitted for examination later 

that year. However, following consultation, the need for additional technical work was 

identified in order to ensure that the evidence base would be robust prior to submission. 

This work has, in part, been reliant on Highways England and the Environment Agency 

developing a feasible solution for a new junction (28a) for the M5 to enable the East of 

Cullompton strategic allocation to come forward. This has taken much longer than 

anticipated and has not been published in the evidence base alongside the proposed 

modifications to the pre-submission Plan.  

This is unfortunate and we advise that it is likely to be necessary to consult on this evidence 

prior to the Inspector allowing examination hearings to proceed. The current plan-making 

programme is focused on ensuring that Mid Devon Council meets Governments mid 2017 

special measures deadline for the submission of a post NPPF Local Plan. Due to this 

deadline the evidence base that justifies the Plan is not fully in the public domain. This 

should be published at the earliest opportunity. Having been privy to the project Lightwood 

Land is confident that there is a technically feasible solution that is supported by the 

Environment Agency. 

Having regard to the published evidence, new technical work, pertaining to the East of 

Cullompton allocation comprises: 

 Preliminary Transport Position Statement (December 2016) 

 Heritage Impact Assessment (January 2017) 

 Infrastructure Delivery Plan (January 2017) 

 Sustainability Appraisal Update (January 2017) 

This evidence supplements or that which was published at the time of original Regulation 

19 consultation in February 2015 

 Agricultural Land Classifications (2015) 

 Air Quality Assessment (Arup, August 2014) 

 Landscape Character Assessment (MDDC, October 2011) 

 Landscape and Visual Appraisal (Peter Brett Associates, September 2014) 

 Habitat Phase 1 Survey 2014 

 Strategic Flood Risk Assessment (JBA Consulting, October 2014) 

 Transport Assessment (Arup, October 2014) 

 Strategic Options Highways Report (Devon County Council August, 2014) 
 Viability Assessment Update 

In combination Lightwood Land considers that, for the topics to which they relate, the 

evidence base is robust and proportionate for developing a spatial strategy and for 

justifying the East of Cullompton allocation. However, it is clear that there is an urgent 

need to the Junction 28a feasibility study to be published to complete the suite of evidence. 

New and Amended Policies 

At its meeting of 22 September 2016, the Council resolved to allocate land at Junction 27 

of the M5 for leisure, retail and tourism and additional housing sites at Blundells Road, 
Tiverton and Higher Town, Sampford Peverell. 

https://www.middevon.gov.uk/media/85212/east_cullompton_phase_i_habitat_survey_2014.pdf
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The Plan has been updated to incorporate these changes and to make the corresponding 

amendments such as the impact on overall housing and commercial land supply 

distribution for the district. A number of other wording changes are proposed by the 
Council to make the Plan sound. 

Our representations on the modifications (in addition to our original representations) 

highlight that further changes are needed to make the Plan fully sound but that the 

retention of the overall East Cullompton allocation, as Culm Garden Village, should remain 
in the Plan.  

Yours sincerely 

 

 
Richard Walker 

Principal Planner 

e-mail:  
 
encs. 
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LAND CONTROL WITHIN THE EAST OF 

CULLOMPTON ALLOCATION 



BRS.5955 - Cullompton

Ordnance Survey  © Crown Copyright 2017. All rights reserved. Licence number 100022432. Plotted Scale -  1:10000

1

2

3

4

5

6

7

8

9

10

Co
py

ri
gh

t P
eg

as
us

 P
la

nn
in

g 
G

ro
up

 L
td

.  
Cr

ow
n 

co
py

ri
gh

t. 
Al

l r
ig

ht
s 

re
se

rv
ed

. O
rd

na
nc

e 
Su

rv
ey

 C
op

yr
ig

ht
 L

ic
en

ce
 n

um
be

r 
10

00
42

09
3.

  P
ro

m
ap

  L
ic

en
ce

 n
um

be
r 

10
00

20
44

9.
 E

m
ap

Si
te

 L
ic

en
ce

 n
um

be
r 

01
00

03
16

73
  S

ta
nd

ar
d 

O
S 

lic
en

ce
 r

ig
ht

s 
co

nd
iti

on
s 

ap
pl

y.
Pe

ga
su

s 
ac

ce
pt

s 
no

 li
ab

ili
ty

 fo
r 

an
y 

us
e 

of
 th

is
 d

oc
um

en
t o

th
er

 th
an

 fo
r 

its
 o

ri
gi

na
l p

ur
po

se
, o

r 
by

 th
e 

or
ig

in
al

 c
lie

nt
, o

r 
fo

llo
w

in
g 

Pe
ga

su
s’

 e
xp

re
ss

 a
gr

ee
m

en
t t

o 
su

ch
 u

se
. T

 0
12

85
 6

41
71

7 
w

w
w

.p
eg

as
us

pg
.c

o.
uk

 |    www.pegasuspg.co.uk   |    TEAM/DRAWN BY: RW/ALC  |    APPROVED BY:  RW    |   DATE: 03/02/17  |   SCALE: 1:10,000 @ A3   |    DRWG:  BRS.5955_04 I   CLIENT:  LIGHTWOOD LAND   I

KEY

LAND AT JUNCTION 28, CULLOMPTON  - LAND OWNERSHIP PLAN
PLANNING  |  DESIGN  |  ENVIRONMENT  |  ECONOMICS

SANDERS (43.76HA)

BAZLEY (31.69HA)

LABDON (27.49HA)

JP AGRI LTD (21.06HA)

1

2

3

4

WOODWARD/ DENING / HAWKER 
(8.01HA)

CUMMINGS (15.2HA)

DODD/ COLLARD/ WEBSTER (4.04HA)

CANN (5.78HA)

5

6

7

8

FURNESS/ CHURCHILL (3.77HA)

CANN (3.45HA)

9

10

BRS.5955 - Cullompton

Ordnance Survey  © Crown Copyright 2017. All rights reserved. Licence number 100022432. Plotted Scale -  1:10000

LIGHTWOOD LAND

OTHER LAND



 
 
 

 

 

   

 

APPENDIX 2 

 
SCHEDULE OF REPRESENTATIONS ON THE 

PRE-SUBMISSION MODIFICATIONS 



APPENDIX 1 - Schedule of Representations on the proposed pre-submission 

modifications to the Publication Plan 

Mod 

Ref 

Policy Ref Representation 

7 Overall 

provision of 

housing 

 

New paragraphs 2.1a and 2.1b 

The SHMA dates from March 2015 and has not been updated to 

take into account the 2014-based population and household 

projections. 

The latest projections should be the demographic starting point 

for assessing OAN. These were published in October 2015 and 

July 2016 respectively and the evidence base underpinning the 

OAN should be (and should have been) updated accordingly. 

The SHMA should be updated to present the latest projections. 

The new baseline household projection should be sensitivity 

tested. Alternative household representation rates should be 

applied to the 2014-based population projections. A new 10-year 

trend population projection should be produced together with 

the range of derived household outputs from the application of 

HRRs. When undertaking this exercise the negative spiral of 

falling HRRs should be recognised. Whilst the 2012-based HRRs 

embed negative social trends, the 2014-based HRRs further 

compound these trends.  

References to the SHMA throughout the Local Plan should refer 

to an updated 2017 version rather than the original 2015 

version. Without a SHMA based on up-to-date information the 

Plan cannot be found sound. 

Lightwood continues to reject the use of a 30-year population 

trend as the demographic basis for population projections and 

household dwellings/projections as set out in our original 

representations.  

Revisions to paragraph 2.2 and Table 4 

The OAN and the housing requirement has been modified from 

7,200 dwellings to 7,860 dwellings. This is to account for housing 

needs that are derived from the economic growth associated 

with new Policy J27 for junction 27 of the M5. An uplift over the 

plan period is supported in principle with the qualification that 

the new housing requirement figure is tested to ensure that the 

required updates to the SHMA do not generate an OAN figure 

higher than 7,860. 

Lightwood already has concerns that the proposed uplift to the 

‘housing requirement’ is not sufficient based on the current 

SHMA. 

This is because an overall housing requirement of 7,860 

dwellings will not fully enable the totality of affordable housing 

needs set out in the current SHMA of 124 dwellings per annum. 



This figure is presented in revised paragraph 2.27 and equates 

to a need for 2,480 affordable dwellings over the plan period.  

Revised paragraph 2.28 states that the Plan’s anticipated supply 

(of 8,634) can deliver over 2,000 affordable dwellings over the 

plan period (as opposed to the OAN for affordable housing). 

The phrase ‘over 2,000’ is vague.  What can be deduced is that 

a requirement of 7,860 does not deliver the OAN for affordable 

housing and that boosting supply to 8,634 increases the delivery 

of affordable housing to over 2,000 but less than the OAN of 

2,480. The precise shortfall is undisclosed in the Plan and not 

presented in the evidence base. The accompanying text to 

policies S10 (Tiverton), S11 (Cullompton) and S12 (Crediton) 

present assumed affordable housing delivery for these areas, 

totalling 1,920 (up from 1,620 in the original Plan). No figure is 

given in the supporting text to Policy S13 (Rural Areas). This 

omission should be corrected. This will reveal the precise 

numerical gap and enable discussion on whether that gap can 

be corrected in plan-making/ 

In relation to the revisions to paragraph 2.2 it can be 

demonstrated that the Plan is not as generous in respect of 

flexibility as purported. What is actually true is that overall 

supply has been boosted to achieve over 2,000 affordable 

housing units. This results in more market housing (and 

flexibility in that regard) – but not 10%, as 28% of the 10% will 

be sought as affordable housing to get closer to the OAN for that 

tenure.  

The ‘over supply’ is not characterised and as response to PPG: 
O29:2a-029-20140306 but that is what it is. It is important to 

be clear about this early in the Plan. 

This section should be redrafted to set out a table showing the 

OAN for both market and affordable housing and what the Plan 

actual seeks to enable/deliver in terms of market and affordable 

housing. The additional market housing (at least in part) is a 

delivery mechanism to enable more affordable housing, but it is 

nevertheless required to enable that objective and therefore the 

figure of 8,634 should be regarded as the housing requirement. 

Consequential changes will be needed to a range of other tables 

and the starting point for 5-year land supply. 

The actual amount of affordable housing that the Plan sets out 

to deliver/enable is not set out with sufficient clarity anywhere 

in the Plan itself or the supporting evidence base. This should be 

corrected, as suggested, early in Section 2. 

We therefore recommend that (subject to the Council preparing 

a detailed affordable housing trajectory and the outcome of an 

updated SHMA) that the overall housing requirement be defined 

as being at least 8,860. 



There may be cause and reason to boost housing supply still 

further to fully deliver affordable housing to meet the OAN for 

affordable housing. 

Revisions to paragraph 2.3 and Table 5 

The strategic apportionment of housing in Table 5 is different to 

the unencumbered supply of housing identified in Table 6. 

Lightwood suggests that the requirement column is amended to 

include the supply figures as representative of effect of the 

strategy.  

The difference between the purported strategy figures for 

Credition and the rural areas against what the plan will actually 

enable is quite significant. As set out in para 2.4 and the housing 

trajectory, the enhanced role for these areas comes early in the 

plan period and in response to 5-year supply matters. 

Table 5 – purported strategy figures struck through and 

replaces with unencumbered supply figures 

Place Plan Strategy Unencumbered supply 

(the real strategy) 

Tiverton 2,358  2,546 

Cullompton 3,930  3,864 

Crediton 786  9,35 

Rural 786  1,289 

 7860 8,700 
 

Given the Garden Village status now ascribed to the East of 

Cullompton allocation and the ‘stand-alone’ settlement 

requirement of CLGs of the bidding prospectus we advise that 

required plan period delivery for Culm Garden Village should be 

bracketed as a sub-division of Cullompton in Table 5 or given its 

own ‘row’ in the spatial strategy table.  

Revision to paragraph 2.4 

This reaffirms the principle of a 10% flexibility buffer and is 

amended to read:  

”The Local Plan allocates 10% more housing than is required, to 

provide flexibility and account for unforeseen circumstances that 

might prevent some sites from coming forward as expected such 

as not all commitments translating into completions. “ 

Lightwood supports the principle of a Local Plan being having a 

‘plan B’ embedded within it so as to be able to correct unforeseen 

delivery delays without recourse to review or planning by appeal, 

with some qualifications. 

1. We note that the 10% flexibility figure is identified as 

forming part of the supply in an unencumbered way i.e. 

there are no triggers to the granting of permission in 

relation to this 10%. Furthermore, it is unknown which 



allocations form ‘the extra 10%’ and which form ‘the 

preferred baseline 100%’. We advise that it should be 

clear to which category a site belongs to SA the effects 

of the uplift over the baseline. 

 

2. The 10% is distinct from a further flexibility tier 

comprising two contingency sites at Colebrook (CU21 – 

100 dwellings)) and Tidcombe Hall (TIV13 – 100 

dwellings). These provide additional flexibility and are 

subject to additional controls. 
 
In our view it is not explicitly clear from paragraph 2.4 (original 

or modified) that that the figure of 7,860 is the housing 

requirement and that the 10% buffer is in addition to rather than 

part of this figure. The user of the plan must infer this from the 

final row of Table 6 (housing forecast 2013-2033), which as 

proposed to be modified presents a supply figure of 8,636 (just 

short of 10%). For the Plan to be sound para 2.4 should be clear 

that the application of an unencumbered 10% flexibility buffer 

results in a planned supply of 8,646. The unencumbered nature 

of the buffer would suggest that this is actually the preferred 

strategy in SA terms. 

The modification to para 2.4 makes particular reference to 
commitments not translating to completions. Commitments are 

identified in modified Table 4 [housing requirement] as being 

2,012. With the flexibility allowance at 786 it is not clear why 

current commitments have been signalled out for particular 

mention when there is no evidence that these particularly at risk 

from under or non-delivery. One would have thought, that being 

permitted and scheduled for early delivery that these were least 

at risk. 

The 10% figure is misleading as it does not fully convey the 

housing supply that the Plan will enable as a matter of course 

nor the totality of flexibility (as it excludes windfalls).  

Reference to the fact that windfalls are not included in Table 6 is 

made to 2.10. It is not clear whether windfalls relate to only 

small sites (less than 10) or small and larger sites. We suspect 

the later. A conservative figure of a minimum of 104 units 

purported to be applied. Taken at face value there are around 

2,000 windfall units that are likely to come forward during the 

plan period that are in addition to the 10%. However, if this 

include small and large sites it may not be reliable. The plan 

seeks to capture all large sites as allocations. Small sites will 

continue to come forward but we do not have a disaggregated 

figure for that element of windfall supply. This is the figure that 

the Plan should present. 

The NPPF does not require Local Plans to budget for windfalls nor 

use these to off-set the contribution of allocations to meeting 

identified needs. This is optional. The Council has chosen not to 

do so which is not an unsound approach, particularly as small 

windfall sites rarely contribute to affordable housing needs, thus 



requiring large allocations to be identified to meet affordable 

OAN. Culm Garden Village has a significant role to play in this 

regard.  

Nevertheless, the policies of the plan will enable this source of 

supply to come forward, thus injecting a greater degree of 

flexibility in regard to market housing. 

This needs stronger acknowledgement within paragraph 2.4 and 

relevant tables as a footnote. 

8 Overall 

Housing 

Provision 

 

Further to our assessment of Modification 7, Tables 7 and 8 will 

need to be revised accordingly. 

10 Extra 

Provision 

Further to our assessment of Modification 7 the sentence on 774 

extra dwellings needs to be amended. Applying 28% affordable 

housing provision, 217 of these would not be ‘extra’ to the OAN 

for affordable housing. The market boost above market OAN 

would be 557. This would still represent an unencumbered 

degree of flexibility to the market OAN of 10% 

 

16  Policy S2 We refer to our representations on Modification 7 in respect of 

the housing requirement figure. 

 

Because the total supply in Table 6 is unencumbered it is this 

figure that the Plan seeks to deliver. The Council does not seek 

to hold back the additional housing in Table as a contingency. 

Policy S2 should be amended accordingly. The distributive table 

of Policy S2 should reflect the supply figures of Table 6 – unless 

the housing supply over OAN is to be controlled as per the two 

contingency sites. However, in such circumstances the Plan’s 

intent in respect of affordable housing delivery would be 

weakened. This would not be a positive approach. 

 

The table within Policy S2 should include an additional row for 

clarity to include the commercial floor space figures referred to 

within new para 2.25a on Junction 27. The current total row 

should read as ‘sub-total’, Junction 27 figures should then follow, 

with a new total row inserted at the end of the table. 

 

Commercial floor space figures for East Cullompton should be 

disaggregated from Cullompton itself, given its new Garden 

Village status. 

 

17 Policy S3 

Meeting 

housing needs 

Criteria a) - see response to Mod ref 7 

 

In respect of paragraph 2.23 we do not agree that the jobs led 

target of 393 dwellings per annum should be presented as being 

‘above’ a range set out in a SHMA. Jobs led OAN is part of the 

SHMA assessment process. The work done to assess the housing 

implications of Junction 27 should be fed back into a SHMA 

update and not be presented as being separate to and beyond a 

SHMA OAN figure. 

 

Small changes are made to the first line of paragraph 2.28 that 

do not appear in the schedule of modifications. We struggle to 



reconcile the delivery of ‘over 2,000 affordable dwellings’ as 

equating to approx. 30% of total housing supply.  

 

· 30% of total housing supply of 8,634 (Table 6) is 2,590 and 

thus ‘over 2,000’ is a misleading and vague description. 

· 2,000 units of affordable housing divided by 8,635 is 23%. 

 

Greater clarity of expected affordable housing delivery is needed 

in this section. The Plan currently gives the appearance that the 

Council is either understating the quantum of affordable housing 

the will come forward or is over stating the % of supply that will 

be affordable. We suggest that this section needs some 

refinement, perhaps includinig a small table by policy area 

setting out projected affordable supply against total housing 

supply and the OAN for affordable housing. 

 

Lightwood maintains its original objections to this policy as set 

out in Paragraphs 6.2-6.7 of our April 2015 representations. It 

is not clear or justified why the Council has chosen to apply an 

affordable housing policy requirement of 28% in the face of its 

evidence base which suggests 25%. 

 

18 Policy S3 

Meeting 

housing needs 

Lightwood supports this modification on the inclusion of custom 

build dwellings within the self-build definition. 

19 Policy S4 

Ensuring 

housing 

delivery 

This policy should be deleted. Where S106 agreements need to 

be varied to enable a site to come forward this should take place 

on a case by case basis and not solely in relation to wider plan 

period delivery matters. 

 

Notwithstanding this overall objection, the Plan will be reviewed 

on at least 5 year cycles and therefore there is no need for the 

suggested approach to extend to 2032/33. 

 

Further, as drafted Policy S4 is accepts of a shortfall of 786 

dwellings at the end of the Plan period. As drafted this policy 

would mean that a shortfall 785 would not require the Council to 

be pro-active re section S106 until it was too late to rectify the 

overall supply situation.   

 

20 Policy S5 

Public Open 

Space 

Lightwood maintains its objections to this policy as set out in 

Paragraphs 6.5-6.7 of our April 2015 representations. 

 

 

23-

24 

Policy S6 

Employment 

Lightwood maintains its support for the broad definition of 

employment used in this policy as set out in paragraphs 6.8 of 

our April 2015 representations. We have no comments on the 

changes 

 

25 Policy S7 

Town Centres 

Lightwood note the additional supporting text but maintain our 

original objections to the policy as set out in Paragraph 6.9 of 

our April 2015 representations. 

 

We submit that the sequential test should not apply to the East 

of Cullompton allocation unless proposals exceed the 2ha for 

shopping and community uses that Policy CU10 requires. 



NPPF:24 is clear that the test should be applied where the 

proposals are not in accordance with an adopted Local Plan. 

 

Criterion c) of S7 should be amended to read ‘outside of the town 

centres ………. and sites allocated for town centre uses, including  

 

26 Policy S8 

Infrastructure 

Lightwood welcome the publication of the Draft Infrastructure 

Plan (Dec 2016). 

 

We continue to support the decision to secure infrastructure at 

Eat of Cullompton through S106 rather than CIL as set out in 

paragraph 6.11 of our April 2015 representations. 

 

37 Policy S11 

Cullompton 

There is a mismatch between the requirement (3,930) and the 

supply set out in Table 6 of 3,864. As presented the Plan does 

not enable the target for Cullompton. Either the target should be 

amended or the supply increased. 

 

The East of Cullompton allocation is presented as urban 

extension to a market town. However, its Garden Village status 

was confirmed after the modifications to the Plan were agreed 

and this needs to be taken into account within Policy S11 and 

within Policies CU7-CU12. Garden Village status and initial plan-

making funding is predicted on development comprising a new 

settlement. That the East of Cullompton site is now Culm Garden 

Village needs recognition in Policy S11. This will be separate 

settlement albeit strongly functionally linked to Cullompton 

itself. 

 

39 Policy S11 

Cullompton 

Lightwood suggest that paragraph 2.64 is further amended to 

achieve consistency of meaning. 

 

A Critical Drainage Area (CDA) has been identified by the 

Environment Agency at Cullompton. The aim of this CDA is to 

ensure there is no increase in flood risk downstream as a result 

of development pressure. A Flood Risk Assessment will be 

required at the planning application stage for development 

proposed in the CDA to determine specific recommendations for 

mitigation. All new development will require additional water 

storage areas to be created within the site compared to the 

normal SUDs design thereby contributing to a reduction in 

flooding downstream ensuring no additional flood risk 

downstream. 

 

At present the end of this paragraph suggests that the aim a 

reduction against the baseline risk downstream – but as set out 

earlier in the text the objective is no increase in flood risk. 

 

Paragraph 2.65 has not been modified but needs to acknowledge 

that the Western Route Study (Network Rail) was finalised in 

August 2015. Currently only a consultation draft is referred to  

 

42 Policy S11 

Cullompton 

The revisions to the table associated with paragraph 2.69 

summarise Table 6 (the housing trajectory). 

 

First completions have been pushed back two years from 

2022/23 to 2024/25 i.e. from 6 years hence to 8 years hence. 



 

This reduces plan period delivery from 2,100 to 1,750. 

 

A key assumption is that the rate of completions generally runs 

at 200 (c. 4 outlets) per annum, rising to 250 in the last two 

years. This is a different assumption to that for Tiverton East 

and NW Cullompton which peak at 150 per annum (c. 3 outlets). 

At this stage it is not possible to say with certainty how many 

outlets there will be on the site although there will be between 

three and four. 

 

When considering delivery rates one also has to take into 

account that Culm Garden Village will overlap with the 

development of the NW extension to Cullompton, which will 

affect the number of outlets, and may suggest that three rather 

than four is more likely within the Garden Village. 

 

Assuming three outlets delivering at upto 150 per annum and 

first completions in 2024/25, the East of Cullompton allocation 

would yield 1,250 over the plan period. If first completions were 

to come forward in 2022/23 then 1,550 completions would be 

forthcoming at this rate. As set out in Garden Village bid, this 

new status will provide the funding to enable a swifter process 

and the site can expect to benefit from the National Productivity 

Investment Fund (NPIF) for 2017/18-2021/22. Consequently, an 

earlier start date should be budgeted for, equating to a figure of 

1,550. 

 

However, Lightwood has no objection to the reduced plan period 

expectation of 1,750 dwellings (as this would mean 170 

completions per annum) so long as this is not a cap. It observes 

that the Council has flexibility in respect of market housing and 

two contingency sites (totalling 200 dwellings) that could be 

released within a phase of plan preview if the achievement of 

1,750 dwellings was considered to be at risk. 

 

Lightwood has commissioned highways evidence to determine 

whether an early phase of development can be released prior to 

the construction of a new junction for the M5. This would enable 

first completions earlier in the plan period. The results of this 

research will be presented to the Council once available.  

 

 

56 Policy TIV1 Lightwood Land objects to the housing range that is given for 

the Tiverton East allocation. It is considered that it is possible to 

give a single figure, as is the case for the East of Cullompton 

allocation. 

 

Given that planning permission has been granted for 330 

dwellings and a further 700 are pending a decision the residual 

part of the allocation is 550-800 based on the range set out. 

When the plan is adopted it with effectively only be allocating 

the land without planning permission and the effective range of 

550-800 is assessed as being too wide. The upper end of the 

range is a 45% increase on the lower end. There seems to be no 

evidence to suggest that it is a particularly difficult task to 

determine a narrower or baseline capacity of the residual area. 



 

Criterion a) should simply read as ‘around 1,580 dwellings’.  

 

This is the figure used in the housing trajectory (Table 6) and 

the one that results from adding up the final columns for TIV 1-

5 in Tables 12 and 13.   

 

76 Site 

Allocations 

Cullompton 

Section 

The East of Cullompton allocation is presented in the Plan as 

urban extension to a market town. However, its Garden Village 

status was confirmed after the modifications to the Plan were 

agreed and this needs to be taken into account within this 

opening section and within Policies CU7-CU12. Garden Village 

status and initial plan-making funding is predicated on 

development comprising a new settlement. This will be a 

separate settlement albeit strongly functionally linked to 

Cullompton itself. 

 

Table 16 includes the site area for the whole East of Cullompton 

allocation (160ha) but the allocated dwellings column reads 

1,700. 

 

For clarity we suggest a footnote explaining that the whole 

allocation is estimated to have the capacity for around 2,600 

dwellings and that this is what the 160ha relates to. The column 

header should have written as ‘allocated dwellings (within the 

plan period)’. 

 

The figure of 1,700 in Table does not square with 1,750 in Policy 

CU7 and need to be corrected. 

 

85 Policy CU7 

East 

Cullompton 

Criterion (a) 

Lightwood Land notes that the East of Cullompton site allocation 

remains at 160 hectares with a total capacity of 2,600 homes.   

 

In the Publication Plan (early 2015) the Council relied on this site 

delivering 2,100 homes during the plan period The proposed 

modifications now reduce this figure to 1,700 homes, partly due 

to the passing of two years without the Plan being submitted for 

examination. 

 

The new residual figure (beyond the plan period) of 850 

dwellings is presented as an ‘at least’ figure. This indicates that 

the East of Cullompton growth area can be expected to continue 

to expand beyond the plan period, However, it does not indicate 

full extent of that further growth potential. This is substantial as 

indicated in the Council’s Garden Village expression of interest. 

The supporting text to this policy should be updated in relation 

to the sites Garden Village status and the figures used within 

that document. 

 

Lightwood Land objects that the 1,700 anticipated plan period 

homes are not prefixed with ‘at least’. As worded the Plan limits 

the amount of housing to be delivered within the plan period. 

Whilst it has no objection to the Council budgeting for at least 

1,700 dwellings, this should not be read as a cap in the Plan. 

 



Paragraph 3.98 

The modification to paragraph 3.98 should be more positively 
worded. Lightwood Land suggests the following changes:  

The Council has been worked ing closely with statutory 

consultees Highways England and the Environment Agency to 

develop ensure emerging proposals for a feasible and deliverable 

engineering solution to increase the capacity of for junction 28 
of the M5 improvements are appropriately designed. 

 

Criterion (c) (not proposed for modification) 

This has not been updated to take account of other proposed 

changes to the pre-submission Plan that now incorporate custom 

build within the self-build category. This needs to be rectified. 

 

Criterion (e) (not proposed for modification) 

 

It is recognised that criteria (e) of Policy CU7 on the provision of 

at least 40ha of strategic green infrastructure is not proposed 

for modification. Criterion (b) of CU9 defines this as comprising 

a mix of public parkland, open space, landscaping and local 

nature reserve. In addition, criterion (c) of CU9 requires a 

further 17.2ha of equipped and laid out public open space, 

comprising mostly of amenity green space (6ha) and parks, 

sports and recreation ground (9ha). In total green infrastructure 

provision is to be in the order of 57.2ha on a site of 160ha. 

 

Lightwood Land objects to the stipulation that all green 

infrastructure serving the allocation be provided within the 

allocation boundary itself. Map 7 of the Council’s Garden Village 

Expression of Interest is a high level spatial framework for upto 

5,000 homes and shows a partly peripheral strategic green 

infrastructure strategy around a compact development zone. 

The future long term functioning of the Garden Village could be 

corrupted by the need for all of the green infrastructure 

requirements within Policy CU7 and CU9 GI to be achieved 

wholly within the initial allocation itself.  

 

In support of Lightwood’s position, paragraph 2.26 in respect of 

of Policy S5 on public open space states that although the policy 

preference is for on-site provision, proposals seeking to justify a 

different solution will be assessed on a case by case basis. 

Lightwood requests this sentiment be transferred specifically to 

the supporting text of Policy CU7 (and CU9).  

 

The supporting text to S5 also notes that the provision of larger, 

multi-functional open space hubs is considered preferable to 

smaller fragmented open spaces across a development. This 

may also be optimally achieved off-site but near-site at East 

Cullompton. 

 

Policy DM26 [Green infrastructure in major development] also 

contains flexibility that is not replicated in Policy CU7 and CU9, 

which makes the Plan appear inconsistent and it is likely that 

site specific polices will have the most influence where there is 

a difference in meaning between them and more generic 



policies. We therefore request that such inconsistencies are 

removed from the Plan. 

 

Criterion (n) master planning 

In our earlier representations we requested that the two staged 

SPD consultation process be clarified to require only one formal 

stage of consultation, with the first stage being a more informal 

iterative process with stakeholders. This has not been agreed by 

the LPA.  

 

It is clear that the Council preferred long term spatial strategy 

is being slightly corrupted by the need to identify short term 

housing sites in rural areas to maintain 5-year supply. Against 

this background the sooner the East of Cullompton site can begin 

to deliver the more likely that the Council will achieve the 

strategy that it is enabling. 

 

It is considered that criterion (n) could be reworded to enable n 

early phase of delivery by being receptive to an application that 

would not adversely affect a long term design strategy for the 

allocation (from all perspectives e.g. urban design, highways, 

ecology etc). We therefore request a new criterion (o) that states 

that in the absence of a master plan SPD) that planning 

applications for up to 500 dwellings will be permitted (subject to 

adherence to other plan policies) where this would not affect the 

achievement of a wider comprehensive sustainable development 

nor wider strategies for flood risk, nature conservation, transport 

and other variables. 

 

86 Policy CU9 

East 

Cullompton, 

Environmental 

protection 

and Green 

Infrastructure  

Lightwood Land suggests the following changes to newly 

introduced criterion (h) on the setting of a heritage assets. 

Setting is not a designation in its own right; it is the significance 

of the asset that should be the focus of the criterion and this 

concept covers ‘setting’ which could still be included for the 

comfort of plan-makers. 

 

h) Design solutions which respect the settings of significance and 

setting of listed buildings adjoining the site. 

 

Paragraph 3.108 should be amending accordingly, replacing 

‘setting’ with ‘significance and setting’. 

 

88 Policy CU9 

East 

Cullompton, 

Environmental 

protection 

and Green 

Infrastructure 

Changes noted. No comments on the proposed modification. 

 

However, the Plan is inconsistent in respect of the attitude 

towards sustainable urban drainage systems (SUDS). Para 

3.107 of CU9 notes that SUDS can serve as public open space, 

which is supported. In contrast para 2.35 (supporting text to 

Policy S5) notes that SUDS are not classified as public open 

space. This is an inconsistent position. We support para 3.107 

and request that 2.35 is amended accordingly so that where the 

potential for multi-functional elements of the drainage system 

are identified, these can be identified as contribution to part of 

the public open space provision. 

 

90 Policy CU10 

East 

It is clear from Devon County Council’s Regulation 19 response 

that it sees primary school provision as requiring one school of 



Cullompton, 

Community 

Facilities 

630 places or two schools of 210 places and 420 places. We 

support this flexibility and the promotion of full form entry 

schools (as opposed to two schools of 325 as originally 

envisaged) 

 

However, although Policy CU10 enables a flexible approach, 

amended criterion (c) requires construction costs for a primary 

school of 630 places which will be different to two schools 

totalling 630 places. We question what the construction cosy 

‘ask’ will be under a two school strategy? Furthermore, the land 

requirement under criterion (a) is for 2.5ha only and is 

suggestive of a one school strategy only. Criterion (a) does not 

seem to enable a two school strategy. Lightwood Land considers 

that further edits are needed so that the policy can enable the 

flexibility that it wishes to achieve. 

 

92 Policy CU12 

East 

Cullompton 

Phasing 

Criterion (a) 

 

In Lightwood’s original representations it supported criterion (a) 

on the provision of affordable housing being in ‘broad’ step with 

market housing. The proposed modification does not change the 

meaning of this, but Lightwood now believes that this phrase 

lacks definition and does not find comfort in the supporting text. 

The current wording of the Policy implies that less than 28 in 100 

homes can be affordable in an early phase but the extent of this 

flexibility is not known. A minimum affordable housing trajectory 

should be presented in relation of total plan period delivery of 

1750. For example, this could include zero affordable housing in 

the first 25% of completions with the requirement for affordable 

housing being met over the final 75% of delivery. Para 3.116 

notes that improved access will be required early in the 

development at substantial cost. Flexibility in affordable housing 

delivery will aid early developer contributions to infrastructure. 

 

Criterion (f) and para 3.116 

 

Criterion (f) is amended to refer to a first phase comprehensive 

M5 access improvements. Para 3.116 states that this refers to 

works subsequent to a 2015 signalisation scheme as set out in 

the DCC 2014 report om highways options. The reader of the 

plan should not be required to refer to this report to understand 

what these subsequent improvements are. They should be 

identified in 3.116. 

 

Lightwood suggests that 2015 signalisation should not be 

allocated to specific sites but to a quantum of housing overall. 

There is a risk that East Cullompton could be held back and 

artificially restricted from delivering sooner in the plan by being 

denied the ability to utilise capacity that is being apportioned to 

enabling the final phases of NW Cullompton. To enable housing 

delivery sooner rather than later East Cullompton should be able 

to utilise 2015 signalisation capacity, with the final stages of NW 

Cullompton being subject to further M5 access works. 

 



The final modification to paragraph 3.116 should be more 

positively worded. Lightwood Land suggests the following 

changes:  

The Council has been worked ing closely with statutory 

consultees Highways England and the Environment Agency to 

develop ensure emerging proposals for a feasible and deliverable 

engineering solution to increase the capacity of for junction 28 

of the M5 improvements are appropriately designed. 

 

Supporting text: Para 3.120 

 

This refers to 25% affordable housing, in line with the Council’s 

viability appraisal, whereas the CU7 requires 28%. The 3% uplift 

is not justified in the evidence base. 

 

Criterion (b) 

 

In line with other proposed changes, custom-build should be 

included alongside self-build in a wider definition. 

 

 

150 DM12 Design 

of Housing 

We support the simplification of this policy, its alignment with 

the national space standards and the associated deletion of 

DM13 

 

 

  



Schedule of Further representations on required modifications due to changing 

circumstances since consultation on the Publication Plan. 

In light of Garden Village Designation, Lightwood Land questions the phrasing of the 

various sections of the Plan.  This should be modified as follows: 

Page 11 Cullompton  

 

In the medium to long term, the market town of Cullompton will become 

the strategic focus of new development, reflecting its accessibility, economic 

potential and environmental capacity.  

 

· Development will be targeted to: 

· Provide a sustainable urban extensions to the north west and a separate 

but functionally linked garden village expansion to the east of the M5 

containing a mix of fit for purpose homes, businesses, local shopping 

and other services and sustainable transport links  

· Provide enhancements to the town centre through additional 

investment, traffic and transport improvements and environmental 

enhancements to provide a significant boost to its vitality and viability, 

provide for a better range of retail and other uses and a significantly 

improved visitor environment  

· Develop any remaining underused brownfield sites within the town 

Protect and enhance the key environmental assets including heritage, 

biodiversity and air quality 

 

Para 

1.16 

 

…………The possibility of a new settlement in the vicinity of Willand was 

examined but found to be both inappropriate and likely to be unachievable. 

Land around Cullompton has more limited environmental constraints than 

the other market towns and long term growth potential to the east of the 

town. Cullompton Town Council is supportive of increased growth rates, 

reflecting the importance they attach to the economic renaissance of the 

town and in particular the town centre. Given these constraints, and the 

lack of feasibility of a new settlement led approach to strategic growth, the 

Cullompton area is identified the appropriate long term focus of the district’s 

growth. Alongside an urban extension to the north west the first strategic 

phase of a new Garden Village settlement will be developed to the east of 

the M5. The Council understands the significant potential infrastructure 

constraints requirements that are needed to enable this growth   to this 

growth will need to be overcome, but by providing certainty to on the long 

term planning policy of the Cullompton area, the Council, and its partners 

will be in a position to deliver this infrastructure to enable the housing 

trajectory set out in the Plan   work towards overcoming these constraints. 

In designating Culm Garden Village the Government was made fully aware 

of the likely infrastructure costs and likely funding mechanisms that would 

be required to enable development to take place. Further details are set out 

in strategic policy S11 Cullompton and in the Cullompton section of Chapter 

3.0, Site Allocations. 

 

Key 

Diagram 

This should be amended to identify the location Culm Garden Village to the 

west of the M5 
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Foreword 

We were elected on a promise to get Britain building and help more people achieve their 
dream of home ownership. We are delivering. Housing starts and completions are at their 
their highest level since 2008, and reforms to the planning system are helping speed up 
development across the country.  Schemes like Help to Buy and Shared Ownership have 
helped over 270,000 families realise their dreams and become homeowners. 
 

We have set out the most ambitious housing programme for more than a generation, 
doubling the housing budget so we can meet our ambition of delivering a million new 
homes over this Parliament. 
 

As part of this, and to ensure that strong communities are at the heart of new 
development, we made a commitment in our manifesto to support locally-led garden cities 
and towns in places where communities want them.  
 

We are supporting a new wave of garden cities, towns and communities in Bicester, 
Basingstoke, Didcot, Ebbsfleet, North Essex and North Northamptonshire.  Together, 
these have the potential to deliver over 100,000 homes with strong communities at their 
heart.  
 

Each place is unique, but they all offer big opportunities for transformational long-term 
housing growth. This will ensure that the real and important benefits that people rightly 
expect are secured from the outset - quality design with cutting-edge technology, local 
employment opportunities, accessible green space near homes, high quality public realm. 
Great places for great communities.  
 

These garden towns and cities are crucial towards meeting our long-term housing needs 
but we want to go further. This prospectus extends our offer of support which, until now, 
has been focused on new garden communities of at least 10,000 homes, to help those 
areas which also want to create new garden villages, towns and cities.  
 

This country is building again, and we are committed to delivering a lasting legacy of new, 
beautiful places, with the homes that people rightly want, and expect.  We encourage local 
areas and local communities who want to make new garden villages, towns, or cities, a 
key part of their offer on housing growth to read and respond to this prospectus. 
 

The Rt Hon Greg Clark MP 
Secretary of State for Communities 
and Local Government 

Brandon Lewis MP 
Minister for Housing and Planning 
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Introduction 

1. This government is taking action on a range of fronts to ensure the homes this country 
so badly needs, get built: speeding up the planning system; ensuring land for housing 
is available and gets built out; ensuring that we maximise the use of brownfield land; 
providing new opportunities for custom and self-builders; backing SME builders; 
providing more opportunities for home ownership through Help to Buy and our Starter 
Homes programme.    

2. We are making good progress.  We have delivered a net supply of over 170,000 
homes up to December 2015 – a 25% increase compared to the year before. Housing 
starts have also risen 23% up to the same period.  But we know if we are to achieve 
our target of one million new homes by 2020, we need to support and enable house 
building at all scales. 

3. Large new settlements have a key role to play, not only in meeting this country’s 
housing needs in the short-term, but also in providing a stable pipeline of housing well 
into the future.   

4. We want to encourage more local areas to come forward with ambitious locally-led 
proposals for new communities that work as self-sustaining places, not dormitory 
suburbs.  They should have high quality and good design hard-wired in from the outset 
– a new generation of garden villages, towns and cities.    

5. We know that there is interest at the local level in how developing new garden villages, 
towns and cities can be a suitable way of meeting local housing need, rather than 
building on to existing settlements.  We are taking important steps to support local 
areas who want to move in that direction.  

6. We are proposing to strengthen national planning policy to provide a more supportive 
approach for new settlements.  We are committing to legislate to update the New 
Towns Act 1981 to ensure we have a statutory vehicle well-equipped to support the 
delivery of new garden cities, towns and villages for the 21st century  

7. This prospectus extends our existing offer to support local areas who want to create 
garden communities on a smaller scale. It offers tailored support to local areas which 
want to deliver a new garden village, town or city.  It is divided into two parts covering 
expressions of interest for different scales of development. 

8. The first part of the prospectus invites expressions of interest by 31 July 2016 for new 
‘garden villages’ of between 1,500 to 10,000 homes. Our intention at this stage is to 
support up to 12 new garden village proposals. 

9. The second part of the prospectus invites expressions of interest on a rolling basis in 
new garden towns and cities of more than 10,000 homes.  Recognising the exceptional 
nature of development at this scale, we expect to add to the garden towns and 
communities we are currently supporting at Ebbsfleet, Bicester, Basingstoke, Didcot, 
and in North Northamptonshire and North Essex.  
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What do we mean by garden villages, towns 
and cities? 

10. We do not consider that there is a single template for a garden village, town or city. It 
will be important for the new community to establish a clear and distinct sense of 
identity. We want to see local areas adopt innovative approaches and solutions to 
creating great places, rather than following a set of rules.  

11. Equally, we are clear that this prospectus is not looking to support places which merely 
use ‘garden’ as a convenient label. Rather, we will support local areas that embed key 
garden city principles to develop communities that stand out from the ordinary. We do 
not want to impose a set of development principles on local areas, and will support 
local areas in developing their own vision for their communities. But, we will want to 
see evidence of attractive, well-designed places with local support.  
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Garden villages 

Eligibility criteria 
12. To be considered for government support under this section of the prospectus, 

proposals for a new garden village must meet the following criteria:  

Size 

13. For the purposes of this prospectus, we are defining garden villages, to include 
proposals that are not eligible under our existing offer, which is restricted to new 
garden towns and cities of over 10,000 homes. Therefore, to be eligible under this 
section of the prospectus, proposals must be for a new settlement of 1,500 – 

10,000 homes.  

Free-standing settlement 

14. The garden village must be a new discrete settlement, and not an extension of an 
existing town or village. This does not exclude proposals where there are already a 
few existing homes.  

Local authority-led 

15. To support wider housing and growth ambitions, expressions of interest must be led by 
local authorities. We also welcome expressions of interest which include support from 
private sector developers and/or landowners.  

Prioritisation criteria  
16. There is no single model for the garden villages that we expect to support. Our 

intention is to support a range of proposals at different scales and in diverse locations 
that may, for example, be on land currently allocated for housing or currently outside 
the Local Plan. The factors we expect to take into account in deciding which 
expressions of interest to support include those set out in paragraphs 17 to 29.  

Local leadership and community support  

17. New garden villages should have the backing of the local authorities in which they are 
situated. We expect expressions of interest to demonstrate a strong local commitment 
to delivery. They should also set how the local community is being, or will be, engaged 
at an early stage, and strategies for community involvement to help ensure local 
support. 

18. For those new settlements on the larger scale, it will be desirable for the Local 
Enterprise Partnership to be supportive of the proposal. This is to ensure that the 
potential economic benefits have been considered.    
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Quality and design  

19. Good design is essential if we are to create sustainable places where people want to 
live and be part of the local community. It will be important for expressions of interest 
to demonstrate how the garden village, will be well-designed, built to a high quality, 
and attractive. Use of qualitative and quantitative research on local public opinion will 
be welcomed on issues around design and community.    

Public sector and brownfield land 

20. We encourage expressions of interest which make effective use of previously 
developed land (brownfield land) and/or public sector land.  

Local demand 

21. It is important that new garden villages are built as a response to meeting housing 
needs locally. We expect expressions of interest to demonstrate how the new 
settlement is part of a wider strategy to secure the delivery of new homes to meet 
assessed need. 

Viability and deliverability 

22. Expressions of interest need to demonstrate how the new settlement, including the 
necessary infrastructure, will be delivered.  Effective land value capture can play an 
important role in funding infrastructure costs. We would encourage proposals that set 
out how land costs can be minimised, or land receipts deferred.  

23. Whilst expressions of interest should be ambitions in their aims, they must also 
demonstrate a credible route to delivering quality places without additional public 
subsidy. 

Additional or accelerated delivery 

24. We will want to support expressions of interest that offer a strong prospect of 
quantified early delivery, a significant acceleration of housing delivery, and genuinely 
additional housing supply. We welcome expressions of interest that demonstrate how 
build-out of the garden settlement can be achieved at pace, for example by providing a 
good mix of tenures and multiple outlets. 

Starter homes 

25. High quality starter homes, to be offered at least a 20% discount for young first-time 
buyers, have a place within well-designed new communities. Like other major 
developments, it is our intention for new garden villages to be subject to our new 
statutory requirement in the Housing and Planning Bill, and provide a proportion of 
starter homes as part of their section 106 agreements (details of which we will be 
consulting on).   
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26. We welcome expressions of interest that show the greatest ambition to ensure that 
first-time buyers enjoy the benefits of home ownership, and have the opportunity to be 
an important part of the community. 

Support for small and medium enterprise home builders 

27. We encourage expressions of interest which provide opportunities to promote a 
diverse range of house builders, including small and medium sized firms, in the 
delivery of the garden village.  

Innovation 

28. We encourage expressions of interest that include innovative forms of delivery such as 
off-site construction, self-build, custom-build and a direct commissioning approach. We 
will also consider expressions of interest from local authorities who wish to be 
innovative in ways which we may not have anticipated.  

Infrastructure 

29. We would like to ensure that infrastructure needs are clearly assessed and met as part 
of any proposal. 

Government support package 
30. We recognise that each new garden village will be unique and each proposal will vary 

in the support required from government. Local authorities will therefore want to 
consider what aspects of the package set out in paragraphs 31 to 44 will help enable 
delivery.   

Delivery enabling funding and support 

31. To support local authorities in realising their vision for new garden settlements, we can 
provide a tailored package of support that could include a limited amount of funding.  
That funding could for example be used to ensure the local authority has the right 
skilled staff in place or pay for key studies and assessments. This funding is available 
in 2016-17 and 2017-18, with further funding subject to review. 

32. In addition, direct support can also be provided by the Homes and Communities 
Agency (HCA), including through their Advisory Team for Large Applications (ATLAS). 
The assistance provided would be bespoke to each local authority, but might typically 
have a focus on providing expertise around planning for delivery.  

Brokerage 

33. The garden villages we commit to supporting will be a priority for delivery. We can play 
a key role across government in helping local authorities overcome barriers to delivery, 
and broker solutions to unblock any issues that arise.   



 

10 

Access to government housing funding streams  

34. There are a number of funding streams which, subject to eligibility, could be open for 
successful expressions of interest to secure priority access. These include:   

35. Starter Homes Fund: there is an opportunity to access funding for more starter homes 
from our £2.3 billion funding for starter homes if the additional starter homes are built 
out by 2020.   

36. Affordable Housing: new proposals will also have an opportunity to access funding to 
deliver shared ownership, rent to buy and supported housing by 2020/21.  

37. Help to Buy: Equity Loan will be available until March 2021, offering an equity loan of 
up to 20% of the purchase price, and enabling people to buy a new-build home with a 
deposit as low as 5%. This would provide the opportunity for people unable to save for 
a large deposit, but able to make regular mortgage payments, to realise their dreams 
of owning their own home. 

38. We will also work with places we are supporting to help them navigate and seek 
funding from other sources of government funding, for example, the Home Building 
Fund, the free schools programme, and other roads and rail capital programmes.  

Financial flexibilities  

39. We welcome ideas about how additional financial flexibilities could unlock the delivery 
of garden villages.  Where we support expressions of interest with ambitious 
proposals, we stand ready to explore options to improve viability and cashflow.  

Planning freedoms 

40. We are interested in working with local authorities which have a good track record of 
housing delivery who are prepared to commit to delivery of housing over and above 
their objectively assessed housing need through the creation of new garden villages.  

41. In exchange for guaranteed housing delivery, we will work with you to identify and 
deliver planning freedoms to support housing growth including, for example, ensuring 
that there is greater ability to resist speculative residential planning applications, and to 
continue protecting the Green Belt. 

Delivery vehicles 

42. A dedicated delivery vehicle may, in some circumstances, be beneficial to lead on the 
planning, development, and building of the new garden village.  

43. There are many forms that this could take, from publicly-led arm’s length bodies, 
public-private partnership arrangements such as joint venture companies, or, for 
particularly complex proposals, a statutory development corporation. We are 
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committed to legislating to update the New Towns Act 1981 to ensure there is a fit for 
purpose vehicle for the delivery of new garden villages.  

44. We are not prescribing any particular model, but we can support local authorities 
consider what the most appropriate delivery arrangements will be to ensure that the 
main partners are able to take key decisions effectively. 

Application process  
Who can apply?  

45. An expression of interest must be submitted by a local authority. We would welcome 
bids that are supported by private sector developers and/or landowners.  

How to apply  

46. Expressions of interest must be submitted by 31 July 2016 through the Homes and 
Communities Agency at garden.villages@hca.gsi.gov.uk. The HCA, both through their 
operating area network and ATLAS, is available to provide support in developing 
expressions of interest. 

47. Expressions of interest must be able to demonstrate clearly that they meet the 
requirements set out in this prospectus.  They should provide an indication of the 
tailored government support they are seeking and key issues that may require 
brokerage from government.  

48. We are not prescribing a particular format for expressions of interest, but we would 
expect them to articulate a clear vision for the new garden village, with reference to the 
prioritisation criteria outlined above, and include specifically:  

 a map setting out the proposed site boundary   

 a general description of the proposal, including both policy aims and technical aims 
so far as they can be known (such as housing numbers, likely delivery methods, 
retail and other commercial space, extent of green space, timescale for delivery etc) 

 evidence which demonstrates that the scheme responds to issues of local 
affordability, and that there is strong growth potential over the medium to long-term 

 information on the specific advice and technical research that will be undertaken 
should the bid be successful 

 available evidence on scheme viability, including infrastructure costs and any 
abnormal costs 

 if available, any analysis/data evidence on the financial, social and economic 
benefits of the proposals  

 evidence on design and local consultation 

mailto:garden.villages@hca.gsi.gov.uk
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 any information on transport infrastructure projects underway or committed around 
the proposed area 

Shortlisting stage  

49. The HCA will consider expressions of interest taking account of the criteria set out 
above. 

50. Final decisions on which expressions of interest to support will be made by DCLG 
ministers in the light of advice from HCA and DCLG officials. All applicants will then be 
informed of the outcome.  

Further information  

51. For further information please contact the Homes and Communities Agency at 
garden.villages@hca.gsi.gov.uk 

mailto:garden.villages@hca.gsi.gov.uk
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Garden towns and cities 

Criteria for support  
52. In considering whether to provide government support to expressions of interest for 

new garden towns and cities under this section of the prospectus, we will take account 
of the criteria set out in paragraphs 53 to 67.  For the most part, these mirror those set 
out for garden villages in the previous section, but with some changes to reflect the 
scale of proposals:   

Size  

53. The new garden town, or city, must provide at least 10,000 new homes. This may be 
on a new site away from existing settlements, or take the form of transformational 
development, both in nature or in scale to an existing settlement.    

Local authority-led 

54. Expressions must be led by local authorities. We also welcome expressions of interest 
which include support from private sector developers and/or landowners. 

Local leadership and community support 

55. We expect expressions of interest to demonstrate a strong local commitment to 
delivery.  New garden towns and cities should have the backing of local authorities in 
which they are situated, including the county council in two-tier areas. To ensure that 
the potential local economic impacts and benefits have been considered they should 
also have the explicit support of the Local Enterprise Partnership(s). 

56. Expressions of interest should set how the local community is being, or will be, 
engaged at an early stage, and strategies for community involvement to help win local 
support.   

Quality and design  

57. Good design is essential if we are to create sustainable places where people want to 
live and be part of the local community. It will be important for expressions of interest 
to demonstrate how the garden town, or city, will be built to a high quality, well 
designed and attractive. Use of qualitative and quantitative research on local public 
opinion will be welcomed on issues around design and community.    

Public sector and brownfield land 

58. We welcome expressions of interest which make effective use of previously developed 
land (brownfield land) and/or public sector land.  
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Strategic fit  

59. The delivery of a garden town, or city, will be a long-term project which is likely to have 
implications for how housing need is met locally, inform future decisions around 
strategic transport and other infrastructure, and impact on the location of future 
employment growth. We expect expressions of interest to demonstrate how the 
delivery of the new settlement fits with wider strategies for housing growth to meet 
assessed need, creating new jobs and the delivery of infrastructure to underpin 
growth. 

Viability and deliverability 

60. We recognise that the successful delivery of a new garden town, or city, is a complex 
project.  We do not expect expressions of interest to provide a full set of answers 
about how the settlement will be delivered, but we will want to see clear thinking and 
ambitious proposals about how private sector finance can be leveraged in, 
opportunities to capture land value to fund infrastructure, and future infrastructure 
needs.  

61. We will review with local areas the need for additional investment in infrastructure to 
support the full delivery of the garden town over time, but we would expect to see 
credible proposals for significant development without the need for further public 
subsidy. We welcome proposals that are located with good access to either existing or 
planned strategic transport infrastructure to provide local and national connectivity. 

Additional or accelerated delivery 

62. We will want to support expressions of interest that offer a strong prospect of 
quantified early delivery, a significant acceleration of housing delivery, and genuinely 
additional housing supply.  We welcome expressions of interest that demonstrate how 
build out of the garden town can be achieved a pace, for example by providing a good 
mix of tenures and multiple outlets. 

Starter homes 

63. High quality starter homes, to be offered at least a 20% discount for first time buyers, 
have a place within well-designed new communities. Like other major developments, it 
is our intention for new garden towns and cities to be subject to our new statutory 
requirement in the Housing and Planning Bill, and provide a proportion of starter 
homes as part of their section 106 agreements (details of which we will be consulting 
on).   

 
64. We welcome expressions of interest that show the greatest ambition to ensure that 

first-time buyers enjoy the benefits of home ownership, and have the opportunity to be 
an important part of the community. 
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Support for small and medium enterprise home builders 

65. We welcome expressions of interest which provide opportunities to encourage a 
diverse range of house builders, including small and medium sized firms, in the 
delivery of the garden town. 

Innovation 

66. We encourage expressions of interest that include innovative forms of delivery such as 
off-site construction, self-build, custom-build and a direct commissioning approach. We 
will also consider expressions of interest from local authorities who wish to be 
innovative in ways which we may not have anticipated.  

Infrastructure 

67. We would like to ensure that, where possible, infrastructure needs are clearly 
assessed and met as part of any proposal. 

Government support package 
68. We recognise that each new garden town and city will be unique, and each proposal 

with vary in the support required from government.  Local authorities will want 
therefore, to consider which aspects of the package set out in paragraphs 69 to 82 will 
help enable delivery. 

Delivery enabling funding and support 

69. To support local authorities in realising their vision for new garden towns, we can 
provide a tailored package of support that could include a limited amount of funding.  
That funding could for example be used to ensure the local authority has the right 
skilled staff in place or pay for key studies and assessments. This funding is available 
in 2016-17 and 2017-18, with further funding subject to review. 

70. In addition, direct support can also be provided by the Homes and Communities 
Agency, including through their Advisory Team for Large Applications (ATLAS).  The 
assistance provided would be bespoke to each local authority, but might typically have 
a focus on providing expertise around planning for delivery.  

Brokerage 

71. We can play a key role across government in helping local authorities overcome 
barriers to delivery and broker solutions to unblock any issues that arise. The garden 
towns we commit to supporting will be a priority for delivery and we will escalate issues 
that stand in the way of securing that, with a view to securing their prompt and 
effective resolution.  
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Access to government housing funding streams  

72. There are a number of funding streams which, subject to eligibility, could be open for 
successful expressions of interest to secure priority access. These include:   

73. Starter Homes Fund: There is an opportunity to access funding for more starter homes 
from our £2.3 billion funding for starter homes if the additional starter homes are built 
out by 2020.   

74. Affordable Housing: New garden towns will also have an opportunity to access funding 
to deliver shared ownership, rent to buy and supported housing by 2020/21.  

75. Help to Buy: Equity Loan will be available until March 2021, offering an equity loan of 
up to 20% of the purchase price, and enabling people to buy a new-build home with a 
deposit as low as 5%. This would provide the opportunity for people unable to save for 
a large deposit, but able to make regular mortgage payments, to realise their dreams 
of owning their own home. 

76. We will also work with places we are supporting to help them navigate and seek 
funding from other sources of government funding, for example, the Home Building 
Fund, the free schools programme, and other roads and rail capital programmes.  

Financial flexibilities  

77. We welcome ideas about how additional financial flexibilities could unlock the delivery 
of garden towns and cities.  Where we support expressions of interest with ambitious 
proposals, we stand ready to explore options to improve viability and cashflow.  

Planning freedoms 

78. We are interested in working with local authorities which have a good track record of 
housing delivery who are prepared to commit to delivery of housing over and above 
their objectively assessed housing need through the creation of new garden 
settlements.  

79. In exchange for guaranteed housing delivery, we will work with you to identify and 
deliver planning freedoms to support housing growth including, for example, ensuring 
that there is greater ability to resist speculative residential planning applications, and to 
continue protecting the Green Belt. 

Delivery vehicles 

80. Delivering a new garden town of over 10,000 homes will need strategic long-term 
thinking and robust delivery arrangements. There are many forms that this could take, 
from publicly-led arm’s length bodies, public-private partnership arrangements such as 
joint venture companies, or statutory development corporations.  We are committed to 
legislating to update the New Towns Act 1981, to ensure there is a fit for purpose 
vehicle for the delivery of new garden towns available.  



 

17 

81. We consider that a New Town Development Corporation may be a good option for 
delivery at this scale.  It will be able to focus on resolving complex co-ordination 
challenges, can compulsorily  purchase land under the ‘no scheme’ rules, and will be 
able to provide long-term planning certainty that is likely to be attractive to private 
sector investors and landowners.  

82. We are not prescribing any particular model.  We are happy to help local authorities 
consider what the most appropriate delivery arrangements will be to ensure that the 
main partners are able to take the key decisions effectively. 

Application process 
Who can apply? 

83. An expression of interest must be submitted by a local authority. 

How to apply 

84. Expressions of interest for new garden towns are invited on an ongoing, rolling basis 
from interested local authorities, rather than being subject to any fixed deadline. We 
would accept the submission of a formal expression of interest to have been preceded 
by a period of engagement with DCLG and HCA. 

85. Expressions of interest must be able to demonstrate clearly that they meet the 
requirements set out in this prospectus.  They should provide an indication of the 
tailored government support they are seeking and key issues that may require 
brokerage from government. 

86. We are not prescribing a particular format for expressions of interest, but expect them 
to articulate a clear vision for the new garden town with reference to the criteria 
outlined above and include specifically: 

 a map setting out the proposed boundary of the garden town or city 

 a general description of the proposal, including both policy aims and technical aims 
so far as they can be known (such as housing numbers, likely delivery methods, 
retail and other commercial space, extent of green space, timescale for delivery etc) 

 evidence which demonstrates that the scheme responds to issues of local 
affordability and the wider strategic needs of the local area, and that there is strong 
growth potential over the medium to long-term 

 information on the specific advice and technical research that will be undertaken 
should the bid be successful 

 available evidence on infrastructure costs and any abnormal costs and how it is 
anticipated these will be met 

 if available, any analysis/data evidence on the financial, social and economic 
benefits of the proposals 
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 evidence on design and local support 

 any information on transport infrastructure projects underway or committed around 
the proposed area 

87. Expressions of interest should be made by email to DCLG at 
locallyledgardencities@communities.gsi.gov.uk.   

Selecting sites for support 

88. Final decisions on which expressions of interest to support will be made by DCLG 
Ministers in the light of advice from DCLG and HCA officials. 

Further information 

89. For further information please contact DCLG at 
locallyledgardencities@communities.gsi.gov.uk. 

 

 

mailto:locallyledgardencities@communities.gsi.gov.uk
mailto:locallyledgardencities@communities.gsi.gov.uk


 
 
 

 

 

   

 

APPENDIX 4 

 
CULM GARDEN VILLAGE EXPRESSION OF INTEREST 

(AUGUST 2016) 



LOCALLY-LED 
GARDEN VILLAGES

Expression of interest from 
Mid Devon District Council

LAND TO THE EAST 
OF CULLOMPTON AT 

JUNCTION 28 OF THE M5
CULM GARDEN VILLAGE





PROJECT OBJECTIVES, SCALE  
AND PLANNING STATUS

GOVERNANCE PROPOSALS

DELIVERY

i. CULM GARDEN VILLAGE PRINCIPLES
ii.  PROJECT SUMMARY

1. Description of the Garden Village project and  
   how it aligns with current government  
   objectives in relation to Locally-Led Garden   
    Villages, as set out in the prospectus.
2. How the proposed Garden Village fits with  
   strategic growth plans in the local area

3. High level Spatial Plan to indicate extent of the  
   ambition.
4. How Culm Garden Village meets the principles  
   of well-planned, designed and sustainable  
   Garden Villages. 

5.  Outline of the Governance Structure 
6.  Plan showing land ownership and control

7.  Summary of Local Community Support
8.  Management and Stewardship Proposals

9.  Preferred Project Delivery Mechanism
10.  Market commentary
11.  Timescales for planning and delivery
12.  Existing funding commitments

13.  What makes Culm Best Practice and why  
      its well suited to CLGs programme
14.  Government support request

APPENDICES ( separate document)

a) Letter from Cullompton Town Council
b) Letter from Neighbourhood Planning Team
c) Letter from National Trust

d) Letter from Local Enterprise Partnership
e) Confidential land control plan
f) Confidential highways alignment plan

CONTENTS
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p26-30

p31-45
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word



Three Enabling Principles 

• the value of the land to be shared fairly by the community, land owners, and  
developers – providing benefits for all;

• strong, local, political leadership, with a clear vision 
• an organisation created to take responsibility for the long term stewardship 

of the community assets created. 
 
Six Community Principles 

• a mix of homes for rent, sale, and shared ownership;
• well designed homes in beautiful landscaped settings;
• development which enhances the natural environment;
• a wide range of local jobs;
• local leisure, cultural, shopping  and community facilities;
• mobility for all enabling healthy living from an integrated transport system.

A holistically planned 
settlement which 
enhances the natural 
environment and 
provides high-quality 
housing and local jobs 
in a beautiful, healthy 
place with diverse 
communities

FOREWORD

CULM GARDEN VILLAGE PRINCIPLES
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CULM GARDEN VILLAGE

GOVERNANCE DELIVERY

• Location earmarked for transformational growth in 
emerging Mid Devon Local Plan Review 

• Potential for land assembly for up to 5,000 homes, 
including 1,000 starter homes, 400 other affordable 
homes and at least 32,000 sqm commercial space 
(1,100 jobs)    

• Draft Local Plan allocation for the first 2,600 homes 
and 20,000 sqm of commercial space

• Emerging Neighbourhood Plan supportive of initial 
phase and wider Garden Village. Land Value uplift 
pays for new town centre eastern relief road  
 

for Cullompton, delivery of a Country Park and 
enables other local social facilities e.g. sports hub

• Re-opened Cullompton rail station as part 
of enhanced Devon Metro system increases 
connectivity credentials

• LPA allocates first 2,600 homes in 
emerging Local Plan Review

• Forthcoming Greater Exeter 
Strategic Plan to explore second 
phase to enable up to 5,000 homes

• Neighbourhood Plan setting out 
a spatial framework for the entire 
Cullompton Parish 

• Masterplan SPD for the Garden 
Village to take its cue from Local 
Plan and Neighbourhood Plan

• Interim board to determine longer 
term arrangements and nature of 
local delivery vehicle

• Mid Devon track record in planning 
large scale housing sites, boosting 
land supply and enabling delivery

• Establishment of a Local 
Development Board to oversee 
planning & implementation

• Potential for a Wider Greater 
Exeter Delivery Board linked to 
forthcoming Strategic Plan

• Additional LPA funding needed 
to increase capacity to expedite 
planning process 
 

• Around £20m public subsidy 
needed to match fund developer 
contributions (paid back to a loan 
facility) to modify junction 28 at 
scale of 2,600 homes. Nil public 
subsidy at a scale of 5,000 dwellings. 
Entirely developer funded via 
revolving infrastructure fund

• Brokerage needed across Highways 
England, Environment Agency, 
Network Rail and HCA

OBJECTIVES, SCALE AND PLANNING STATUS

FOREWORD

PROJECT SUMMARY
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FOREWORD

Recent developments in Mid Devon
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FOREWORD

PROJECT SUMMARY

• A ‘baseline’ planning and delivery trajectory programmes  
first completion for Q1 2023 but Garden Village status  
would enable a 24-30 month time saving and first  
completions in Q1 2021 or late 2020. 

• Local Authority ‘capacity / resources/ advice’ request to  
expedite delivery and garden village principles for: 
- Neighbourhood Planning support for Cullompton Plan 
- Masterplan SPD for first phase of Culm Garden Village 
- Detailed design works to enable planning application for Cullompton  
  eastern relief road and modifications to Junction 28 
- Dedicated Development Management resource for the project 
- ATLAS advice on Delivery Vehicle options 

• Infrastructure Enabling request 
- Junction 28 capacity improvements are essential to delivering the  
  Garden Village Project 
- Loan funding required for modifications to Junction 28 to enable the  
  project, swifter delivery, and continuity of delivery in association with a  
  NW extension to Cullompton 
- Brokerage with Highways England, Network Rail and the Environment  
  Agency 
- Access to new rail stations funding  
- Access to starter homes funding

Availability of

• Forward funding of Junction 28 infrastructure works  
enables negotiations with land owners, site promoter  
over garden village principles. 

• Early Garden Village status and confidence over  
infrastructure funding loans, repaid from land value, will 
enable landowners and the site promoter (Lightwood 
Land) to commit resources to hybrid planning  
application sooner than would otherwise be the case. 

• Local Delivery Vehicle ensures dedicated project  
management, the pursuit of a long term vision and  
associated stewardship arrangements. 

• Potential Garden Village status is attracting other notable  
organisations such as the National Trust to the project. 

• The Neighbourhood Planning angle for this project  
present a hugely positive spotlight on this new aspect  
of Development Plans.

Value Added and Request for Support 
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Culm Garden Village presents a genuinely locally 
led, credible, feasible and deliverable Garden 
Village concept. It will emerge and mature as 
a new settlement of up to 5,000 homes to 
the east of Junction 28 of the M5 to serve the 
Exeter Housing Market Area (HMA)  
and the ‘Heart of the South West’ Local  
Enterprise Partnership Area. 

The concept of a new settlement at this  
location is embedded within the  
pre-submission draft of the Mid Devon Local 
Plan Review 2013-2033 (February 2015), which 

1. Description of the 
Garden Village project 
and how it aligns with 
current government 
objectives in relation 
to Locally-Led Garden 
Villages, as set out in the 
prospectus

is now nearing submission for  
examination. This proposes a new  
settlement of at least 2,100 homes to  
2033, rising to 2,600 shortly thereafter.  
The new settlement will include a range  
of neighbourhood services and facilities 
and at least 32,000 sq.m of commercial 
floor space (1,100 jobs). The Local Plan 
review process, and the content of the 
pre-submission draft demonstrates clear 
local authority support for this location 
as the primary growth point within Mid 
Devon. Devon County Council also 
support the emerging identification of a 
new settlement at this location for the 
Exeter HMA. The promoter of the site, 
‘Lightwood Land’ has assembled most of 
land in question.  The Town Council and 
Neighbourhood Plan Steering Group 
are firmly behind the project and other 
potential partners such as the National 
Trust have expressed an interest.

Culm Garden Village is part of a  
transformational strategy for the  
Cullompton area as expressed in the  
opening text to Policy SC11 of the  
Draft Local Plan Review.

“Cullompton will develop as a fast 
growing market town with a strategic  
role in the hierarchy of settlements in 
Mid Devon. The town will become the 
strategic focus of new development 
reflecting its accessibility, economic 
potential and environmental capacity”.
 
Beyond the initial phase of 2,600 homes, 
additional environmental capacity has been 
identified and can be readily assembled, as 
required, to increase the scale of development 
to up to 5,000 homes. 

The Government’s Garden Village support 
programme can expedite the planning and 
delivery of the initial focus for growth and 
build the momentum required to secure a 
further expansion. 

The initial focus for growth directly relates to 
addressing future housing requirements of Mid 
Devon.  A further phase of development can 
address the longer term needs for Mid Devon 
and also provide land supply for additional 
growth related to the Greater Exeter housing  
market area. 

PROJECT OBJECTIVES, SCALE  
AND PLANNING STATUS
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Indeed, Mid Devon, Exeter City, East Devon 
and Teignbridge Councils, with assistance 
from Devon County are gearing up for the 
preparation of a Greater Exeter Strategic 
Plan that will look as far ahead as 2040. 
A joint plan will give a clear strategy for 
growth to support an emerging devolution 
bid for the Heart of the South West LEP 
area. The four “Greater Exeter” Councils 
are also supporting the submission of a 
separate, but complementary expression of 
interest under this prospectus for a garden 
village / town.

It is clear that the Greater Exeter area 
will need more sustainable locations to 
accommodate the levels of economic 
growth that is envisaged and the housing 
needs that are likely to be generated. 
Development projects such as Cranbrook 
in East Devon reveal that new settlements 
are already needed as part of the strategy 
for the growth within the Greater Exeter 
area. With Government backing, Culm 
Garden Village can deliver a further phase 
of higher quality housing within the Greater 
Exeter HMA - linked to an enhanced 
Devon Metro system.

Summary Request for Support

A successful submission will ensure that the 
project can benefit from the support that 
is available to ‘lock-in’ and maximise Garden 
Village principles, expedite the delivery of 
the initial phase and build momentum in 
respect of a further phase in the context 
of the forthcoming Greater Exeter  Area 
Strategic Plan. The primary asks of Mid 
Devon District Council relate to:

a)  A request for £690,000 to build capacity 
within the Council to expedite the master 
planning, application and development 
process. This includes being able to 
commission the detailed designed work for 
the Cullompton town centre relief road  
and modifications to Junction 28

b)  The support of ATLAS within this 
context, and in relation to exploring an 
appropriate local delivery vehicle

c)  Access to a loan facility to enable 
modifications to Junction 28 of the M5 
and provision of a town centre relief 
road as a necessary package of highway 

improvement measures. The estimated 
cost of the Junction 28 improvements is 
around £40m, of which land value capture 
for 5,000 homes can contribute fully 
over time, paying back into a revolving 
infrastructure fund.  At a smaller scale of 
2,500 dwellings a smaller loan facility and 
match funding would be required, as the 
project could only support half the cost 
of the modifications. Thus public subsidy 
would be required for 2,500 homes but 
not for 5,000 homes. 

d)  Brokerage across government agencies 
to assist project delivery, within the 
context of a local delivery vehicle.

e)  Access to other government 
infrastructure funds including rail in 
relation to the Devon & Somerset Metro 
project which proposes a new station at 
Cullompton and for which Mid Devon 
Council has just committed £40,000 
of £100,000 to produce a feasibility 
study with Taunton Deane Council, and 
Cullompton and Wellington Town Councils.

PROJECT OBJECTIVES, SCALE  
AND PLANNING STATUS
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The proposed site for Culm Garden Village is 
strategically located to the east of Cullompton, 
off Junction 28 of the M5. It is on a broadly 
SW-NE axis between Exeter (14 miles,  
30 mins drive) and Taunton (19 miles, 35 mins 
drive) that benefits from by a cross country rail 
service, the Devon Metro and Exeter Airport.  
The site also lies on an NW-SE axis between 
the service centres of  Tiverton and Honiton. It 
is therefore well-connected to the wider Devon 
and Somerset area. The potential to re-open the 
train station at Cullompton, directly related to 
the implementation of Culm Garden Village can 
improve the areas already excellent accessibility 
credentials. Network Rail is engaged with 
project partners to and process the re-opening 
of Cullompton station through its ‘Guide to 
Railway Investment Projects’ (GRIP) process.

Map 1 – Strategic Context

PROJECT OBJECTIVES, SCALE  
AND PLANNING STATUS
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Map 2 - Heart of South West Local Enterprise Area Context

The area covered by the Heart of the South West Local 
Enterprise Partnership is extensive, covering all of Devon and 
Somerset, although population centres are very much focused 
on the on the railway/M5/A38 between Taunton and Plymouth.

The Greater Exeter housing market area comprises 
Exeter, Mid Devon, East Devon and Teignbridge.

Map 3 – County and Local Authority Boundaries 
within the LEP Area, and the Exeter Housing 
Market Area

PROJECT OBJECTIVES, SCALE  
AND PLANNING STATUS
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Map – 4 Potential Garden Village Location Plan for 5,000 homes

There is landowner and land promoter 
support for project. The land for the Garden 
Village is available and ‘Lightwood Land’ 
control the land that is currently proposed 
to be allocated land via promotional 
agreements with four landowners. 
Landowners are contractually obliged to 
equalise and this forms part the approach 
to maximising land value capture.

It is intended the project achieves land 
value capture within the initial and 
following phases. This will deliver a range of 
community benefits including a new relief 
road for Cullompton High Street. Indeed, 
proceeds from the onward sale of land for 
the first 500 plots to housebuilders can 
be used to fund the eastern relief road. 
Ideally this would be in the form of a loan 
repayment to enable upfront infrastructure 
provision.

PROJECT OBJECTIVES, SCALE  
AND PLANNING STATUS
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Map 5 - Emerging Mid Devon Local Plan Proposals Map (February 2015 consultation) 

The emerging Mid Devon Local 
Plan Proposals Map identifies 
the North West expansion of 
Cullompton and land proposed 
to be allocated for the first phase 
of Culm Garden Village in yellow. 
Employment land allocations are 
identified in blue.

Proposed Policies CU7 – CU10 of 
the Mid Devon Local Plan Review 
set out a series of development 
requirements, many of which 
reflect garden village principles. 
These will need further elucidation 
within a Neighbouring Planning 
and masterplan SPD process, 
the later being proposed as a 
pre-requisite to any planning 
application being determined.

PROJECT OBJECTIVES, SCALE  
AND PLANNING STATUS
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Cullompton and Neighbourhood  
Planning

The proposed Garden Village falls within the 
parish of Cullompton, which is centered on the 
small town of the same name of 7,600 people 
and 3,250 dwellings. The ‘seed’ for Culm Garden 
Village can be traced back to Cullompton Town 
Council’s response to Mid Devon Council’s call 
for sites consultation. From an early stage in the 
Local Plan Review process the Town Council 
have been positively engaging with ideas for the 
growth of the Mid Devon and the role of the 
area around Cullompton. Culm Garden Village is 
seen as a location that can provide a long term 
solution to the area’s growth requirements, both 
up to and beyond 2033.

A Neighbourhood Plan for the whole parish is 
in preparation, with designated area approval 
received in April 2014. A Vision, Aims and 
Objections consultation was held in December 
2014. The Neighbourhood Plan Steering Group 
is firmly supportive of Culm Garden Village 
and the Neighbourhood Plan will presents a 
spatial framework for the parish as a whole. 
This will address the existing town, the Culm 
Garden Village location and the relationship 
between the two areas. The spatial framework 
is scheduled to be produced in draft by the end 
of 2016.

The town of Cullompton itself is also  
identified for significant growth in the Local 
Plan Review. 1,200 dwellings have been 
planned in a northward and eastward 
expansion. This expansion was first confirmed 
in Allocations and Infrastructure DPD (2011) 
and will roll forward into the Local Plan 
Review. A Masterplan SPD for the expansion 
of north-west Cullompton as an urban 
extension was adopted in February 2016 and 
serves as a useful guide respect of process and 
content for the Culm Garden Village location.

It demonstrates that the LPA has recent 
experience of planning for, and enabling high 
quality strategic growth and that capacity will 
have been built with the local community to  
engage in an informed way in the Culm 
Garden Village project. The LPA can also build 
on recent practice in respect of the Tiverton 
Eastern Urban Extension SPD. The results of 
these SPDs are shown overleaf.

Letters of support for this 
submission from Cullompton 
Town Council and the 
Neighbourhood Plan 
Steering Group  
are appended

PROJECT OBJECTIVES, SCALE  
AND PLANNING STATUS
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North West Cullompton Masterplan SPD  
for 1,200 homes (February 2016)

East of Tiverton Masterplan SPD for 1,520 homes (April 2014)

PROJECT OBJECTIVES, SCALE  
AND PLANNING STATUS
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A commitment to 5% of serviced plots 
being available for sale to self and custom 
builders.

Up to 1,000 starter homes that could 
be secured in a Neighbourhood Plan 
allocation, 500 of which would also be 
secured in a Local Plan allocation, by the 
end of 2017/early 2018.

The potential for Mid Devon District 
Council to directly deliver some of the 
non-starter homes affordable housing 
plots. The Council has a track record of 
doing so.

Culm Garden Village will take its name 
from the River Culm which is the 
main tributary of the River Exe. Water 
management is a theme that will be 
important in the master planning and 
delivery of the Garden Village. Flood 
mitigation and attenuation measures will 
generate the canvass/framework for a 
new country park associated with Culm 
Garden Village and the surrounding area. 
Such measures are also central to enabling 
highways works in respect of a modified 
Junction 28 of the M5 motorway, crucial to 
the delivery of development here. 

Perhaps uniquely, there is an emerging 
Neighbourhood Plan that supports the 
scale of change envisaged. Beyond the 
achievement of good urban design, as 
standard, the project can address the 
distinguishing themes that make a garden 
village stand-out from normal well 
designed new places.

These include:

c)

d)

e)

The potential involvement of the National 
Trust in the stewardship of a new 120 
acre country park and wider green 
infrastructure network within the garden 
village itself  

A letter of support from the National Trust 
appended

The growing and local use of biomass fuel 
with the country park, related to flood 
attenuation measures and to contributing 
to the Governments renewable energy 
targets.

a)

b)

PROJECT OBJECTIVES, SCALE  
AND PLANNING STATUS
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The re-opening of Cullompton 
rail station with £100,000 recently 
committed locally for a feasibility study.

A local delivery vehicle to establish an 
organisation(s) to steward community 
assets.

The availability of developer subsidy 
for the development of a town centre 
relief road for Cullompton itself, which is 
needed now to take through traffic away 
from the town centre and improve an air 
quality management area. 

The availability of developer subsidy to 
fund the estimated cost of modifications 
to Junction 28 of the M5, at a scale of 
5,000 homes. 

The ability of the project to deliver much 
of the social infrastructure for the area 
that is sought with in the emerging Local 
Plan and Neighbourhood Plan – such as a 
new sports hub. 

The availability of land for new free 
schools, potentially linked to the Richard 
Huish College in Taunton, and thus 
achieving linkages with the Government’s 
Free School programme.

f)

g)

h)

i)

j)

k)

PROJECT OBJECTIVES, SCALE  
AND PLANNING STATUS
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Whilst Tiverton is the primary settlement in Mid Devon, for reasons of suitability and availability it is the 
Cullompton area that will play an increasing role in the delivery of new housing and commercial space as 
set out in the Council’s emerging Local Plan Review for the period up to 2013 and beyond. The headline 
statement of the vision for Cullompton within the draft Local Plan is for it to:

“develop as a fast growing market town with a strategic role in the hierarchy 
of settlements in Mid Devon. The town will become the strategic focus of new 
development reflecting its accessibility, economic potential and environmental capacity”.

Policy S2 of the pre submission draft of the Mid Devon Local Plan Review (February 2015) proposes 
7,200 more homes in Mid Devon between 2013 and 2033. The emerging Local Plan proposes to enable 
10% more housing than is required and thus Culm Garden village will contribute to the achievement of 
housing beyond the basic requirement.  The proposed spatial strategy for delivering the requirement is 
presented in Table 1. As previously set out there is Neighbourhood Planning support for the emerging 
strategic growth plan as it affects Cullompton.

2. How does the 
proposed Garden Village 
fit with strategic growth 
plans in the local area?

Policy Area  Dwellings  Commercial Space sqm

Tiverton  2,160   30,800
Cullompton  3,600*   77,000
Crediton  720   15,400
Rural Areas  720   30,800

Total   7,200   154,000

*of which 2,100 at 
Culm Garden Village 
and 1,200 in the 
Cullompton NW urban 
extension

Table 1 Plan Requirements to 2033

PROJECT OBJECTIVES, SCALE  
AND PLANNING STATUS



  EXPRESSION OF INTEREST FROM MID DEVON DISTRICT COUNCIL  |  CULM GARDEN VILLAGE  19

Mid Devon Council’s track record in response to the NPPFs 
requirement to ‘boost housing supply’ is very good. The stock 
of permissions has been rising, from 728 in 2012/13, to 1013 in 
2013/14 and 1,427 in 2014/15.

The Council is actively looking for ways to boost housing supply in 
response to the NPPF and Government aspirations. The Council 
has a good track record of collaborative working with land 
promoters/developers to deliver its existing urban extensions with 
the production of masterplan SPDs for these sites.

In May 2016 the Council made an expression of interest to the 
Homes and Communities Agency under the prospectus “Starter 
Homes: Unlocking the Land Fund”. A provisional list of 35 sites was 
identified with the potential to provide 364 starter homes.

PROJECT OBJECTIVES, SCALE  
AND PLANNING STATUS
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3. High level Spatial Plan 
to indicate extent of the 
ambition

Map 6 Headline Constraints Plan to shape masterplanning

PROJECT OBJECTIVES, SCALE  
AND PLANNING STATUS
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Map 7 High Level Spatial Framework

This plan shows the 
probable alignment of the 
Cullompton Town Centre 
relief road, a modified 
Junction 28 (whereby 
additional south facing 
slips are provided with 
new overbridge), a link 
road into the project 
area, employment land 
to the immediate east of 
the motorway, two broad 
strategic housing phases a 
new Country Park to the 
north, local centres and 
primary schools.

PROJECT OBJECTIVES, SCALE  
AND PLANNING STATUS
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The Culm Garden Village has the potential 
to be an innovative and progressive 
Garden Village and a locally distinctive 
place. Parks, play areas, community facilities, 
open spaces and environmental systems 
will combine to form a holistic green 
infrastructure grid for the village. Local 
employment opportunities will be created 
in services for the new population, but the 
site’s location off Junction 28 is significant 
and enables opportunities for wider forms 
of economic activity associated with the 
M5 corridor, land for a range of business 
uses and the hotel and leisure sector. 
32,000 sq.m of commercial floorspace is 
expected to provide around 1,100 new 
jobs.

4. How the Culm 
Garden Village meets the 
principles of  
well-planned, designed 
and sustainable Garden 
Villages

Meeting Enabling Principles

Land value capture for the benefit 
of the community

• New Country Park, potentially under 
National Trust management/ 
stewardship

• Developer funded Eastern Relief Road 
for Cullompton Town Centre

• Numerous aspects of emerging 
social infrastructure ‘asks’ within 
Neighbourhood Plan can find form on 
land within Cullompton Garden Village 
e.g. sports hub for the town

• Scope for second phase beyond the 
Draft Local Plan Review allocation to 
achieve even greater value capture 
due to less hope value

PROJECT OBJECTIVES, SCALE  
AND PLANNING STATUS
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Strong Vision, leadership and  
community engagement

• Backing of Mid Devon District 
Council and Devon County Council 
via Draft Local Plan Review

• Cullompton Town Council and the 
Neighbourhood Planning Steering 
Group are firmly behind the concept. 

• The wider community is engaged 
via the statutory Local Plan 
process. There is a commitment to 
Masterplanning as a pre-requisite to a 
planning application being determined

• Interim Board to determine longer 
term local development vehicle  
arrangements

The long-term stewardship of 
assets

• Local Development vehicle to set up 
arrangements for stewardship and the 
establishment of a delivery bond will 
ensure that long term stewardship 
arrangements are in place

• The stewardship of a new Country 
Park could rest with The Natural Trust, 
which has expressed an interest in 
enhancing its portfolio of assets at 
Culm Garden Village. 

• Annual maintenance charge of 
5,000 units contributes revenues for 
stewardship.

• Harvesting of renewable energy 
crops for sale generates income for 
management of country park, which 
would charge entry to non-locals 
or achieve revenues through on site 
facilities

PROJECT OBJECTIVES, SCALE  
AND PLANNING STATUS
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Meeting Strategic Design 
Principles

Mixed-tenure homes and housing 
types that are genuinely affordable 
for everyone

• The proposed Local Plan Review 
embeds within it a commitment to 
provide serviced plots for self and 
custom builders (5%), and pitches for 
gypsies and travellers. 

• Crucially, as part of overall affordable 
housing provision, Culm Garden Village 
can assist in delivering the Government’s 
target of securing the provision 200,000 
Starter Homes by 2020. At scale of 
5,000 homes Culm Garden Village can 
deliver a significant number of starter 
homes together with other affordable 
homes once it has reached full maturity. 

A robust range of employment 
opportunities in the Garden Village 
itself, with a variety of jobs within 
easy commuting distance

• Culm Garden Village will include 
at least 32,000 sqm of commercial 
space for industrial, warehousing and 

• A catchment based approach to flood 
water management with mitigation 
measures that will deliver improvement 
to a Critical Drainage Area. 

Strong local cultural, recreational, 
community and shopping facilities 
in walkable neighbourhoods

• The Cullompton Neighbourhood Plan 
will provide an overall spatial framework 
and desired outcomes for the area, for 
the Masterplanning of Culm Garden 
Village to respond to. It provides the 
ideal opportunity deliver facilities such 
as a combined sports hub for cricket, 
tennis, football and rugby etc

Integrated and accessible transport 
systems

• Internally the spatial framework for 
Culm Garden Village will prioritise 
walking, cycling and public transport to 
make them the most attractive forms 
of movement. Walkable and cycleable 
neighbourhoods within the village will 
based on safe and attractive routes that 
intersect with public transport nodes

office development. Local needs retail, the 
care sector, leisure and hospitality uses 
(e.g. motorway hotel) will also provide 
employment as will the (non-commercial) 
education sector.

• A e-opened station will enable improved rail 
access and decreased journey times to other 
employment centres at Exeter and Taunton 
and beyond.

Development which enhances the 
natural environment

• The proposed site for Culm Garden Village 
incorporates ample opportunity to embed 
‘the country’ within the new settlement within 
a hierarchy of open space provision, which at 
the strategic level would also be shared with 
the neighbouring town of Cullompton in the 
form of a new Country Park.

• Stover Country Park Local Nature Reserve 
near Newton Abbot in Devon is a potential 
model to follow. This is a local Nature 
Reserve containing 114 acres of woodland, 
heathland and grassland around a central lake.

• Environmental Improvements based on such  
a concept are part of the desired outcomes 
for the Neighbourhood Plan and would 
generate a superb new recreational and 
educational resource for the area. 

PROJECT OBJECTIVES, SCALE  
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• Connectivity to main town over the M5 
is a priority, including improved access 
for cycling. Junction improvements 
will enhance pedestrian and cycle 
connections between the Garden Village 
and the centre of the existing town of 
Cullompton across the motorway.

• The proposed site for Culm Garden 
Village is strategically located to the east 
of Cullompton, off Junction 28 of the M5. 
It is on a broadly SW-NE axis between 
Exeter and Taunton that benefits from 
by a cross country rail service and 
Exeter Airport.  The site also lies on 
an NW-SE axis between the second 
order settlements of Tiverton and 
Honiton. It is therefore well-connected 
to the wider Devon and Somerset area. 
The potential to re-open Cullompton 
railway station, directly related to the 
implementation of Culm Garden Village 
can improve the area’s already excellent 
accessibility credentials. A station site is 
already reserved and in local authority 
ownership.

A strategic approach

• The first phase of the Garden Village 
is embraced in the Mid Devon Local 
Plan Review.  The whole concept will 
be addressed in the Neighbourhood 
Plan and forthcoming Greater Exeter 
Strategic Plan. Development will 
contribute to the strategic direction of 
travel proposed for the whole parish in 
the Neighbourhood Plan and respond 
to the spatial framework within that 
Plan.  
A Masterplanning exercise will 
be essential to consider all the 
requirements of the development in 
more detail, including the phasing of 
infrastructure. The proposed Framework 
for the Garden Village is set out in 
Policies CU7-CU10 of the emerging Mid 
Devon Local Plan Review which covers 
land use quantums, general principles, 
transport provision, environmental 
protection, green infrastructure and 
community facilities. The north-west 
expansion of Cullompton and the new 
settlement at Culm Garden Village 
will see the number of existing homes 
around Cullompton increase by at 
least 3,300 to 6,550 by 2033. Once the 
full extent of Culm Garden Village is 

accounted for, a further 2,900 homes 
can be identified to enable longer 
term growth for Mid Devon and/or 
growth associated with Exeter’s wider 
needs. Although in close proximity 
to Cullompton, the severance effect 
of the M5 means that Culm Garden 
Village will be physically separate from 
Cullompton. A distinct place will need 
to be created, with supporting services 
and facilities commensurate with the 
scale of development and Culm Garden 
Village’s intended place in the settlement 
hierarchy. The scale of the proposed 
development will generate the critical 
mass required to embed garden village 
principles within the project.  The 
Council is keen to explore how a 
local delivery vehicle can govern this 
extensive project. Key agencies will all 
need to be involved, including, but not 
limited to: 
• Devon County Council
• Environment Agency
• Highways Agency
• Network Railway
• Homes and Communities Agency
• Local Enterprise Partnership
• Neighbourhood Planning Steering 

Group
• Cullompton Town Council

PROJECT OBJECTIVES, SCALE  
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This will be a large innovative project and 
will need good project management. It will 
rely on many organisations working together 
– government agencies, Mid Devon District 
Council, Devon County Council, the health 
authority, utility companies and developers. 
These must work together and with the 
existing and evolving community.

5. Outline of the 
Governance 
Structure

Delivery Board
Purpose
• Provides overall direction in respect of the project 

and setting up an appropriate delivery structure for 
Culm Garden Village, subject to the plan-making 
process. The purpose and terms of reference of the 
Board would be reviewed when a decision is made 
to proceed with setting up a formal delivery vehicle/ 
structure.

Membership
The core membership would include

• Leader / Planning portfolio holders at Mid 
Devon District Council and Devon County 
Council.

• Lead Directors at Mid Devon and Devon 
County

Decisions
• Recommend the format of potential delivery 

structure, long term stewardship structure, 
longer term governance, monitoring and scrutiny 
arrangements, and ensure compliance with relevant 
statutory or administrative requirements relating to 
due diligence and the use of public funds in relation 
to the project. 

Financial
• Agrees annual budget until Delivery Vehicle is set up 

including use of any funding received from DCLG. 
Recommends a draft business plan for investment 
and delivery.

GOVERNANCE PROPOSALS

A recognisable, transparent and effective 
governance structure for delivery, including 
project management, will help to make 
sure that leadership is visible and that  
co-ordinated action happens, is predictable 
and understandable, and is focused on 
achieving the agreed aims and outcomes.

The Governance Structure for Culm 
Garden Village is likely to take the form of 
a delivery board.  This will be established 
at a local scale to deal with this proposal 
(with a suggested initial structure below) 
or alternatively could be connected to 
a Greater Exeter Growth and Delivery 
Board, the potential for which is being 
explored as part of the wider strategic 
governance proposals across the Housing 
Market Area.  The expertise of ATLAS 
will be sought to advise by reference to 
successful structures elsewhere.

The ultimate governance structure for 
delivery must be chosen carefully and 
It is likely that an interim arrangement /
partnership will be needed for this 
purpose to ensure openness and 
transparency.
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Steering Group 

Purpose
• The Steering Group will define the scope 

of the Garden Village project, take a 
strategic view of relevant housing market 
area issues and provide strategic direction 
to officers for taking forward the projects 
and work programmes related to them. 
It will be responsible for commissioning 
papers and reports to be considered by 
the Board and making recommendations 
to the Board. The core membership of 
the Steering Group will be focussed on 
key lead officers from the main partner 
organisations. It may be appropriate to co-
opt commercial experience onto the group 
at an appropriate stage.  

Membership
• Lead Officers at Mid Devon and Devon 

County + advisors

Decisions
• Define the scope of the project at relevant 

stages 
• Direct and monitor progress 
• Make recommendations to the Delivery 

Board in respect of delivery issues 
• Sign off on a Strategic Route Map for the 

project and keeps it under review 

• Set up project teams and working groups as 
appropriate to progress the project 

• Sign off on project plans for the project 
teams / working groups and ensure effective 
cross-collaboration between the teams in 
relation to project issues

• Maintain a risk register for the project and 
keeps it under review 

• Ensure the appropriate resources and 
working mechanisms are in place to deliver 
a co-ordinated HMA approach to the  
plan-making & delivery

• Signs off on any consultancy commissions
• Resolve any blockages and issues should 

they occur, if they cannot be resolved by a 
project team

• Provides direction on engagement with 
landowners / development promoters and 
monitor the outcomes of negotiations 

• Ensure an appropriate project governance 
structure and is in place to meet the 
challenges and needs of the project

• Ensure that due diligence and appropriate 
decision making channels are exercised 

• Provide direction on external 
communications related to the project

Financial
• Recommend a business plan for the use of 

internal and external funding and resources 
to the Delivery Board until a Delivery 
Vehicle is set up; and monitor expenditure.

• Provide strategic direction on  
potential external funding opportunities to 
be explored.

 
LPA to allocate phase 1 of the Garden Village 
in the Mid Devon Local Plan Review for 2,600 
dwellings and 20,000 sqm of commercial

Project Teams /Working Teams

To ensure that the partners are providing 
appropriate input to the plan-making, 
investment & evidence gathering / concept 
development aspects of the garden village 
project a number of project teams and task 
and finish groups will be required. The Steering 
Group will make arrangements for setting 
these up as required.

Other structures and processes

The existing plan-making activities of Mid 
Devon District Council of relevance to the 
Culm Garden Village take place within a 
statutory process and has its own governance 
arrangement. The Mid Devon Local Plan 
Review, Masterplan SPD, Neighbourhood Plan 
and forthcoming Greater Exeter Strategic Plan 
will all form part of the wider governance 
environment and will need to link into the 
specific arrangements for Culm Garden Village 
and the chosen LDV format.

GOVERNANCE PROPOSALS
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The proposed site for the initial allocation 
of 2,600 homes is in the full control of 
Lightwood Land who have a promotional 
agreement with four landowners

Lightwood Land are talking to the 
same and different parties in respect of 
assembling land for 5,000 homes

See Appendix ‘D’ (confidential)

6. Plan showing land 
ownerships & control

GOVERNANCE PROPOSALS
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7. Summary of local 
community support

The idea of pursuing a new settlement of 2,600 homes near Cullompton is being progressed 
within a statutory process of Local Plan preparation. A Draft Plan was published for consultation 
in February 2015 and publication of the Submission Plan for consultation is imminent. The 
communities of Mid Devon and Cullompton have been fully briefed on the scale of the housing 
requirement and the options for meeting that requirement. The site for the new settlement was 
first proposed by the Town Council in a call for sites consultation response and it extolled the 
suitability of the land on the Honiton Road to the east of Junction 28 in its representations to 
the February 2015 consultation.

The proposed Local Plan Review allocation embeds within it the requirement for the detailed 
Masterplanning of the new settlement to take place within an SPD process. Thus, post adoption 
of the Mid Devon Local Plan Review the community will continue to be engaged in the planning 
of the Garden Village, building on the basic principles and framework for the development 
established in the Local Plan.

Cullompton Town Council supports the proposed allocation of 2,600 homes and will  
explore the potential for longer term growth in the Neighbourhood Plan for Cullompton. The 
neighbourhood planning area was made in 2014 and a Draft Plan is scheduled for consultation 
towards the end of 2016. The Neighbourhood Plan will propose a spatial framework for the 
parish as a whole end and set out the place of Culm Garden Village within that framework and 
the community benefits that are expected from it.

Letters of support for this submission 
from Cullompton Town Council and the 
Neighbourhood Plan Steering Group are 
appended as items ‘A’ and ‘B’

GOVERNANCE PROPOSALS
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8. Management and 
Stewardship Proposals 

GOVERNANCE PROPOSALS

It is never too early to determine how, 
once development has taken place, the 
public realm and community facilities 
will be ‘owned’ and by whom e.g. a non-
profit distributing company such as a local 
‘trust’. Consideration needs to be taken 
of maintenance and the necessary funds 
for this. Options for the longer term land 
ownership and maintenance of community 
assets has implications for the type of 
delivery arrangements that should be put 
in place and the type of arrangements 
needed with current landowners.

New assets will not be sustainable unless 
they have viable long-term management 
backed up by effective sources of revenue. 
Some of the questions that the Council 
has begun to ask itself are:

a. Will the landowner/’master developer’  
    provide an endowment in the form of  
    money or income-producing assets?
b. Will there be a service charge levied  
    on all residents and businesses and ring- 
    fenced for local facilities and services? 
c. Will a local trust own and manage local  
    facilities? Who will form it, and when?

The project is not advanced to enough 
to have made decisions on these issues 
but recognises that they form part of the 
overall Garden Village delivery package. 
Comprehensive proposals will be put in 
place following consideration by delivery 
board.  It is recognised that comprehensive 
proposals are required in order to ensure 
the Garden Village is both established and 
maintained in accordance with principles 
of garden settlements, quality places and 
community cohesion.

The National Trust has expressed an interest 
in undertaking a management/stewardship 
role in connection with the proposed 
country park element of the proposal.

An innovative approach would be to design 
‘linking’ green infrastrucre within the core 
of the garden village and have it managed 
by the National Trust as part of a holistic 
network.
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9. Preferred project 
delivery mechanism

Mid Devon District Council recognises 
that the delivery of large-scale innovative 
sustainable development requires 
additional thought and focus over and 
above ‘normal processes’.

‘Delivery’ includes the formulation of a 
vision and masterplan right through to 
having completed developments and a 
functioning sustainable community. It will 
require the implementation of a large 
number of interconnected activities, some 
of which will be sequential but also many 
that will be carried out in parallel in order 
to genuinely accelerate delivery.
Delivering Culm Garden Village will be 
long-term commitment which needs 
consistent direction through periods that 
are much longer than election cycles or 
individual political administrations. People 
and companies who invest their lives, 
money and futures in Culm Garden Village 
will do so under an implicit promise that 
the project will be seen through to the 
point where it can function effectively 

and sustainably. Any lesser achievement 
will undermine their commitment and 
faith in those charged with delivery. Culm 
Garden Village represents a greater scale 
of development than has previously been 
enabled within Mid Devon and the Council 
would welcome support in determining 
the precise nature of that vehicle.

The preferred project delivery mechanism 
has yet to be determined but it is likely 
that a Local Delivery Vehicle could be put 
in place. It is not likely that a Public Private 
Venture or New Town Development 
Corporation will be set up. 

The delivery vehicle option will need 
to take into account that: the project’s 
delivery will have a long lifespan; will need 
to be undertaken by co-operation with 
the landowners; will need to find a way of 
‘capturing land value for the community’; 
and will need to find a way of securing long 
term stewardship of the community assets.

DELIVERY
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Possible forms of delivery vehicle need to be assessed accepting that no development model 
has been confirmed. Mid Devon would propose to work with ATLAS to: 

• identify alternative models of delivery vehicles which ensures ongoing local democratic 
strategic control - and an “arms length” company which gives confidence to landowners to 
make detailed decisions;

• discuss whether a local delivery vehicle should be established and whether it should 
perform the “master developer” role and the implications of this role

• ensure that the scheme is financially viable (by using the ATLAS development model) and 
explore the options for forward funding all necessary infrastructure and community facilities;

• evaluate the alternatives and support the selection of a preferred model;

• ensure that any delivery vehicle builds from the strengths of existing local development 
organisations; and

• support efforts to establish the local delivery vehicle including negotiations with land 
owners and scheme promoters as appropriate

DELIVERY
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10. Market Commentary

Cullompton was recently identified as the 
12th most affordable and desirable place to 
raise a family. ‘Family Hotspots’ by One Family 
is a unique analysis of nearly 2,400 postcodes 
in England and Wales outlining the most 
affordable and desirable places to raise a family. 
Over 70 different sets of data are fed into the 
analysis, which references key criteria important 
to parents when deciding where to settle 
and raise their family. This includes education, 
safety, childcare costs, local amenities, affordable 
property and green spaces.

DELIVERY

An initial, high-level survey of residential 
values indicates that the urban area of 
Exeter achieves a higher average sales 
value on a per internal square meter basis 
that Cullumpton, with the new settlement 
of Cranbrook between the two. Taking a 
small cross-section of new build dwellings 
sold in the period of July 2014 to July 
2016, Land Registry ‘Price Paid’ data shows 
that new build dwellings in the Cullompton 
Post Code area of EX15 achieved an 
average sale value of £2,161 per square 
internal meter.  In the postcode areas of 
EX1, EX2 and EX4 which make up the 
primary urban area of Exeter, the figure 
is higher at £2,950 per square meter. The 
new settlement of Cranbrook to the north 
east of Exeter, the value achieved is higher 
than that at Cullompton, but lower than 
that at Exeter, at £2,635 per square metre.  

Between July 2014-2016 8.4% of sold 
units in EX15 were new build. However, 
the average price paid was 7% higher for 
a new bed home than non-new build and 
6.3% higher than average achieved value 
for all sales within this period.  

Mid-Devon, including Cullumpton form 
part of the Exeter Housing Market Area 
(HMA) as defined in the 2015 Strategic 
Housing Market Area (SHMA). Across the 
HMA, the existing housing stock is noted 
as heavily weighted towards larger  
semi-detached and detached properties, 
with only Exeter showing a more balanced 
stock of flatted, terraced units. This, 
combined with the aging demographic 
profile of the HMA, has led to a high level 
of under-occupation of existing housing 
stock.

The SHMA indicates that in the 13 
year period 2000-2013 house prices 
increased at a lower rate within Mid-
Devon (121%) than across the county as 
a whole (124%), however, this is largely 
driven by the substantial increase within 
Exeter (137%) (table 9-2).  Exeter is 
reported as having the lowest average 
property price of all the constituent HMA 
authorities, nonetheless, this is largely due 
to the greater supply of flats and smaller 
properties in the urban area than in the 
wider, more rural HMA area.



34  CULM GARDEN VILLAGE  |  EXPRESSION OF INTEREST FROM MID DEVON DISTRICT COUNCIL

11. Timescales for 
planning and delivery

Planning and delivery route way to 
first completions

There is a genuine prospect that a 
successful Garden Village submission 
would enable Mid Devon District Council 
to move from a capacity constrained 
traditional model of the planning process 
to one that is more ambitious, builds on 
community support for capturing the 
benefits of development and expedites 
not only the submission of a planning 
application, but also the necessary 
delivery of infrastructure, development 
and community gains. The programming 
of a masterplan SPD to supplement the 
new Local Plan policy, and which will be 
a pre-requisite for the determination of a 
planning application, can be compressed if 
resources become available.

Table 2 shows a planning and 
implementation route way to first 
completions. The upper timeline is based 
on a business as usual approach that 
would enable the housing trajectory set 
out in the Regulation 19 consultation 
(February 2015). The second assumes 

a successful Garden Village bid and the 
availability of capacity funding to speed up 
and de-risk the project management of the 
masterplan SPD the east of Cullompton 
allocation. This enables a swifter process, 
saving around 24 months. The Council 
cannot resource the SPD sooner under 
the business as usual approach as internal 
staffing resources will still be deployed on 
the Local Plan itself. It could not justify nor 
has the budget for paying for additional or 
external resources until positive inspectors 
report was received. A successful Garden 
Village submission would enable the SPD 
to be resourced much sooner in the 
process.

Garden Village status and associated 
support would also allow for the 
compression of work streams in relation 
to Junction 28 M5 improvements and the 
town centre relief road, vital to unlocking 
the current constraint to growth in the 
Cullompton area. The ability to undertake 
the detailed design work for highways 
infrastructure planning applications can 
also be generated from new, additional 
upfront LA funding. This will enable an 

DELIVERY
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earlier planning application process, earlier 
commencement and earlier completion to 
enable continuity of delivery.

Further, the confidence that a Garden 
Village designation, together with 
assurances over the availability of a 
highways infrastructure loan would enable 
the site’s promoter to more immediately 
resource a planning application and market 
the land to house builders.

Ensuring a continuous supply of new 
housing

The early promise of enabling 
infrastructure finance for the modifications 
to Junction 28 of the M5 (once the 
allocation for 2,600 homes is confirmed 
through the planning system) would 
enable a seamless flow of housing to be 
achieved across all of Cullompton. It would 
enable the NW extension and the Culm 
Garden Village to deliver more in parallel 
than sequentially. At present the number 
of new homes that can be delivered at 
Cullompton as a whole before the impact 
on the Junction 28 would be too severe 

is highly constrained. An infrastructure 
loan via garden village status is needed 
to unlock capacity at this junction. At a 
scale of 5,000 the viability of highway 
improvements is more certain without the 
need for public subsidy.

The town centre relief road for 
Cullompton also needs to be constructed. 
Receipts from the sale of the first 500 
plots could raise c. £10m to ultimately 
pay for this, but against the submission 
these funds will not be available until that 
sale – with the construction phase to 
follow. If an infrastructure loan for these 
works is available upfront they could be 
implemented much sooner and de-risk the 
continuity of delivery.

The first part of Table 3 shows the 
February 2015 housing trajectory for the 
NW extension, the first phase of Culm 
Garden Village and other allocated sites 
and commitments. The second part of 
the table shows a modified trajectory 
based on Garden Village status. The 
resources deployed to expedite the 
planning and delivery process have the 

effect of shifting the critical point at which 
the Junction 28 works need to be in 
place to earlier in the trajectory as more 
housing can be delivered sooner due to 
quicker Masterplanning and associated 
quicker highways planning and therefore 
construction. The existing capacity of 
junction limits delivery to existing adopted 
commitments at Cullompton.

Moreover, the shift to the left of the 
housing trajectory enables Culm to deliver 
2,600 units to 2033 as opposed to 2,100 
under the business as usual scenario, and 
delivery through most of the period is 
around 400 ahead of where is would 
otherwise be.

DELIVERY
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Table 2 Planning and delivery timetables to achieve first completions

DELIVERY
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Table 3 - Overall Delivery, Continuity of Delivery and the date when 
modified Jct 28 needs to be operational re the 1,500th occupation

DELIVERY

Local Plan Review Proposed Submission Feb 2015

NOTE: At time of expression of interest submission it is likely that this delivery trajectory produced in Feb 2015 will be amended prior to Local Plan Review 
submission to push back E Cullompton delivery to begin from 2024/25 and bring forward NW Cullompton to deliver from 17/18
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12. What existing 
commitments, for 
example Local Growth 
Funding, have been made 
by local partners? 

Non-directly

£100,000 committed by local councils 
(including Mid Devon) at District and Town 
levels towards a feasibility study (GRIP 2) 
for new metro stations at Cullompton and 
Wellington.

13. What makes the 
Culm Garden Village 
proposal a best practice 
exemplar and well suited 
to DCLG’s Locally-Led 
Garden Villages, Towns 
and Cities programme? 

Much of this has been set out previously, but for 
comprehensiveness:

Perhaps uniquely, there is emerging 
Neighbourhood Plan support for the scale of 
change envisaged and to good urban design, 
as standard.  The project can address the 
distinguishing themes that make a garden village 
stand-out from normal well designed new 
places. This includes: 

DELIVERY
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    linked to the Richard Huish College in  
    Taunton, and thus achieving linkages with  
    Governments Free School programme. 

f)  The availability of land value uplift and  
    developer subsidy for the development  
    of a town centre relief road for  
    Cullompton itself, which is needed now  
    to take through traffic away from the  
    town centre and improve a designated  
    air quality management area. 

g)  The availability of land value uplift to  
    completely fund the currently estimated  
    cost of the modifications to Junction  
    28 of the M5 at a scale of 5,000,  
    thereby unlocking growth potential.  

h)  The improvement of rail service  
    infrastructure by virtue of the provision  
    of a new station to serve Cullompton.  
    Garden Village status and the associated  
    package of resources would expedite  
    and enable feasibility assessment and  
    give a greater profile to the project  

a)  A commitment to 5% of serviced plots  
    being available for sale to self and  
    custom builders.

b)  A significant number of starter homes  
    that could be secured in a combination  
    of Neighbourhood Plan and Local Plan  
    allocations. These policy commitments  
    could be secured by the end of 2017/ 
    early 2018.

c)  The potential for Mid Devon Council  
    to directly deliver some of the non- 
    starter homes affordable housing plots  
    to deliver affordable housing itself.

d)  The ability of the project to deliver  
    much of the social infrastructure for the  
    area that is sought with in the emerging  
    Local Plan and Neighbourhood Plan – 
    such as a new sports hub. 

e)  The availability of land for education 
    purposes, allowing for consideration  
    of provision via a free school, potentially  

    together with access to rail capital  
    programmes. 

i)  The green and blue infrastructure  
    associated with the project would help  
    alleviate existing flood risk in  
    Cullompton and the surrounding area,  
    currently designated a Critical Drainage  
    Area.  A range of flood mitigation  
    measures are envisaged based upon a  
    whole catchment management  
    approach.

j)  The potential involvement of the  
    National Trust in the stewardship of  
    a new 120 acre country park and wider  
    green infrastructure network within the  
    village itself. 

k)  The growing of and local use of  
    biomass fuel within the country park,  
    related to flood attenuation measures  
    and to contributing to Governments  
    renewable energy targets.

l)  Accelerated Delivery trajectory of  
    around 24 months.

DELIVERY
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14. The Package of 
Government Support 
that would be most 
beneficial to the project

This section identifies the immediate 
project priorities that would benefit from 
support, the quantum of support needed 
and the timescale for expenditure. It also 
reflect of the assessment of infrastructure 
needs and how these can be met.

     including the neighbourhood plan group,  
     Town Council and other local politicians.
d)  Deliver project comprehensively. This will  
     include brokerage between different parties. 
e)  Lead on early stage preparation for  
     applications.
f)  Lead on investigation, scoping and delivery  
     of infrastructure & liaise with Devon County  
     Council.
g)  Lead on the required level of pre-application  
     engagement, negotiation and to deal with the  
     first emerging applications for this project.

Start of contract period dependent upon 
date of funding award. Assumed at Quarter 3 
16/17 with a 2 year duration Total £140,000. 
This is considered necessary in order that an 
appropriate quantum of resource with the 
required experience and skills can be secured

Technical work to be undertaken if 
successful

A number of studies have already been 
resourced in order to enable a sound, deliverable 
allocation in the Mid Devon Local Plan Review.

DELIVERY

Local Authority Capacity Support

As set out in section 3 capacity support 
for master planning and the planning 
application stage would enable the 
planning process to be compressed. ATLAS 
support is requested within this context. 
In addition specialist advice is requested 
in relation to the pursuit of a delivery 
vehicle and the setting up of a stewardship 
organisation.

Lack of LPA capacity to coordinate the 
delivery of the project as a whole. There is 
a need for project officer / staff to provide 
an exclusive resource in order to drive the 
project forward within 16/17 and 17/18 
as identified in the prospectus. Tasks will 
include:

a)  Lead on project delivery and  
     coordination. 
b)  Project manage masterplanning &   
     liaise with owners / promoter to  
     deliver. To include commissioning and  
     overseeing consultancy work to  
     complete masterplan evidence base. 
c)  Liaise with the public, stakeholders  
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a.  Masterplanning

i)  Studies and evidence base to inform 
masterplanning have not yet been 
comprehensively commissioned. The Council 
does not have the resources in terms of either 
finance or staff capacity to complete this work. 
Additional evidence is needed to cover a wide 
range of technical aspects including:

a)  Transport and highways
b)  Ecology & protected species 
c)  Arboricultural and hedge surveys
d)  Cultural heritage incl archaeology  
     and heritage assets 
e)  Flood risk assessment and hydrology
f)  Ground conditions and contamination
g)  Air quality
h) Utilities and services
i)  Topography
j)  Landscape and visual impact

(A review of this list of required studies /
evidence base is required and is likely to  

Key amongst these relate to the 
modifications of Junction 28. This work 
has established a feasible solution for 
the modification of Junction 28 that is 
acceptable to both Highways England and 
the Environment Agency.

Appendix e: New Junction arrangement 
(CONFIDENTIAL)

In order for an adopted allocation to 
progress to a planning application an 
interim stage related to the preparation 
of a masterplan SPD will be needed. The 
Council has recent experience of preparing 
SPDs for large housing sites at North West 
Cullompton and at Tiverton East.

A number of studies required to enable 
master planning. Often these are financed 
by developers with the Council having 
an editorial role, but if Council can fund 
in partnership with the developers it will 
enable greater local control and leadership.
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add to this list). It is expected that some of 
the cost of this work would be met by the 
land owners / land promoters and could 
be on a match funded basis. However 
£160,000 would ensure certainly over 
the delivery of the most critical reports 
and these would be within the Local 
Authority’s control.

ii)  The production of a Masterplanning 
SPD for the site will be required. The 
Council does not have the resources in 
terms of either finance or staff capacity 
to complete this work. In additional in 
order to ensure delivery of an appropriate 
design quality it is envisaged that a design 
guide will also be needed and could form 
part of the same commission. The cost 
of this work would in part be met by the 
land owners / land promoters but will be 
extensive. £125,000 contribution towards 
this work will ensure that it is delivered 
with the necessary outcomes and required 
quality.  
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b. Infrastructure studies and design

i)  The provision of off-site highway works 
in the form of J28 M5 improvements and 
Cullompton town centre relief road are 
crucial to the delivery of the project and 
in unlocking the development potential 
of the Cullompton area. They are being 
designed in conjunction as a single scheme. 
High level design work is taking place in 
order to demonstrate deliverability for 
local plan purposes. This is in conjunction 
with hydrological modelling due to 
floodplain constraints at the existing 
motorway junction. The Local Authority 
has committed £100,000 towards this. 
More detailed highway design work will be 
required for planning application purposes.  
£150,000 will give more surety and 
control over the additional design phase 
and its timing. 

ii)  Greater clarity over flood risk and 
required mitigation measures via a 
catchment based approach will be 
important in de-risking the project going 
forward through masterplanning and 
detailed design stages. A hydrological 

model has already been produced 
in connection with M5 J28 highway 
improvements (part funded by Mid Devon 
District Council). A catchment based 
approach to flood mitigation is required 
and will need to be resourced as is beyond 
the scope of work normally expected. 
£30,000 will advance this work.

iii)  Coordinated and sustainable transport 
networks are at the heart of successful 
places and a requirements for delivering 
growth in an appropriate manner. To date 
£100,000 has been secured from Local 
Councils towards a feasibility assessment 
for new metro stations at Cullompton 
and Wellington as part of the same metro 
project. The estimated cost of such an 
assessment that would fulfil GRIP stage 
2 is at least £150,000. A further £50,000 
would match fund the contribution gained 
to date from Mid Devon District Council 
and Cullompton Town Council and allow 
this assessment to go ahead.

c. Viability
Development viability across the whole 
garden village area will require further 

examination. This is required to explore 
the relationship between housing delivery 
rates, infrastructure and phasing / land 
ownership parcels. Further viability work 
will also be required to explore the 
amount of affordable housing required to 
meet need, yet still retain scheme viability. 
Estimate cost £10,000.

d. Public engagement and community 
liaison 

Public engagement and community 
liaison on the project will be required, 
particularly given the pivotal role of the 
neighbourhood plan and the locally led 
nature of the project. Estimated cost 
£15,000.

e. Legal advice
The Council anticipates requiring external 
legal advice over matters such as delivery 
arrangements, funding agreements, 
ransoms and land assembly matters. 
Estimated cost £10,000.

Availability of funding locally
The Council does not have a budget for 



  EXPRESSION OF INTEREST FROM MID DEVON DISTRICT COUNCIL  |  CULM GARDEN VILLAGE  43

Timescale for expenditure

Expenditure will take place within the requirements of the prospectus and hence be over 
the next few financial years in order to maximise acceleration of delivery. 

Total financial support package sought (non-loan element) = £690,000 

Brokerage across government

It is evident in this submission that the successful and timely implementation of Culm Garden 
Village will require the support of a number of government agencies on the following issues:

• M5 Junction 28 – Highways England and Environment Agency and Network Rail. If the 
additional of south facing slip roads to Junction 28 are deemed to form a new junction 
then SoS approval will be also needed.

• Master planning – Environment Agency re drainage strategy and attenuation within the 
new Country Park.

• Cullompton Railway Station – Network Rail in respect of a new metro style station. 
Whilst exploratory work around new stations between Exeter and Taunton at 
Cullompton and Wellington is mentioned in the Western Route Study (2015), and whilst 
due cognisance has been taken of these proposals they do not form part of the baseline.

• Starter Homes - HCA

DELIVERY

the project, nor funds set aside or available 
in order to undertake the activities where 
support has been requested. The support bid 
therefore does not substitute existing Local 
Authority spend, but has been focussed upon 
additional work over and above that provided 
for in existing budgets. It is expected that the 
land owners/ land promoters will also be 
required to invest financially in commissioning 
work and studies necessary to bring the 
project forward. The identified support bid 
takes this into account. 

In the absence of the support requested, the 
activities identified will either not take place via 
the Local Authority or would be significantly 
delayed as a result of a lack of resources. The 
successful and accelerated delivery of the 
garden village proposed is dependent upon the 
support package as outlined above which will 
also have the added benefit in significantly de-
risking critical aspects of the scheme. 

Mid Devon District Council has already 
committed funds of £150,000 towards 
hydrological modelling, J28 highway 
improvement design work and the proposed 
Cullompton railway station feasibility study. 



44  CULM GARDEN VILLAGE  |  EXPRESSION OF INTEREST FROM MID DEVON DISTRICT COUNCIL

Delivery Enabling Funding for 
Infrastructure

Several schemes have been considered in 
order to assess how a new community to 
the east of the M5 at Junction 28 could 
be accommodated on the strategic road 
network. These include:

1.  Improvement of the existing Junction 28
2.  Provision of a new segregated bridge  
    over the M5 (without connecting to the  
    motorway)
3.  The provision of a new motorway junction  
    with south-facing slip roads just north of  
    the existing Duke Street Bridge which  
    travels over the railway and motorway. 

Of these, option 3 provides the greatest 
capacity. A set out in section 3 the cost of the 
works to modify Junction 28 will require a 
loan facility. At a scale of 2,600 homes public 
subsidy would be needed, but at 5,000 homes 
the works can be financed in full, in the longer 
term, by development value. Assistance would 
be sought in securing the early delivery of the 
highway improvement scheme via loans to be 
repaid via a development roof tax.

It is currently estimated that £40m of funding is needed to modify Junction 28 of the M5 
and that a further £10m is needed for the town centre relief road. It is estimated that the 
development value of the Garden Village can contribute around £30m at 2,600 dwellings and 
£50m at 5,000 dwellings. In both cases delivery enabling funding would enable a timely start on 
the works and continuity of housing delivery.

Whole Network Map showing potential Cullompton Station

DELIVERY
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Junction 28 is nearing capacity Nearing 
capacity and generates a barrier to the 
continuity of hosing delivery in the 2020s. 
This is a fundamental constraint and 
would limit growth to existing adopted 
commitment at Cullompton.
 
 
 

Access to Government Funding 
Streams

The nature of the project as expressed in 
this submission would benefit from access 
to Government housing funding streams, 
not least in relation to starter homes.Other 
government funding sources in relation 

to the free schools programme, road and 
rail capital programmes, including new rail 
station fund, also have resonance for Culm 
Garden Village.

The new station proposal have wider 
resonance with a broader Devon & 
Somerset Metro Plan embedded with the 
Devon & Torbay Local Transport Plan 2011-26.

Greater Exeter Inset Map showing potential Cullompton Station Planning Freedoms

In committing to a Garden Village model Mid Devon 
District Council would welcome the application of the 
Liverpool approach to assessing 5 year housing land 
supply – pinned against an agreed housing trajectory 
with PINS / CLG, reflecting the lead in times required to 
delivery of large scale project that will account for a  
major part of housing land supply.

The agreement of a trajectory would also affect the 
assessment of whether there had been any persistent 
under delivery during the plan period, for 5 year land 
supply purposes. This would affect the applicability of a  
5% or 20% buffer.

Request for freedom from the CIL Reg infrastructure 
pooling limit for infrastructure associated with the project.

DELIVERY
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APPENDIX 6 

 
LETTER FROM CLG TO MID DEVON COUNCIL 

(JANUARY, 2017) 



Mrs Jenny Clifford
Mid Devon District Council
Phoenix Lane 
Tiverton 
EX16 6PP 

Dear Mrs Clifford,

Re: Culm Garden Village Expression of Interest

Thank you for submitting your expression of interest in response to the Garden Villages, 
Towns and Cities Prospectus issued by DCLG. The assessment panel were impressed by 
your submission and the genuine Garden Village potential that your project demonstrates. 
I’m delighted to confirm that DCLG Ministers have announced that Culm Garden Village will 
receive support from the Garden Villages, Towns and Cities Programme.

The HCA are responsible for delivering the Garden Villages Programme and we are grateful 
for the additional information you have shared with our teams and DCLG during the 
assessment phase. In terms of the support you can expect from the programme, this will 
include delivery enabling funding in the region of £200k; support from HCA’s planning team 
ATLAS and support from delivery specialists in HCA’s Land Team and our local teams. The 
HCA will contact you shortly for a discussion about what you would like to spend your 
funding allocation on. We will also set out the process for transferring funding to you and 
how we can support your project into delivery.

Congratulations on being selected as one of the first 14 projects to be supported by the 
Garden Villages, Towns and Cities Programme. We anticipate that the new Garden Villages 
will become exemplar high quality new communities and we look forward to working with 
you.  

Kind Regards

Louise Wyman
Garden Villages, Towns and Cities Team

Delivered by email:

Date: 4th January 2017
Email: 

Homes and Communities Agency
Woodlands, Manton Lane, Bedford, MK41 7LW

homesandcommunities.co.uk
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REPORT TO CABINET ON THE PROPOSED GREATER 
EXETER STRATEGIC PLAN (MDDC, JULY 7TH 2016) 

 
 



 
 

CABINET           
DATE 7TH JULY 2016   
 
PROPOSED GREATER EXETER STRATEGIC PLAN. 
 
Cabinet Member:   Councillor Richard Chesterton 
Responsible Officer:  Jenny Clifford, Head of Planning & Regeneration 
 
REASON FOR REPORT:  

This report considers a proposal for a joint strategic plan for the Greater Exeter area 
which would be prepared in partnership between East Devon District Council, Exeter 
City Council, Mid Devon District Council and Teignbridge District Council with 
assistance from Devon County Council. The plan would cover the geographical area 
of the 4 partner authorities (excluding the area of Dartmoor National Park) but would 
be limited in scope to cover strategic issues and strategic allocations within those 
areas with local issues to be considered through linked local plans prepared by each 
partner authority for their area.  
Councils are required to work together on strategic planning issues under the duty to 
co-operate that forms part of the National Planning Policy Framework, which must 
include consideration by those councils of preparing joint plans.   In the case of the 
“Greater Exeter” area a joint plan covering strategy matters is considered to be a 
particularly appropriate way of ensuring a collaborative and co-ordinated approach to 
the delivery of the development needs of the Greater Exeter area. This functional 
geography reflects the travel to work area and housing market area. There are also 
considered to be potential cost saving benefits to the joint preparation of a plan.  This 
report has been agreed jointly by Exeter City Council, East Devon District Council, 
Mid Devon District Council and Teignbridge District Council officers. 
 
RECOMMENDATIONS: 
 
That Cabinet recommend to Council that: 

1. A Strategic Plan be prepared for the development of the Greater Exeter 
area intended to cover the period up to 2040 and that it be jointly 
prepared by East Devon, Mid Devon and Teignbridge District Councils 
and Exeter City Council with the support of Devon County Council.  

2. A joint budget of £330,000 be established for the current financial year 
to fund the preparation of the necessary evidence base for the plan on 
the basis of an equal split of £70,000 per district level authority with DCC 
also contributing and holding the joint budget. 

3. A detailed scope, timetable, terms of reference, governance and staffing 
arrangements be worked up for a joint Strategic Plan and reported to 
Members at their next available meeting.  

 
 



 
 

Relationship to Corporate Plan: The Corporate Plan contains priorities of homes, 
community, economy and environment. Exploring collaborative working with other 
Councils on a sub-regional basis will enable enhanced delivery of these priorities. 
 
Financial Implications: This report sets out anticipated costs associated with the 
production of a joint strategic plan. Costs of reports and studies to inform the 
evidence base for the plan would be jointly commissioned more widely than is 
currently the case. A joint budget is proposed for 16/17 with estimates given for this 
and future financial year. The cost of the examination of the joint strategic plan will 
also be shared between authorities. Any costs associated with staffing arrangements 
will be considered when these issues are addressed in a future report. 
 
Legal Implications: Authority has previously been granted to enter into a 
Memorandum of Understanding (MOU) between ‘Greater Exeter’ Councils. The 
MOU is not intended to be legally binding although signatory Councils will use 
reasonable endeavours to comply with its terms, spirit and honour any obligations 
arising.  
 
This report presents opportunity to work together in order to deliver a joint strategic 
plan across of the Great Exeter area. Local Planning Authorities have plan making 
responsibilities under the Planning and Compulsory Purchase Act 2004. This Act 
includes provisions for joint plan making. The Localism Act 2011also introduced a 
legally binding duty to cooperate between authorities. Other legal implications arising 
from decisions over terms of reference, governance and staffing arrangements will 
be addressed within future reports when decisions are made on these issues. 
 
Risk Assessment: The main risk associated with this decision is the potential for 
money to be expended in pursuing a joint strategic plan which could be wasted if 
agreement cannot be reached and/or the plan work is aborted. It is however 
considered that given the duty to co-operate on plan making whether through joint 
work or otherwise this risk already exists to some extent and any abortive work will 
still be of value to work on separate plans in any event. Against this must be set the 
risk of future local plans failing their “duty to co-operate” without a clear agreed 
strategic plan. 

From a Mid Devon perspective, there is also risk that work on a Greater Exeter area 
strategic plan will divert from the completion of the Mid Devon Local Plan Review. It 
is unusual for an authority to work on two plans covering different plan periods 
simultaneously. However the Local Plan Review will remain the top priority for the 
MDDC Forward Planning team and is expected to be submitted to the Planning 
Inspectorate later this financial year. Accordingly, until the examination of that plan 
has been completed, Mid Devon will contribute financially towards evidence 
commissioning, but will be less of an active participant in terms of staff resources in 
comparison with the other Greater Exeter area councils. 

 

 

 



 
 

1. BACKGROUND 
 

1.1 Joint working between local authorities on planning matters has long been a 
principle of the planning system however it has taken on greater and greater 
prominence in recent years. The withdrawal of Regional Spatial Strategies 
(RSS) and Structure Plans has made joint working essential to enable co-
ordinated planning across the county and region. The introduction of the 
Localism Act 2011 introduced a legally binding duty to co-operate between 
authorities on the preparation of local plans which is encapsulated in paragraph 
181 of the National Planning Policy Framework  which states: 

 
1.2 “Local planning authorities will be expected to demonstrate evidence of having 

effectively cooperated to plan for issues with cross-boundary impacts when 
their Local Plans are submitted for examination. This could be by way of plans 
or policies prepared as part of a joint committee, a memorandum of 
understanding or a jointly prepared strategy which is presented as evidence of 
an agreed position. Cooperation should be a continuous process of 
engagement from initial thinking through to implementation, resulting in a final 
position where plans are in place to provide the land and infrastructure 
necessary to support current and projected future levels of development.” 

 
1.3 The preparation of current Local Plans has relied to some extent on the work of 

the RSS even though this was never formally adopted; however there is an 
increasing policy vacuum at the regional and sub-regional level that needs to 
be filled if there is to be appropriate co-ordination of how housing and 
employment needs are met across the area and infrastructure is delivered to 
support delivery. The NPPF and its associated guidance clearly points to this 
being achieved through joint working between authorities to an agreed strategy 
for their area. A number of local plans have struggled through examination 
where the Inspector has considered that there has not been sufficient co-
operation between neighbouring authorities and the duty to co-operate has not 
been met. It is therefore an increasingly important issue for authorities to 
address. There is a good history of joint working between the Devon authorities 
including the joint commissioning of evidence to support plan preparation. In 
many respects a joint plan would be a natural progression of this work.  

 
2. THE CASE FOR A JOINT PLAN. 

2.1 A joint plan has a number of clear benefits aside from simply meeting the duty 
to co-operate and the policy vacuum formed by the withdrawal of the RSS and 
Devon Structure Plan. The cross border co-ordination of issues particularly 
those associated with the growth of Exeter as the region’s city is going to be 
key for Exeter and its neighbouring authorities. The impact of Exeter is felt 
beyond the boundaries of the city on a regional scale in terms of economy, 
housing need and transportation pattern. This area of influence has expanded 
to encompass East Devon, Mid Devon and Teignbridge. Together with Exeter 



 
 

City itself, this wider area can now be regarded as ‘Greater Exeter’ and 
therefore there is a clear benefit of planning across functional geography.  
 

2.2 Exeter is running out of space to accommodate the levels of economic growth 
that is envisaged and the housing needs that are likely to be generated. 
Significant growth is already being accommodated in East Devon in the form of 
Cranbrook, Science Park and Sky Park as well as in Teignbridge where large 
scale housing sites are being developed to the south west of the city. How such 
growth is accommodated and how this is co-ordinated between the authorities 
will be key moving forwards while regardless of which authority’s area 
development is accommodated in there is a need to co-ordinate the delivery of 
infrastructure to support the development that is needed. Infrastructure such as 
the main road network for example runs between the different authorities and 
impacts on each area and so how the pressures that are placed on this 
infrastructure is dealt with is important to each authority and needs to be co-
ordinated. Clearly Devon County Council also has a key role in terms of 
transport infrastructure, education and social care and proposes acting in a 
partnership role to support the Greater Exeter authorities in strategic plan 
making.  Economic, environmental and other planning pressures and 
processes do not respect administrative boundaries and joint decision-making 
on these strategic matters will enable us to better plan for the future of the area. 
 

2.3 A co-ordinated approach is also necessary when looking to secure government 
funding and investment. Individual authorities can no longer access the funding 
required to deliver the necessary infrastructure for large scale developments 
such as a new community like Cranbrook on their own. Such funding no longer 
exists with the government now expecting a co-ordinated approach between 
authorities and devolution bids to secure large scale funding. A joint plan will 
give a clear strategy for the area that will assist in accessing funding for 
infrastructure. In addition it would provide a clear strategy for growth to support 
the emerging devolution bid should this proceed. The Heart of the South West 
devolution bid highlights a number of challenges facing the LEP area which 
planning has a key role in addressing. These are: 

 

 Comparative productivity is 29th out of 39 LEP areas 

 An aging workforce and major skills shortages reported in every sector of the 
local economy 

 Our performance remains low on key productivity measures: wages, 
innovation, inward investment exports and global trade 

 Disproportionate growth in our older population is placing unsustainable 
burdens on our services 

 Strategic infrastructure has good coverage, but is incomplete 

 Insufficient capacity of the road network and motorway junctions 

 Uncompetitive travel times to London and the south east 



 
 

 Incidents and extreme weather threatens transport resilience 

 Housing supply not keeping up with demand 

 Threats to National Parks and Areas of Outstanding Natural Beauty 
 
2.4 These challenges are common to the Greater Exeter area as they are to the 

wider LEP area and whether the devolution bid proceeds or not a joint strategic 
plan is considered to be part of the mechanism to addressing these issues that 
can only really be resolved by working together.  

 
2.5 A further major benefit of joint working on plan preparation is the cost savings 

that this presents. Whilst traditionally some local plan evidence has been jointly 
commissioned, such as the Strategic Housing Market Assessment (across the 
housing market area), a joint strategic plan would present an opportunity to 
take this further through the pooling of resources for the commissioning and 
preparation of evidence.  This could lead to significant savings over individual 
authorities each making separate commissions or separately producing the 
work. There is also potential for skills and specialisms within the individual 
authorities to be shared for the benefit of the partnership.  

 
2.6 Other authorities have already undertaken joint plan making and it is 

understood that many of the plans that are currently in production are being 
produced in partnership between neighbouring authorities. Examples that are 
similar to the proposed approach for the Greater Exeter area include a joint 
plan for the Gloucester, Cheltenham and Tewkesbury area and also a plan for 
the Broadland, Norwich and South Norfolk Council’s areas. More locally, joint 
plan making is already being pursued by North Devon and Torridge and is also 
taking place in the wider Plymouth area.  

 
2.7 Joint plans are finding favour with local plan inspectors and the government’s 

Local Plan Experts Group (LPEG) has also expressed a preference for this 
approach. The group was established in September 2015 to consider how local 
plan making can be made more efficient and effective. When the group 
reported earlier this year they highlighted the importance of joint working 
particularly in city regions where the administrative boundaries of the principal 
urban area mean that it cannot meets its housing needs. The Greater Exeter 
area is an example where this is increasingly the case and joint working will be 
necessary to address this issue.  

 
3.0 GEOGRAPHIC AREA. 

3.1 It is logical for any plan to be centred around Exeter as the County city and so 
the geographic area for a plan needs to consider the influence of Exeter across 
the wider area. The Strategic Housing Market Assessment (SHMA) established 
a housing market area which takes in East Devon, Exeter, Mid Devon and 
Teignbridge. Similarly the recently revised Travel To Work Areas also takes in 



 
 

much of East Devon, Mid-Devon and Teignbridge and so there is clear 
evidence that the role of Exeter as a place to live and work extends into much 
of these adjacent authorities and any plan for the Greater Exeter area should 
include these authorities. Officers from Dartmoor National Park Authority have 
also been engaged in conversations and it is clear that the impact of growth in 
the Greater Exeter area on the park needs to be considered particularly the part 
of the park that falls within Teignbridge but it is not proposed that the park 
authority form part of the partnership. 

 

4.0 SCOPE.  

4.1 There has been extensive discussion between officers on the scope of a jointly 
prepared plan and whether this should be a jointly prepared Local Plan which 
replicates the format and level of detail included in the adopted plans for East 
Devon and Teignbridge and the plan currently in the advanced stages of 
preparation for Mid-Devon. It is considered however that it is important that 
decisions are made at the most appropriate level and that having local level 
decisions about allocations in smaller towns and villages with no strategic 
impact or not directly influenced by Exeter would be better made at the local 
level and that a plan with a strategic focus would be most appropriate. It is 
therefore recommended that a joint strategic plan be prepared which would 
provide: 

 

 A clear vision for the growth and development of the Greater Exeter 
area. 

 Establish needs for housing and employment provision across the 4 
authority areas. 

 Make allocations for housing, employment and other development sites 
where they would contribute to the delivery of the vision for the Greater 
Exeter area and allowing for more detail in the area around Exeter.  
Any residual requirements would be allocated through separate local 
plans prepared individually by each council.  

 Strategic planning policies in relation to the delivery of infrastructure 
across the area such as the delivery of highways projects, Suitable 
Alternative Natural Green Spaces (SANG’s) etc. 

 Provide more detailed policies on shared issues where consistency 
across the area is considered necessary or beneficial. For example 
renewable energies where the cross boundary co-ordination of district 
heating networks has already proved beneficial.  

 
4.2 Such a plan is likely to still leave a need for a local plan for each authority, the 

production of which could follow on from the strategic plan or be produced in 
parallel, but the strategic plan would deal with the main large scale allocations 
and common issues leaving a slimmed down local plan to be prepared to 
address more local level policy issues and allocations. Clearly the strategic plan 
would also sit within a framework of plans which includes the County Minerals 
and Waste Plans and Neighbourhood plans for the area.  

 



 
 

4.3 The envisaged hierarchy of these plans can be illustrated as follows: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

5.0 TIMETABLE AND PLAN PERIOD. 

5.1 Each of the authorities are at very different positions in terms of plan 
preparation and adoption and have taken different approaches in the past. 
Each authority’s position is summarised in the table below: 

 

Authority Status 

East Devon District Council  Local Plan 2013 – 2031 (adopted Jan 
2016) 

Exeter City Council  Core Strategy 2006 – 2026 (adopted Feb 
2012) 
Development Delivery DPD (published 
July 2015) 

Mid Devon District Council Core Strategy 2006 – 2026 (adopted July 
2007) 
Allocations and Infrastructure DPD 
(adopted October 2010) 
Development Management Policies 
(adopted October 2013) 

County 

Minerals and 

Waste Plans 

Greater Exeter 

Strategic Plan 

District Local Plans 

East Devon Plan  Exeter Plan   Mid Devon Plan  Teignbridge Plan  

 

Nb: Each plan to include non-strategic allocations and development management policies.  

 

Neighbourhood Plans 



 
 

Local Plan Review 2013 – 2033 
(submission this financial year) 

Teignbridge District Council Local Plan 2013 – 2033 adopted May 
2014 

 

5.2 East Devon and Teignbridge have previously produced Local Plans which form 
the development plan for their areas. Exeter and Mid Devon have undertaken a 
2 or 3 stage process to produce the elements that make up the development 
plan. Only East Devon and Teignbridge have plans produced post the 
publication of the NPPF while Exeter and Mid-Devon have plans which are 
considered to be NPPF compliant.  

 
5.3 The table above also shows the varying periods covered by current plans for 

the partner authorities with the furthest looking to 2033. The NPPF states that 
plans should cover a period of at least 15 years, however to ensure that a joint 
strategic plan is sufficiently forward looking and extends well beyond the period 
of existing plans it is considered that it should cover the period up to 2040.  

 
5.4 An indicative timetable for work on a joint local plan has been developed and is 

provided below. This is only an indication of a likely timeline: 
 
 
 

Calendar 
Year 2016 2017 2018 2019 

Quarter 1 2 3 4 1 2 3 4 1 2 3 4 1 2 3 4 

Committee 
Meeting(s)                 

Strategic 
Evidence                 

Strategy 
options                 

 Draft 
preparation                 

Draft+SEA 
consult                 

Update 
evidence                 

Final LP 
preparation                 



 
 

LP 
consult 

                

Submit LP 

 
                

Examination 
Hearing 
days 

                

Adopt  
plan 

                

Financial 
year  2016/17 2017/18 2018/19 2019/20 

 
 

The above timeline is considered to be ambitious but even with some slippage 
should ensure that the plan covers a period of around 20 years at the time of 
adoption.  

 
5.5 A more detailed timeline and work programme will be presented to Members at 

a future date as part of a revised Local Development Scheme (LDS). 
 
 
6.0 BUDGET. 

6.1 It is proposed that a joint budget be maintained to cover the costs of the 
production of the plan and that this be held centrally by Devon County Council. 
In order to commence the commissioning of evidence to inform the plan making 
progress a budget is needed for the current financial year from each of the 
partner authorities. It is considered that £330,000 would be sufficient to cover 
the evidence that is required to be commissioned in this financial year. This 
amounts to £70,000 per authority with the remaining £50,000 from Devon 
County Council.  This money would primarily be used to commission evidence 
on the following main topic areas: 

 

 Economic Needs Assessment 
 Strategic Housing Market Assessment 
 Strategic Land Availability Assessment 
 European Protected Habitats Assessments 
 Transport 
 Infrastructure 
 Landscape 
 Heritage 
 Strategic Environmental Assessment 
 Hazardous installations 



 
 

 Open space needs 
 Strategic Flood Risk Assessment 
 Town Centre uses 
 Viability 

 
6.2 In the case of Teignbridge District Council it is understood that these funds 

have already been included within a wider budget for plan making work and will 
now simply need redirecting to a joint fund. The other partner authorities will 
need to specifically direct additional funds to the combined fund. A budget will 
also be required in future financial years which is likely to be in the region of 
£35,000 per year for the next 2 financial years with potential additional costs for 
the examination of the plan in the 2019/20 financial year. Importantly, 
examination costs are likely to be in the order of £100k but would be shared 
between the partner authorities.  

 
6.3 It is recommended that the first year’s budget is approved at this stage, to allow 

officers to commence work on the necessary evidence immediately, and avoid 
the potential for significant delay in the process later on. 

 
7.0 CONCLUSION. 

 

7.1 It is considered that joint working on planning policy matters is vital to the 
delivery of a clear and coherent strategy for the future development of the 
Greater Exeter area and that this can only be delivered by the partner 
authorities working together on a shared strategy. A joint strategic plan focused 
on meeting the needs of the Greater Exeter area is considered to be the best 
approach to enable the partner authorities to reach agreement on how the 
needs of the area should be met.  

 
7.2 This report is being presented to the four Local Planning Authorities individually 

recommending that they agree to this approach.  It has been prepared by 
agreement of the chief planners (or equivalent post) of each of the councils. 

 
7.3 Provision should be made for the budget recommended within this report for 

the commissioning of evidence to support plan production, in order to speed 
preparation.  However issues such as staffing arrangements and governance 
arrangements are being discussed at officer level between the authorities and 
should agreement be reached on the principles established in this report then 
further reports will be brought to Members in due course to address these 
issues with a more detailed scope and timetable for the plan.  

 
 
Contact for more Information:  Mrs Jenny Clifford, Head of Planning and 

Regeneration  
 01884 0234346 jclifford@middevon.gov.uk  
 

mailto:jclifford@middevon.gov.uk


 
 

Background papers: Cabinet 16th May 2016 Joint working 
 NPPF - 
http://planningguidance.communities.gov.uk/blog/
policy/ 
 Local Plans Expert Group Report - 
https://www.gov.uk/government/publications/local-
plans-expert-group-report-to-the-secretary-of-
state 
 Devolution bid statement of intent - 
http://www.heartofswlep.co.uk/sites/default/files/u
ser-
1889/Heart%20of%20the%20South%20West%20
Devolution%20Prospectus.pdf 
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This document has been prepared by Pegasus Group 
on behalf of Lightwood Land, the primary land 
promoter of the East Cullompton strategic allocation. 

Lightwood Land endorses the positive long term 
vision for Cullompton that is set out in the Local 
Plan under Policy S11, and its spatial expression 
in the East Cullompton allocation (Policies CU7-
CU12). It notes the supporting role of CU17 and CU18 
which allocate employment land at Week Farm and 
Venn Farm, enabling the expansion of the existing 
Kingsmill Estate. Also relevant are Policy CU19 on 
the Cullompton Town Centre Relief Road and CU20 
on General Infrastructure, which refer inter alia to the 
re-opening of Cullompton railway station.

The proposed allocation is a well-reasoned and justified 
response to meeting the housing needs of Mid Devon 
(both within and beyond the plan period). It is justified 
in the context of the District’s settlement pattern and 
the environmental and land availability constraints 
pertaining to land around the primary urban areas of 
Tiverton and Cullompton.  The allocation also attracts 
local support from Cullompton Town Council and the 
Neighbourhood Plan Steering Group. 

In January 2017 the East Cullompton allocation was 
identified by the Government as part of a new wave of 
14 Garden Villages that will benefit from plan-making 
funding and priority access to delivery funding. Mid 
Devon Council’s Expression of Interest notes that it 
will explore how the site can grow beyond the initial 
allocation of 2,600 homes to reach up to 5,000 homes. 
In additional to local support Devon County Council 
and the Heart of the South West Local Enterprise 
Partnership also backed the bid.

The Government’s letter of confirmation to Mid 
Devon Council states that the assessment panel 
were impressed with the submission and the genuine 
Garden Village potential that the project demonstrates. 
It is clear that the Government anticipates Culm 
Garden Village becoming an exemplar high quality 
new community.

The aim of this document is to draw together a 
summary of the evidence base pertaining to the 
strategic allocation, to confirm opportunities, 
constraints, a land budget and crucially the allocations 
infrastructure requirements and deliverability 
mechanisms. 

This document does not attempt to develop an early 
master planning framework or to begin to set out 
design principles, rather it presents the canvass for 
the Garden Village site. Lightwood Land looks forward 
to working alongside other land promoters and local 
stakeholders to develop a master plan for the site as a 
supplementary planning document to the Local Plan.

This document should be read in conjunction with 
Lightwood Land’s representations on the February 
2015 version of the proposed submission Mid Devon 
Local Plan and on the proposed modifications to the 
Plan of January 2017

Introduction
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 MID DEVON STRATEGIC CONTEXTPLAN



Mid Devon is a predominantly rural and sparsely 
populated area comprising around 80,000 people.

The plan overleaf identifies what might be termed the 
core of the district, between Junction 27 and 28 of the 
M5 and along the A361. This comprises the market 
town and administrative centre of Tiverton, the market 
town of Cullompton and the village of Willand. The 
mainline railway runs parallel with the M5 and these 
settlements are served by Tiverton Parkway (6.2 miles, 
8 minutes’ drive from the area known a Stoneyford to 
the east of Cullompton). Cullompton itself once had 
an operational station and the site is safeguarded to 
enable it to be re-established. 

Exeter and Taunton are around 25 mins drive to the 
SW and NE respectively. Mid Devon’s ‘third’ market 
town of Crediton lies NW of Exeter on the A377.

Strategic growth options for Tiverton are constrained 
by the valley of the River Exe and the surrounding 
the topography. Strategic growth is limited to an 
area stretching east between the A361 and Grand 
Western Canal. Around 1,500 homes are planned 
here but delivery has not yet commenced and will 
extend almost to the end of the plan period. A further 
expansion at Hartnoll Farm, within the curve of the 
Great Western canal is an option but this would not 
logically come on stream until around 2030.

Mid Devon Strategic Context

Cullompton itself will grow to the North West by 1,350 
dwellings, but there is no opportunity for a further 
strategic expansion to the west of the M5. By contrast, 
as recognised in the submission Plan, a large area 
to the east of Cullompton, mostly to the north of 
the Honiton Road, but also to the south is relatively 
unconstrained and well placed to play a primary role 
in meeting housing needs within the housing market 
area.

Development here would also be able to contribute to 
the wider sustainability and environmental quality of 
Cullompton by contributing to a relief road for the High 
Street and providing additional population impetus for 
re-opening the rail station.

A new settlement has been promoted at Junction 
27 between the M5 and the B3181 north of Willand, 
but the Council rightly rejects this and supports the 
proposer of a new regional tourism leisure attraction 
for this location.

There is development potential at Crediton, in addition 
to what is proposed for allocation, but is not strategic 
in nature.

Consequently, in terms of the vision for the district, 
the meeting of housing needs and the sustainability 
appraisal of the Plan, there is extreme logic in the East 
of Cullompton growth area. It is well connected and 
this connectivity can be improved.  This is a location 
that can play an important economic development 
role for the area and where the co-location of housing 
and business space can combine to establish a new 
community.
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POLICIES PLAN



The landscape evidence pertaining to the site for 
plan-making purposes is contained within Mid Devon 
Council’s Landscape and Visual Appraisal (Peter Brett 
Associates, September 2014). This draws on Mid 
Devon Council’s Landscape Character Assessment 
(October 2011).

Description and Designations

The site falls within:

• National Character Area 148: Devon Redlands

• Devon Character Area: Clyst Lowland Farmlands. 

• Mid Devon Landscape Character Assessment: LCT 
3E Lowland Plains. 

The site is not covered by any landscape designations. 
The Blackdown Hills AONB lies about 2 km to the east 
of the site. 

Landscape and Visual Assessment

Key Characteristics

• Gently rolling middle ground to lowland with 
smooth, rounded hilltops that have concave lower 
and convex upper slopes. Primarily managed as 
arable farmland with some areas of improved 
grassland.

• Whilst there are a number of outlying, regularly 
distributed farms and villages, hamlets and small 
groups of houses, this is generally a sparsely 
populated area.

• Copses and discrete woodlands are characteristic. 
In some areas the fields are defined by hedgerow 
trees with isolated clumps of trees on hillsides or 
ridge lines.

• Fields are divided by hedgerows and hedgebanks, 
with the hedges forming spines along the rolling 
hills, with rib-like hedges crossing the convex 
slopes down into the valleys. These hedges are 
distinctive in their regularity and simplicity.

• The landscape typically has short vistas 
terminated by a backdrop of curving hills with 
occasional long views from prominent locations, 
giving rise to a patchwork of irregular shaped 
fields with green pastures.

• Running roughly north/south across the centre of 
the site is a significant length of hedgerow, as well 
as in the vicinity of the glass houses. 

Overview

• The overall topography of the site consists of a 
gently sloping landform, with a series of subtle 
spurs emanating from a high point of just above 
70m AOD north of the Honiton Road, opposite 
Newland Farm. Those spurs drop away north-
westwards to the River Ken along part of the 
western boundary and to the flatter land off site 
beyond Moorhayes Farm. 

• The land continues to rise beyond the eastern 
boundary towards the escarpment of the 
Blackdown Hills. The most significant vegetation 
on the site is associated with buildings such as 
south of Newland Farm and near East Culme 
House, and the county wildlife site. There
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LANDSCAPE AND VISUAL CONSTRAINTS PLAN



Character Areas

The site breaks down into four distinctive areas.

Areas A & B

The area north of the Honiton Road rises gently in a 
south-easterly direction towards a shallow spur in the 
vicinity of Newland Farm. As a result, much of the area 
is out of sight from Honiton Road. It consists mostly 
of large fields with, especially to the west, many field 
trees and relicts of removed hedges. 

It is divided into two by a strong vegetation belt and 
change of topography, as a result of the valley feature 
described above. The western section has smaller 
fields and more trees (A), whilst the eastern section 
(B) is dominated by one large field with a smaller 
network of fields to the north. 

Area C

To the south of Honiton Road, the western area 
consists of a more intricate network of irregular fields, 
glass houses, the grounds of East Culme House and 
the wildlife site. These are situated on a small spur 
between the Culm Valley to the west, and its tributary 
to the south. It is very enclosed and difficult to locate 
when looking from the adjacent lanes (C). 

Area D

The eastern area is more open than the western, 
but as it falls away to the south from Honiton Road, 
the roadside hedges tend to screen the site. The 
boundaries with the land to the south are generally 
weak (D). 

Positive Features

Apart from the open rural nature of much of the site, 
positive features include the network of hedgerows 
and hedgerows trees across the site, and the generally 
enclosed and apparently remote character of much of 
the site. 

Negative Features

Negative features include the two runs of overhead 
power lines and their pylons, which enter the site 
in the north-west corner, with one run heading due 
south across the site and the other running in a 
roughly south-easterly direction.

There has been significant hedge removal north of the 
Honiton Road which has made those parts of the site 
seem bleak.

Visibility and View points

Visibility of the site from publicly accessible viewpoints 
is limited to Honiton Road and the surrounding lanes, 
which are at least one field depth from the site 
boundary. There are no public rights of way across the 
site, apart from the Honiton Road which runs east to 
west across the site. There is a footpath to the west 
of the site along the floor of the shallow Culm Valley, 
between the M5 and the site boundary.

Viewpoints from the AONB are generally limited by 
intervening landform or hedgerows and by the largely 
wooded nature of the escarpment. The site is from the 
lower slopes of the escarpment at Blackbrook, some 
5km to the east 
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AREA A: VIEWED LOOKING NORTH EAST FROM PROPERTIES TO THE SOUTH OF HONITION ROAD 
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Preliminary Ecological Appraisal 

The ecological evidence pertaining to the site for 
plan-making purposes is contained within Mid Devon 
Council’s Phase I Habitat Survey (June 2014) and 
Lightwood Land’s Preliminary Ecological Appraisal 
(November 2016).

The site is dominated by large fields of arable land, 
improved and semi-improved grassland. Two streams 
run through the site and join the River Culm flowing 
southwards adjacent to the western site boundary.

Habitat Description

The habitat plan on page 12 shows the key habitats 
identified in the phase 1 survey

There is 59.1 ha of poor semi-improved grassland 
throughout the site. This habitat is of higher ecological 
value than improved grassland due to less intensive 
management. This habitat is mostly in the north of the 
site, and one field forms part of a wider grazing marsh 
priority habitat complex to the north of the site.

46.5 ha of the land within the site comprised improved 
grassland. This habitat is of low ecological value due 
to intensive management such as heavy grazing or 
use of pesticides, and supports a narrower community 
of species.

Amenity grassland within the site comprises almost 
entirely of residential gardens. This forms a small 
proportion of the entire site; 5.3 ha. The amenity 
grassland is concentrated in the west of the site 
around Stonyford.

There were a number of arable fields on the site, 
with a mixture of autumn sown crops and fields left 
in stubble for spring sowing. Fields with spring sown 
crops are particularly attractive for ground nesting 
birds and generally have higher invertebrate and 
farmland bird abundance. Arable land formed 63.4 
Ha of the total site, with the fields surrounded by 
hedgerows of varying ecological value.

17.2 km of hedgerows run through the site. The 
hedgerows range from native species poor hedges with 
only a few species present to species-rich hedgerows 
with mature trees within them. The hedges have 
potential for a variety of protected species, including 
breeding farmland birds, and the mature trees on site 
have roosting potential for bats. Additionally, due to 
records in the area, there is potential for dormouse 
presence in certain locations.

Woodland within the site is mostly deciduous, located 
in strips and small patches; 3.4 Ha in total excluding 
isolated trees part of hedgerows. Connectivity 
between the woodland is generally poor, with no 
priority habitat or ancient woodland. However, there 
is a small wood approximately 100m southeast of the 
site, which is designated as ancient woodland and is 
also a priority habitat.

There is approximately 0.6 Ha of both scattered and 
dense scrub within the site, generally located in small 
strips between other habitat types.

The only large area (0.5 Ha) of standing water within 
the site is the pond next to Culm House (UWS). The 
pond had an algal bloom at the northern edge, and 
there may be some eutrophication occurring, lowering 
the ecological value of the pond. It is likely there are 
amphibians present here, although the lack of records 
in the area and eutrophy make great crested newt 
presence unlikely.



Ecological constraints 

The ecological constraints of the site can be 
summarised as follows: 

• The proximity of the River Culm bordering the site 
to the west, with probable otter presence, and to 
a lesser extent the streams that run through the 
site; 

• The existing green infrastructure within the site 
boundary, including trees present in the area 
covered by TPOs, large woodland strips and native 
species rich hedgerows, including a pond with 
amphibian interest and one field of priority grazing 
marsh habitat; 

• The existing green infrastructure within the 
broader site, i.e., the presence of deciduous 
woodland priority habitat blocks to the southeast, 
and large areas of grazing marsh surrounding the 
site.

Ecological opportunities 

Ecological opportunities of the site can be summarised 
as follows: 

• Enhance connectivity throughout the site through 
provision of new green infrastructure links across 
the promoted site, potentially incorporating a 
stream to create a central corridor, to improve 
both access and biodiversity, or linking up 
fragmented woodland; 

• Improvement to hedgerows: filling in defunct 
hedges, planting of additional native species, 
removal of non-natives;

• Creation of new hedgerows to link other habitats 
together and create ecological corridors, 
implemented either as part of any proposed street 
scene or residential gardens; 

• Installation of bird and bat boxes into new 
residential dwellings; 

• Transport infrastructure can be better screened 
through enhanced green infrastructure provision; 

• Planting of wildflower meadows and/or 
improvement to improved grassland which will 
benefit pollinators. 

Protected species (recommended further 
surveys) 

The initial survey identifies the potential for a number 
of protected species on site due to the suitability 
of habitats. The following further surveys are 
recommended: badger, hedgehog, otter and water 
vole, hazel dormouse, amphibians, reptiles, bats and 
birds.

The following bird species were recorded within the 
site during the assessment: great tit, house sparrow, 
common chiffchaff, Eurasian blackcap, common 
blackbird, barn swallow, and common buzzard. 
Additionally, two dippers and approximately ten sand 
martins were seen foraging along the Culm river 
adjacent to the site. Probable sand martin nest holes 
were observed in the river bank. Over the entire site, 
suitable habitat is present for both breeding farmland 
and ground-nesting birds and further bird surveys are 
required. Three winter (November to March) and three 
breeding (May-July) bird surveys are recommended. 
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HABITAT PLAN



ECOLOGICAL CONSTRAINTS PLAN
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LOWER MOORHAVES AND ITS IMMEDIATE SETTING



Historic Environment

The heritage evidence pertaining to the site for plan-
making purposes is contained within Mid Devon 
Council’s Heritage Impact Assessment (January 
2017).

Historic Buildings

Higher and Lower Moorhayes are both Grade II listed 
buildings lying on the north east edge of this site. 
These buildings will require careful consideration with 
regard to proximity of new buildings, together with the 
details of design materials and colour palette used.

• Higher Moorhayes has a context of several large 
modern agricultural buildings and structures. 

• Lower Moorhayes should be provided with a 
planted buffer zone to the south side. 

Archaeological Remains

This site occupies a significant area within a 
landscape that has evidence of prehistoric and Roman 
activity recorded in the County Historic Environment 
Record. To the west, recent archaeological work has 
demonstrated the presence of prehistoric and Roman 
settlement in and around Cullompton. While no such 
sites are recorded within the area under consideration.
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FLOOD RISK PLAN



Flood Risk

The flood risk evidence base pertaining to the 
CU7-CU12 allocation for plan-making purposes is 
contained within Mid Devon Council’s Strategic Flood 
Risk Assessment (JBA Consulting, October 2014).

The fluvial flood risk profile is set out below. Fluvial 
flood risk is from the overtopping of the River Culm, as 
well as the unnamed watercourses that flow through 
the site. 

Surface water presents a risk to the site within the 
higher fluvial risk zones. Further development and 
creation of impermeable surfaces may result in an 
increase of surface water flood risk.

There will be no need to direct housing development 
to flood risk zones 2 or 3a to achieve 2,600 homes. 

Areas of flood risk will form part of the strategic green 
infrastructure network providing wildlife corridors 
with the site and linking to areas beyond. On-site 
flood attenuation schemes and SUDs will be needed 
to ensure that run-off from development does not 
exacerbate flows or risk downstream.

Flood Risk 
Zone

% of Site Area

Zone 3a 10% 16 ha

Zone 2 1% 1.6 ha

Zone 1 89% 142.4 ha

Sustainable Urban Drainage Options (JBA, 2014)

Source Control Most techniques are likely to be 
suitable. Permeable paving is unlikely 
to be suitable due to the slope of the 
site

Infiltration High permeability expected but site 
investigations to be carried out to 
assess full potential

Detention Feasible provided slopes are <5%

Filtration Probably suitable provided site 
sloopes are <5% and the depth of the 
water table is >1m. any contaminated 
land will require a liner.

Conveyance All forms of conveyance are likely 
to be suitable. Where the slopes are 
>5% features should follow contours 
or utilise check dams to slow flows
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INDICATIVE LOCATION OF JUNCTION 28A AND WESTERN RELIEF ROAD ALIGNMENT OPTION 



Transport

The transport evidence pertaining to the site for plan-
making purposes is contained within the following 
documents

• Air Quality Assessment (Arup, August 2014)

• Strategic Options Highways Report (Devon County 
Council August, 2014)

• Transport Assessment (Arup, October 2014)

• Preliminary Transport Position Statement 
(December 2016)

Key Issues

Junction 28 currently suffers from significant 
congestion during peak periods which is a constraint 
to further development. 

The whole town of Cullompton is an air quality 
management area with NO2 levels being highest 
along the High Street.

Devon County Council undertook an assessment of 
the impacts of the East Cullompton allocation in terms 
of access onto the M5 in its the Strategic Highways 
Options Report (DCC, August 2014). 

This concluded that the preferred option for mitigating 
the impact of development would be the creation of a 
new junction (onto the M5 to the south of Junction 28, 
north of the existing local overbridge of Old Hill/Duke 
Street.  

This scheme would require the construction of a new 
overbridge and south facing slip roads onto the M5. 
The new junction would connect to roads within the 
East of Cullompton development. In the interim, in 
order to enable some development to come forward, 
improvements to the existing junction are being 
investigated by Lightwood (in addition to signalisation 
improvements of April 2015).

The signalisation project in 2015 created some 
capacity but this has been allocated to the North 
West Cullompton urban extension and other smaller 
urban extensions. Lightwood believe that the Council 
should assess whether this capacity should be made 
available in relation to the housing trajectory so that 
that an early phase of Culm Garden Village and come 
forward prior to the later stages of the NW extension.

The preferred option would enable Junction 28 to 
operate on the basis that south bound trips from the 
East Cullompton allocation and the existing south 
west area of Cullompton would use the new junction in 
preference to Junction 28. A Town Centre Relief Road 
could be incorporated to the east of west of the M5. 
The Town Centre Relief Road would provide air quality 
improvements through the removal of an element of 
through traffic from the town centre. 

DCC has developed an initial design for the new 
junction. Whilst, it poses a number of challenges 
in terms of construction, land ownership, flood 
risk, negotiations with key stakeholders and cost, a 
scheme is technically capable of being delivered that 
is acceptable to Highways England, the Environment 
Agency and Network Railway. Lightwood Land 
expects that the Environment Agency to   confirm 
an acceptable solution is achievable following the 
completion of extensive flood modelling work, at the 
end of March 2017.

The re-opening of Cullompton railway station is a key 
objective to for improving the sustainability of this 
location. The town itself would have its sustainability 
credentials improved as well as providing wider 
connectivity in respect of the garden village. The re-
opening of the station will be expatiated by strategic 
growth in this location and garden village status. 
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COMBINED OPPORTUNITIES AND CONSTRAINTS PLAN



LAND BUDGET PLAN
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Delivery 

The development of the allocation cannot fully fund the 
infrastructure that is required to unlock growth. This 
is set out in Mid Devon’s Garden Village Expression of 
Interest. The key issues relate to the construction of 
a new junction on the M5 and town centre relief road. 

Delivery enabling funding

The Garden Village prospectus recognises that each 
new garden village will be unique and each proposal 
will vary in the support required from government. 
The Council has secured £200,000 in delivery enabling 
funding for 2016-17 and can expect further resources 
in 2017-18. Further delivery enabling funding is subject 
to review. In addition, direct support will be provided by 
the Homes and Communities Agency (to be rebranded 
as Homes England in the Summer) including through 
the Advisory Team for Large Applications (ATLAS). 

The Housing White Paper states that Home England 
clear, unifying purpose will be ‘To make a home within 
reach for everyone’. The White Paper adds that the 
relaunched body will be tasked with getting more 
homes built across all tenures, “put in infrastructure 
to help unlock housing capacity and attract small 
builders and new players to diversify the market on a 
sustainable basis”.

Land Control

Land ownership and availability are keys factors 
affecting delivery. The Plan on page 24 identifies land 
ownership and control for policy areas CU7-CU12 and 
CU17.

The residential-led mixed use allocation of CU7-CU12 
covers an area of 160ha and is in eight ownerships. 

• Lightwood Land has assembled 124 hectares 
across areas 1-4.

• Progress Land as assembled 12 hectares across 
areas 5-7

• The Cumming’s land (area 6) comprises around 
15 hectares and is advertised for promotion by 
Harcourt Kerr. Part of this estate has recently 
been sold to enable 120 dwellings on policy area 
16.

• The final component of CU7-CU12 is area 8 (the 
Cann land of around 5.75 hectares.

Policy CU17 is formed of ownership areas 9 and 10 
and one field within ownership area 2 (an area in 
Lightwood Land’s control) 

Land Control and Delivery



Brokerage

“The garden villages we commit to supporting will 
be a priority for delivery”. 

Para 33. Garden Village Prospectus

CLG will play a key role across government in helping 
Mid Devon Council overcome barriers to delivery, and 
broker solutions to unblock any issues that arise. 

Access to government housing and other 
funding streams

As well as providing priority access to housing funds 
CLG will work with Mid Devon to help it navigate 
and seek funding from other sources of government 
funding, for example, the Home Building Fund, the 
free schools programme, and other roads and rail 
capital programmes.

The Garden Village Expression highlights the need for 
around £50m of infrastructure funding to unlock the 
development of Culm Garden Village.

It is currently estimated that £40m of funding is 
needed to modify Junction 28 of the M5 and that a 
further £10m is needed for the Cullompton town 
centre relief road. 

It is estimated that the development value of the 
Garden Village can contribute around half this cost at 
2,600 dwellings (the proposed size of the allocation) 
and all the cost at 5,000 dwellings. a larger project will 
be promoted within the forthcoming Greater Exeter 
Plan and Cullompton Neighbourhood Plan.

Clearly, land value capture will not be available at 
the start of the project. Access to a loan facility / 
revolving infrastructure fund will be necessary. Given 
East Cullompton’s Garden Village status there is a 
high degree of certainty that this will be available and 
secured

The £23bn National Productivity Investment Fund for 
2017/18 -2021/22, announced in the 2016 Autumn 
Statement, is primed to be used for unlocking the 
Garden Villages that the Government has chosen to 
support. This includes:

• £2.3bn Housing Infrastructure Fund to help build 
100,000 new homes in high-demand areas

• £1.4bn to deliver 40,000 affordable homes

• £1.8bn Local Growth Fund money to English 
regions for infrastructure investment
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AND OWNERSHIP AND CONTROL WITHIN FOR EAST CULLOMPTON (POLICES CU7-CU12 AND CU17) 



Housing White Paper

This contains section titled ‘A new generation of new 
communities’ and notes that well-planned, well-
designed, new communities have an important part 
to play in meeting long-term housing needs and 
observes that, provided they are supported by the 
necessary infrastructure, they are often more popular 
with local communities than piecemeal expansion of 
existing settlements. 

The consultation section of the White Paper at A.57 
states that the Government:

• will ensure that decisions on infrastructure 
investment take better account of the 
opportunities to support new and existing 
communities which resonates strongly with 
the contribution of the Culm garden village 
to wider infrastructure for Cullompton.  

• legislate to enable the creation of locally 
accountable New Town Development 
Corporations, enabling local areas to 
use them as the delivery vehicle if they 
wish to. 
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In January 2017 the East Cullompton allocation was 
identified by Government as one of 14 new Garden 
Villages.

The establishment of a new settlement to the east 
of M5 at Cullompton is a major strategic decision 
for the Council and the Local Plan rightly allocates a 
sufficient area to achieve the critical mass for a new 
community to be established. The new settlement 
will benefit from a level of self-containment but will 
look to the current town of Cullompton for a number 
of services. In parallel, Cullompton itself will benefit 
from some of the uses that will becomes established 
within the Garden Village.

In order to maintain developer confidence, the 
justification for a new motorway junction and the 
viability of developer funding towards its construction 
and the town centre relief. it is vital and welcome that 
the East of Cullompton allocation is maintained as a 
whole. It is recognised that not all of the allocation 
for 2,600 dwellings will be developed during the plan 
period. Lightwood Land wish to expedite delivery as 
much as possible. The key question for this Plan is not 
whether the East of Cullompton allocation is sound 
but the level of housing that it should be relied upon 
delivering within the plan period. 

The process involved in establishing a new settlement 
are not to be underestimated, but Garden Village 
status and priority access to relevant parts of National 
Productivity Investment Fund Government will 
expedite delivery of the allocation.

Policy Ref Land Use Area

CU7 Gross Site Area (CU7-CU12) 160 ha

CU7 & CU9

Strategic Green Infrastructure laid out and 
managed with an appropriate mix of public 
parkland, open space, landscaping and local 
nature reserve.

40 ha

CU9 Parks, sports and recreation grounds 9 ha

CU9 Amenity Green Space 6 ha

CU9 Allotments 1.5 ha

CU9 Equipped children’s play space 0.4 ha

CU9 Teenage facilities 0.14 ha

Residual Land 102.96 ha

CU10 Primary school site 2.5ha

CU10 Shopping and community centre 2.0ha

CU8 & CU17 Strategic Link Road 3.0ha

Residual Land 95.46ha 

Net Developable Area (80% GDA) 76.4ha

Dwellings at 35 dph 2,674

The emerging Cullompton Neighbourhood Plan and 
Greater Exeter Plan present the plan-making forum to 
explore a subsequent expansion of the Culm Garden 
Village into the 2040s.

The following Land budget, to be read in conjunction 
the land budget plan present the skeleton framework 
for master planning with an SPD process.

Conclusion
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