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Recommendation: Refusal 
 
Reasons for refusal 

1. The proposed residential development is not in a sustainable location for open-market and 
affordable housing due to its location in the countryside, outside the settlement boundary of 
Tavistock due to being remote from the services and community facilities of Tavistock and in an 
isolated location.  This is contrary to NPPF paragraphs 14, 17 and 49, West Devon Core 
Strategy Development Plan Document (2006-2026) policies SP5 and SP14 and West Devon 
Local Plan Review (March 2005) policies H31 and NE10. 

 
2. The proposed development would result in significant adverse impacts on local landscape 

character, and a significant adverse impact on the setting of Dartmoor National Park, failing to 
conserve landscape and natural beauty within this valued landscape, contrary to West Devon 
Core Strategy Development Plan Document (2006-2026) policy SP17, West Devon Core 
Strategy Development Plan Document (2006-2026) policy NE10 and NPPF paragraph 109.  
 

3. The proposed development would be likely to result in harm to the historic significance of 
Hazeldon House, a non-designated heritage asset, as a result of conversion works, and the 
scale and density of the proposed development in the setting of this heritage asset.  This is 
contrary to the provisions of NPPF paragraph 135, West Devon Core Strategy Development 
Plan Document (2006-2026) policy SP18 and West Devon Local Plan Review (March 2005) 
policies NE10 and BE3. 
 

4. The sustainability benefits of the proposed development are clearly and demonstrably 
outweighed by adverse impacts such that it is not, in the round, judged to be sustainable 
development for the purposes of the NPPF and policy SP1 of West Devon Core Strategy 
Development Plan Document (2006-2026).  

 
Key issues for consideration: 
Given the location of this unallocated site outside the development boundary, the adopted development 
plan indicates a refusal of planning permission.  However, if relevant policies in the adopted plan are 
out-of-date, the NPPF indicates that the application ought to be determined in line with the presumption 
in favour of sustainable development in paragraph 14 of the NPPF. This will involve a consideration of 
the economic, social and environmental benefits and adverse impacts of the proposed development.  
 
In view of the issues that have been raised in connection with the application, the potential benefits and 
adverse impacts on the following matters will be considered in detail in this report: 
 

• Principle of the development (settlement boundary, land classification, the need for housing) 

• Landscape impact including the impact on Dartmoor National Park 

• Highways, traffic and access  

• Air quality 

• Drainage and flood risk 

• Heritage  

• Biodiversity 

• Contamination 

• The re-use of previously developed land 

 
The application has been accompanied by the following: 
 

• Planning Statement 

• Design and Access Statement  

• Location Plan, Illustrative Masterplan and Topographical Survey 

• Flood Risk Assessment and Sustainable Drainage System 

• Drainage Report 



• Ground Conditions Report 

• Contamination Assessment 

• Landscape and Visual Impact Assessment 

• Tree Survey 

• Heritage Assessment 

• Transport Assessment 

• Ecological Assessment 

• Bat Activity Survey 

• Air Quality Statement 

• Draft Planning Obligation Heads of Terms 

 
The Draft Heads of Terms accompanying the application sets out the following: 

 
• Travel Plan - To be submitted in support of the detailed scheme with an obligation to comply 

with the proposals contained therein for each phase of development. 
 

• Housing - Delivery of 40% affordable housing. 
 

• Education - The developer shall pay to the Council (the amount and timing of such payment to 
be set out in the Agreement) the council’s standard education contribution payment per eligible 
residential unit towards the improvement of existing educational facilities. 

 

• Public Open Space - Provision of open space on site and  / or a financial contribution to meet 
any deficit in sports and equipped play provision. To submit to the Council for approval details 
for the open space to be provided across the site, both formal and informal – to be generally in 
accordance with the ‘master plan’. 

 

• Prior to commencement to submit an Open Space Works Specification Plan setting out: 
o Detailed Layout Design and Specification for all open space areas and associated 

infrastructure. 
o Detailed Management Specification identifying all management operation and 

associated frequencies linked to each open space identified within that phase; 
o Detailed planting Schedule and Planting Specification for all open space areas relating; 

and 
o Details of the timing of the delivery of the public open space. 

 

• Drainage - Sustainable urban drainage (SUDs) structures located on public land will be adopted 
by Devon County Council as the Local Flood Authority.   

 

• Highways soakaways will be adopted by Devon County Council as the Highway Authority.   

 

• Other - Upon execution of the Section 106 agreement the owner shall pay the Council’s 
reasonable expenses for the negotiation preparation and execution of the agreement. 

o All prices referred to in the agreement shall be index linked. 
o The detailed drafting of these obligations will be agreed with the Council as part of the 

preparation and completion of a Section 106 Agreement prior to the issue of any planning 
permission. 

 
Financial Implications (Potential New Homes Bonus for major applications): 
It is estimated that this development has the potential to attract New Homes Bonus of £169,500 per 
annum, payable for a period of 4 years. This is calculated on the basis of 125 homes x £1,224 and 
securing 40% affordable housing which attracts a further £280 per affordable unit. 
 



Members are advised that this is provided on an information basis only and is not a material planning 
consideration in the determination of this application. 
 
Note: 
This application is a departure from adopted Development Plan policies and therefore has been 
advertised as such. 
 

 
Site Description: 
The site is located north of the A368 between Tavistock and Wallabrook.  The site is the currently 
disused former Hazeldon Preparatory School and currently accommodates some buildings in the north 
western part of the site.  The south and eastern parts of the site are grassed and were previously used 
as school playing fields.   
 
The site is accessed directly from the A386 on the south eastern boundary. Along the north-western 
boundary are clusters and individual trees, with large, good-quality specimens at the northern end. The 
north-eastern boundary is an outgrown hedge, mostly beech with occasional oak, growing on top of a 
stone-faced hedge bank. The Old Exeter Road runs along this north-western part of the site and beyond 
that the National Cycle Network Route 27 (the Devon Coast to Coast cycle route).   The southern 
boundary borders private residential properties which are served by their own direct access onto the 
A386.  The north-eastern boundary is bordered by mature trees, hedging and fields, which appear to 
be improved grassland and used for animal grazing.  It has a screen/shelter-belt of trees running along 
the south-eastern boundary to the adjacent road. The shorter south western boundary has no remaining 
tree cover and the land beyond is agricultural, with the National Park boundary one field to the north-
east and adjoining the south eastern boundary. 
 
Hazeldon House is located in the north western part of the site and sits on a raised plateau which slopes 
down to the former playing fields and further toward the A368 and site access.  Tavy Cottage is Grade 
II listed and located 60m from the southern site boundary. 
 
The site is adjacent to and adjoining the Dartmoor National Park (DNP) Authority boundary which runs 
along the A386 and then north east of the site.  There are views of DNP from the site and views of the 
site from the DNP to the east.   
 
 



 
 

 
The existing Hazeldon House sits in a parkland setting of 4.1 hectares.  There are also significant tree 
constraints on the site which are examined in the submitted Arboriculture Report by Mitchell Architects.   
 
The Proposal: 
The application seeks outline consent, with all matters reserved apart from access, for the development 
of up to 125 residential units (including 40% affordable housing and the conversion of the existing 
building to provide up to 10 apartments), access, highways improvements, parking, open space, 
landscaping and supporting infrastructure on the site of the former Hazeldon Preparatory School, 
Tavistock. 
 
The application states that the new dwellings are anticipated to be 2 storeys or 2-3 storeys where 
ground levels change – specifically 3 storey houses in the southern lower reaches of the site and 2 
storeys in the higher northern part of the site.   
 
Tenure mix for the affordable housing has yet to be confirmed. 
 
The existing access to the site is proposed to be retained with improved visibility splays and 
replacement tree planting. 
 
Consultations: 
 

• Highways England – no objection, stating that it is satisfied that the traffic impact of the proposed 
development on the strategic road network is unlikely to be severe as defined by the NPPF. 
 

• County Highways Authority – No objection subject to appropriate legal agreement the 
recommendation of conditions on any planning permission granted.  Notes that the later submitted 
plans showing widening of footpath outside the site boundary represents a worthwhile improvement 

Site 

Dartmoor National 

Park area shown red 



for pedestrian safety in the area and should be provided to accommodate the potential increase in 
pedestrians to and from the site.  

 

• Lead Local Flood Authority – following submission of additional information relating to drainage and 
flood risk the initial objection was withdrawn and the LLFA responded with no in principle objection 
on the basis that recommended pre-commencement conditions are imposed on any permission. 

 

• South West Water – no objection. 
 

• Dartmoor National Park Authority – no objection in principle to a sensitively designed scheme, but 
did object to the development as proposed, noting that the layout, design, density and isolated 
location does not reflect the present and historic pattern of development, that it is likely to result in 
an incongruous form of development with a significant impact on the ‘green corridor’ along 
Parkwood Road [the A386] and a fundamental change to the character of the local landscape to the 
detriment of the setting of the National Park. 

 

• WDBC Strategic Planning Section – recommendation of refusal, noting that the proposal is 
contrary to the provisions of the adopted planning documents for the area and the submitted 
version of the JLP. It is also considered to be an inappropriate, unsustainable location for this form 
of development and that it would have a significant detrimental visual impact on the location. 

 
• WDBC Environmental Health Section – following submission of additional information relating to 

contamination assessment, the initial objection was withdrawn and conditions were recommended 
to require a Construction Environment Management Plan and the provision of electric vehicle 
charging points.  

 

• WDBC Affordable Housing Section – no objection on affordable housing policy reasons but noted 
that location could be considered unsustainable from an affordable housing perspective due to 

     the fact that it is detached from the town centre, and noted the reliance on the private car 
to get to schools which could be considered an issue. 

 

• WDBC Natural Environment Section - Objection on the basis of changes to local landscape 
character resulting in a fundamental and marked contrast to the existing character of the 
undeveloped, open, remote and green site, and the residual impacts of the development taking into 
account potential planting for screening. 
 

• WDBC Historic Conservation Service – objection based on concerns over the scale, density and 
nature of the proposed development which will cause harm to the immediate and designed setting 
of a heritage asset of local importance. It may be that some form of development could be 
accommodated on the site, but the scale, form, density and layout would need to be derived from a 
sympathetic assessment and understanding of the locality. As it stands this is not the case and so 
objection is maintained on the grounds of harm to the non-designated heritage assets of Hazeldon 
House and its historic parkland setting. In addition, notes less than substantial harm to the setting 
of Tavy Cottage. 

 

• WDBC Natural Environment Team – No objection subject to conditions: 
o Environmental Mitigation and Enhancement Strategy (including construction impact 

avoidance/mitigation measures, and sensitive lighting strategy) to be submitted with 
Reserved Matters 

o Prior to commencement Landscape and Ecological Management Plan 
o Specifications for onsite open space and play areas with Reserved Matters 

 
S106 clauses: 

o Securing ongoing management and maintenance of public open spaces, boundary 
features, etc. in perpetuity and in accordance with the LEMP. 



o Securing a sum in accordance with figures [set out in full response] to minimise 
recreational pressures from new residents on the Plymouth Sound and Tamar Estuaries 
European Marine Site. 

o Securing appropriate commuted sums [see full response] towards playing pitches, NEAP 
in Tavistock Meadows, and green space (to reflect table within consultation response, 
exact figures dependent on levels of onsite provision proposed at Reserved Matters) – 
note that the expectation (and lack of objection) is based on an expectation of provision 
of a level in accordance with policy standards. 

 

• Town/Parish Council – Support 

 

• Environment Agency - no objections to this proposal provided that conditions are included on any 
permission granted in respect of contaminated land. 

 

• Devon and Cornwall Police Liaison Officer - It is appreciated that the application is submitted in 
outline with access only to be determined at this stage.  Advice is given regarding detailed 
elements of the scheme that are not for consideration at this time. 

 
• CPRE – objection on the basis that the proposal fails to demonstrate that the social and 

environmental benefits justify residential development of this scale, in the open countryside, that 
the site is not previously developed land. 

 

• DCC Historic Environment Service - objection due to the level of impact on the historic landscape, 
including the setting of Hazeldon House which is an undesignated heritage asset of some merit, 
set within landscaped grounds.  Supports the argument made by other consultees (e.g. Katherine 
Jones – Natural Environment; DNPA; CPRE) regarding unacceptable impact on the broader 
landscape. A smaller, less dense development, better respecting the setting of the house and 
character of the wider area, would be more acceptable. 

 
Without prejudice to the above comments, should the LPA be minded to approve the application 
then I would agree with the recommendation in the Heritage Statement that there should be a 
condition requiring more detailed analysis of the historic building to inform design work to include 
better enhancing the setting of the heritage asset in terms of the extent of open space/soft 
landscaping. 

 
• DCC Strategic Planning, Education Services - A contribution of £496,589.00 towards the proposed 

new primary school at Tavistock is requested (being 31 x £16,019.00).  

 
Developer contributions towards the primary school land will not be sought as the land has been 
secured through a section 106 Agreement. No request for secondary education contribution. No 
requirement for a contribution towards primary or secondary school transport.   

 
DCC requests £31,250.00 towards early year’s provision at the new school and a contribution to 
cover legal costs – estimated £500.00.  

 

• Sport England – comments awaited. 
 
Representations: 
Representations from Residents 
15 letters of representation have been received, all of which raise objection to the proposed 
development. The letters cover the following points: 
 

• Outside settlement boundary for Tavistock 

• Separate from Tavistock 

• Loss of land which is ‘outstanding parkland’ 



• The site is not brownfield 

• 125 dwellings is too dense development for the site size 

• Potential for noise and pollution 

• Development is detrimental to rural beauty 

• A386 is a busy road and the access has history of accidents 

• Road is subject to flooding and development would cause more flooding 

• Increase in traffic levels on A386  

• Increase in traffic crossing town to reach community facilities and services 

• The environmental significance of the green land 

• Development will create a new village with no other local facilities on the site 

• Development would result in the over development around Tavistock 

• The development is premature as other developments have yet to be delivered on allocated 
sites 

• Unclear if the houses meet a local need for open market housing 

• Loss of amenity for users of the National Cycle Network Route 27 

• Negative impacts on the town of dispersing development in the area surrounding Tavistock 

• Loss of visual amenity 

• Impacts on nature conservation interests – in particular bats 

• Potential for the need to upgrade power lines which could result in loss of trees 

• Highway improvement works that the development would require would impact on the 
character of the rural area 

• Proximity to Dartmoor National Park 

• Increasing pressure on surrounding countryside as a recreational resource 
 
Relevant Planning History 

 

There have been no planning applications directly relevant to this site.  
 
ANALYSIS 
 
Principle of Development 
This is an outline planning application for the development of the site for up to 125 dwellings. 
Although an indicative plan has been provided, which demonstrates how the site could be developed, 
it is illustrative only. However, it is assumed that what is illustrated is the applicant’s ‘best shot’ at 
demonstrating how this quantity of development could be successfully provided on the site. The only 
matter of detail to be considered is access. The key issue in the determination of the application is 
therefore whether the development of the site for the proposed quantity of housing is acceptable in 
principle.  
 
The application site is not allocated for development in the Council’s adopted development plan. It is 
located outside the Tavistock development boundary and is separated from the town by open 
countryside.  The emerging Plymouth and South West Devon Join Local Plan (JLP) allocates the site 
for an unspecified amount of extra care housing.  The evidence base for the JLP shows that the 
allocation is based on the proposition that the extent of the re-development should be limited to the 
main house and the conversion or replacement of existing outbuildings and areas of hard landscape 
only.   
 
Section 38(6) of the Planning and Compulsory Purchase Act 2004, and more recently paragraph 11 of 
the NPPF, states that regard is to be had to the development plan for the purpose of any 
determination to be made under the Planning Act, and the determination must be made in accordance 
with the plan unless material considerations indicate otherwise. In the case of residential development 
paragraph 49 of the NPPF states that “relevant policies for the supply of housing should not be 
considered up-to-date if the local planning authority cannot demonstrate a five-year supply of 
deliverable housing sites.” The first matter for consideration therefore is whether the Council can 
demonstrate a five-year housing supply. 



 
The Council’s updated Objectively Assessed Need (OAN), which is used for the basis to establish 
whether the Council can demonstrate a five year housing land supply (5YLS), is currently 
untested.  Definitive testing the OAN will take place during the JLP Examination, oral hearings for 
which commence on 30th January 2018.  The figure for OAN was also the subject of evidence and 
argument in a very recent planning appeal but the appeal decision has not yet been published.  At this 
appeal the Council’s case was that it could demonstrate a 4.3 year supply; the appellant’s case was 
that there was a 2.5 year supply. In the determination of this application the committee should 
assume that the Council cannot demonstrate a 5YLS and that the available supply lies somewhere 
between 2.5 and 4.3 years. 
 
To address this situation the Council has engaged in the preparation of a Joint Local Plan (JLP) with 
South Hams and Plymouth Councils.  In co-operation with its neighbours the JLP will see the OAN for 
the housing market area delivered across administrative boundaries, with a housing target attributed 
to West Devon.  On adoption of the JLP there will be a 5YLS. If all goes to plan with the forthcoming 
examination of the JLP, then it is expected that the JLP will be adopted in about September this year.  
If, however, the independent examination discloses the need for further work to be done on the JLP, 
adoption might not be until about August 2019. Having regard to the shortfall in supply, and the length 
of time it might take to rectify it, it is considered that the benefit of releasing this site for housing is 
something that should be given moderate weight in the planning balance.  
 
The Local Development Framework for West Devon Borough Council includes:  

• 2011 Core Strategy 
• Proposals Map 
• Settlement Maps 
• 2005 Local Plan Review (as amended 2011) 

 
These documents remain in place until they are superseded by the adoption of the Plymouth and 
South West Devon Joint Local Plan. The most recent development plan documents are the West 
Devon Local Plan Review (2005) and the West Devon Core Strategy (2011). The Core Strategy made 
housing provisions based on the South West RSS for the period up to 2026. The Core Strategy 
policies and provisions retain a degree of ‘weight’ in relation to planning decisions, although it is 
recognised that both of these plan documents were based on previous strategic planning time periods 
and both pre-date the NPPF.   
 
The NPPF states that for the purposes of decision taking, the policies in the Local Plan should not be 
considered out of date simply because they were adopted prior to the Framework.  Due weight should 
be given to relevant policies in existing plan according to their degree of consistency with the 
Framework.  Caselaw (Barwood Strategic Land II LLP v East Staffordshire District Council & Anor 
[2017] EWCA Civ 893, June 2017) confirms that, even where a Council’s policies are considered out 
of date and paragraph 14 of the Framework is engaged, the existing development policies are not 
disregarded, rather their weight must be carefully considered depending on their conformity with the 
Framework. The Framework maintains a distinction between rural and urban areas as location for the 
provision of new housing and recognises that housing can help with the vitality of rural communities, 
and that market housing can facilitate the provision of affordable housing.   In this context adopted 
local plan policies are attributed moderate weight in the planning balance in this report.  However, the 
mere fact that the application site is outside an existing settlement boundary is not a matter that 
counts against the proposal significantly.  What is important is to focus on the sustainability of the 
development proposal in this location. 
 
As noted above, paragraph 14 of the NPPF is very pertinent to the decision taken in respect of this 
application. Paragraph 14 states: 
 
“At the heart of the National Planning Policy Framework is a presumption in favour of sustainable 
development, which should be seen as a golden thread running through both plan-making and 
decision-taking …. For decision-taking this means 10:  



 
● approving development proposals that accord with the development plan without delay; and 
● where the development plan is absent, silent or relevant policies are out�of�date, granting      
permission unless: 
 

- any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, 
when assessed against the policies in this Framework taken as a whole; or 

- specific policies in this Framework indicate development should be restricted.” 

 
Footnote 10 reads: “Unless material considerations indicate otherwise.” 
 
Sustainable Development 
 
Paragraph 7 of the NPPF identifies the three dimensions of sustainable development. Therefore it is 
appropriate to consider the sustainability of the proposed development, in terms of the social, 
economic and environmental benefits and adverse impacts that might result if it were to be permitted 
to proceed.  
 
The Economic Role 
Housing development is recognised as an important driver of economic growth and there would be 
economic benefits to the construction industry from the proposed development. Once the dwellings 
were occupied there would be an increase in the level of disposable income from the occupants which 
would be likely to be spent in the local area with some increase in the demand for local goods and 
services.  
 
Economic Dimension Balance 
On balance it is considered that the economic impact of the development is positive and there is no 
evidence that the development would result in significant adverse harm in economic terms.  As such, 
this aspect of sustainable development is considered to be in favour of the development.  
 
The Social Role 
Provision of housing including affordable housing 
The principle social benefit of the proposed development would be the provision of additional housing, 
including 40% of the homes being affordable and meeting a need in the immediate area. The mix in 
terms of tenure and size of units was not set out.  
 
The Council’s Affordable Housing officer has confirmed that the proposed 40% affordable housing 
provision complies with policy SP9 and the affordable housing code of practice and does not object to 
the application on affordable housing policy reasons.  However, the Affordable Housing Officer does 
go on to note that the site is allocated in the JLP for extra care housing and “could be considered 
unsustainable from an affordable housing perspective due to the fact that this is detached from the 
town centre, this is detailed in TTV24 of the JLP” in particular noting the distance from amenities in 
the town centre, in particular the reliance on the private car to get to schools. 
 
It is noted that the Joint Local Plan process considered part of the site as potentially suitable for 
development (albeit for 12 units rather than the 125 proposed by this application).  However, further 
assessment through the iterative local plan process discounted the site for housing development and 
the allocation which is included in the Regulation 19 draft version of the JLP considered the site 
suitable only for ‘extra care housing’. As the Strategic Planning consultation response explains, “this 
is in recognition of the potential scope for re-use of the existing buildings and/or re-development on 
this brownfield part of the site … This allocation recognises the opportunity presented by the re-use of 
the existing buildings and the increasing need through the plan period for accommodation for the 
elderly age groups.”   
 
The needs of residents of extra care housing are also distinct and different from general residential 
occupants.  Extra care residents are less likely to walk or cycle the 2km to town centre services in 



Tavistock, and less likely to have access to personal motor vehicles.  Extra care residents would be 
more likely to use the public bus service or some kind of community transport solution. Taking this 
into account, while the Council is considering the site for extra care housing (this has yet to be 
determined through the Examination In Public of the JLP commencing 30th January 2018), this is 
distinct from a consideration of market accommodation where proximity to and accessibility of town 
services, and the attractiveness of pedestrian and cycle routes as transport options are relevant and 
material planning considerations.  Those matters are considered in more detail below.   
 
Impact on Existing Infrastructure 
Community infrastructure 
The County Council has requested: 
 

• A contribution of £496,589.00 towards the proposed new primary school at Tavistock is 
requested (being 31 x £16,019.00). 

• A contribution towards early years’ provision at the new primary school in Tavistock is also 
sought.  This is at a rate of £250 per dwelling.  DCC is therefore requesting £31,250.00 
towards early year’s provision at the new school.  

• Approximately £500 toward legal costs 
 
The submitted draft Heads of Terms provided with the application reported that the developer shall 
pay the standard education contribution payment per eligible residential unit toward the improvement 
of existing educational facilities. This would adequately deal with the increased demand on education 
in the local area resulting from the occupants of the proposed development. 
 
Transport infrastructure 
The highways impacts are considered elsewhere in the report and it is concluded that the 
development will not result in any significant impact upon the traffic levels using the A386. The 
application includes alterations by way of pavement widening to improve pedestrian safety on the 
route into Tavistock along the A386.  
 
Although the site is some 2km from the town centre, it is situated on an existing bus route that has a 
service to the town.  The nearest bus stop to the site is located approximately 1km to the east, near 
the main Mount Kelly School entrance. As part of the development the application proposed to deliver 
new bus stops near the site entrance.  The application suggests that the proposed new bus stops in 
this location might also benefit people working at the nearby Pitts Cleave Industrial Estate and 
encourage people to shift to bus from car journeys.  While the pavement on the northern side of the 
A386 does extend form the application site to Pitts Cleave Industrial estate, this kind of modal shift of 
established travel patterns is unlikely and would be limited in scope by the size of this industrial estate 
and its employees. It is not considered to be a particularly significant benefit in the planning balance. 
 
The application also notes that north of the site is the National Cycle Network Route 27 (NCN 27) 
which runs from Ilfracombe to Plymouth.  While it provides an attractive leisure cycle route, it is not 
considered to be a suitable commuter route for future occupants of the site because of the secluded 
character of the path which would be likely to deter users in darker winter months and make it 
unsuitable for children to use alone.  It is also noted that the secondary school is remote from the site 
which would deter pupils from using the NCN 27 as a viable route to school.  While Local Plan policy 
T1 suggests that where appropriate, provision should be made for NCN routes within developments, 
the application does not include any proposal for a connection with the cycle route to take advantage 
of the (somewhat limited) scope for occupants to use it. 
 

Natural environment / green and blue infrastructure 
 

The Council’s Assets and Place Making Officer provided comments on the proposal and raised no 
objection.  Recommendations of conditions and S106 clauses were made as set out below to secure 
support for environmental infrastructure where relevant.  
 



Suggested conditions: 
- Environmental Mitigation and Enhancement Strategy (including construction impact 

avoidance/mitigation measures, and sensitive lighting strategy) to be submitted with Reserved 
Matters 

- Prior to commencement Landscape and Ecological Management Plan 
- Specifications for onsite open space and play areas with Reserved Matters 

 
Suggested S106 clauses: 

- Securing ongoing management and maintenance of public open spaces, boundary features, 
etc. in perpetuity and in accordance with the LEMP. 

- Securing a sum determined by a contribution per dwelling (varied to reflect property size) to 
minimise recreational pressures from new residents on the Plymouth Sound and Tamar 
Estuaries European Marine Site. 

- Securing appropriate commuted sums towards playing pitches, NEAP in Tavistock Meadows, 
and green space (to reflect table within consultation response, exact figures dependent on 
levels of onsite provision proposed at Reserved Matters).  Note that the expectation (and lack 
of objection) is based on an expectation of provision of a level in accordance with policy 
standards as set out above. 

 
The suggested conditions are common requirements to require necessary detail in reserved matters 
applications, and the suggested legal requirements would help to mitigate anticipated impacts of the 
development on the wider natural environment (known as ‘green and blue infrastructure’).  However 
the application does not propose any notable real terms environmental infrastructure gains as a result 
of the development.  Accordingly this element is considered to be neutral in the planning balance. 
 
It is recognised that the subject site previously comprised (in part) school playing fields, however it is 
believed these have not bene used since the prep school closed, and the previous use was not by the 
wider community (e.g. formalised through a Community Use Agreement). Accordingly, these pitches 
were not included within considerations of the West Devon Playing Pitch Strategy (2015), and 
WDBC’s Assets and Place Making Specialist does not consider retained Local Plan policy TLS7 to 
apply.  
 
Whilst the proposed development does not accommodate playing pitches, new residents from the 
proposed development would apply pressure to existing formal sports facilities in Tavistock, and add 
to the requirement for new/improved facilities. The West Devon Playing Pitch Strategy (2015, and 
annual updates thereafter) is an up to date assessment and identification of need for playing pitches, 
and priority projects to meet future pressures from new development. A sum secured through a legal 
agreement would support priority projects within the Playing Pitch Strategy, mitigating the pressure 
generated by the proposed development.   
 
Impact on Neighbours 
Residential neighbours to the site are limited by the rural character of the site.  To the south of the site 
is Tavy Cottage which is Grade II listed.  Detailed consideration of impact on this Heritage Asset is 
provided in the section below.  In terms of neighbour amenity, the proposed site immediately borders 
this property and so the outlook from it would change from a rural character with absence of buildings, 
to a dense urban form and active use.  While it is accepted that views are not protected in planning 
terms, the character of the location and sense of place, as noted in the WDBC Strategic Planning 
consultation comments, would unequivocally change.  While the indicative layout provided by the 
application shows rear gardens bordering this boundary and tree planting, the presence of buildings 
and activity on the site would be evident. 
 
There is another residential property located north of the site and on the far side of the railway track 
on the northern boundary of the site.  Intervening mature vegetation provides some screening of the 
site which is located downslope from this location, however the extent of intervening views has not 
been established.  Again the character of the area and setting of this residential property would 
change from ostensibly a rural countryside location, to one bordering a suburban settlement. 



 
There are no objections from WDBC Environmental Health Officers and no concerns in terms of noise 
or air pollution which might impact on neighbours. 
 
Impact on Heritage 
Devon County Council Historic Environment Service (DCC HES) have commented on the proposal 
and objects to the submitted proposal due to the level of impact on the historic landscape, including 
the setting of Hazeldon House.  DCC HES and Council Conservation Officers note that this part of 
Tavistock is characterised by a sequence of late 18th to late 19th century properties set in parkland 
and gardens, which includes Hazeldon House (mid 1800s), Kelly College (1870s), Parkwood 
(c.1830), Mount Tavy (c.1790), Rowden (by 1880), Tavy Cottage (early 1800s) and also Wilminstone 
Hall and Vigars Hall.   Although these properties and their grounds have seen modification and 
development in the later 20th and early 21st centuries, the lawns, gardens, individual trees and 
woodland of these designed landscapes remain a characteristic feature of this approach to the town 
of Tavistock, including the Conservation Area and World Heritage Site. 
 
DCC HES notes that the submitted Heritage Statement (Cotswold Archaeology, April 2017) 
recognises Hazeldon House as “an undesignated heritage asset of some merit, set within landscaped 
grounds” and while it welcomes the intention to retain Hazeldon House within the scheme, together 
with localised open space in its immediate setting, the County Archaeologist comments that “the 
overall number of houses and density of the proposed development represents an unacceptable 
impact on the historic landscape. Although this landscape is undesignated its historical dimension, in 
my opinion, supports the argument made by other consultees (e.g. Katherine Jones – Natural 
Environment; DNPA; CPRE) regarding unacceptable impact on the broader landscape. A smaller, 
less dense development, better respecting the setting of the house and character of the wider area, 
would be more acceptable.”   
 
Of course, the LPA can only consider the illustrative proposal for 125 dwelling on the site which has 
been presented to it, and must decide whether it agrees that this level of development and not an 
alternative scheme, represents an unacceptable impact on the historic landscape.   
 
WDBC Conservation Specialist has also provided comment on the scheme and supports the 
assessment of the DCC HES and County Archaeologist raising concerns regarding the scale, density 
and nature of the proposed development. In particular the Conservation Specialist notes the likely 
impact on Tavy Cottage and while the extent of impact “may not be great”, the arrival of a dense 
urban housing estate adjacent to it would result in some level of harm and  challenges the conclusion 
of the applicant’s assessment that ‘no harm’ would result.  The Conservation Specialist notes that the 
importance of the existing planting to the setting of this listed property has not been established.  
 
In addition, WDBC Conservation Specialist also considers the applicants assessment to “underplay 
the status of [listed] Hazeldon House” with reference to paragraph 135 of the NPPF which requires a 
“balanced judgement … having regard to the scale of any harm or loss and the significance of the 
heritage asset.”  There is consensus that Hazeldon House is a non-designated Heritage Asset.  DCC 
HES and WDBC Conservation Specialist both agree that “the setting of Hazeldon House is integral to 
its significance.” It is one of a number of local properties set in parklands and gardens, and the 
proposed development would irrevocably alter the setting, to the detriment of the significance of the 
heritage asset, by introducing a suburban form of development in it is immediate surroundings.  While 
there has already been some loss of the original setting and landscape of the original house from the 
developments associated with the Preparatory School use, the proposed development would 
undoubtedly result in further and more significant loss which will give rise to significant harm to be 
weighed in the planning balance.. 
 
There are also likely to be direct impacts that would result in harm to the significance of Hazeldon 
House as part of the subdivision works to accommodate the proposed 10 units.   
 



In summary, effects on the significance of the identified non-designated heritage asset caused by the 
further substantial loss of its historic setting and likely direct impacts on the same building as a result 
of conversion works, together with the small amount of harm caused to the significance of the listed 
Tavy Cottage, is contrary to WDBC policies relating to heritage – SP18, BE3 and NE10 and NPPF 
paragraphs 132 – 135. 
 
Community cohesion 
The site location, being remote from Tavistock also has implications for the formation of community 
amongst the residents of the development.  There is no visual link between the site and the town 
which would create a perception of remoteness and separation for the occupants which is not 
conducive to development community cohesion with the town.  Access to community organisations, 
shops and activities in the town may be reduced because residents are likely to make more planned 
and infrequent visits, and may be deterred from making extra trips to attend classes, clubs and events 
in town.   
 
The WDBC Strategic Planning consultation response describes the sense of location of the site as 
outside the town of Tavistock, beyond and separate to edge of settlement development and providing 
a transitional area to the National Park beyond.  This site is technically (in planning terms), and 
perceptually a countryside location with the closest form of development being individual houses and 
small hamlets.  Planning Officers agree with Strategic Planning argument that “this ‘sense of 
[countryside] location’ is supported by the established planning policy designations for the site. It has 
always been shown as being outside the Tavistock Settlement Boundary and has never been 
proposed for any form of development in an adopted plan document.”   
 
However, given that the JLP allocated the site for the creation of an extra-care ‘community’, this is not 
a matter that attracts significant adverse weight in the planning balance. 
 
Social Dimension Balance 
In respect of the social aspect of sustainability a number of objections have been raised including 
noise, the busy A386 which makes the footpath link into Tavistock less attractive and safe for 
pedestrians to use (particularly for young children).  Concern was also raised in relation to increase in 
traffic in Tavistock from the additional residents, and conversely the potential for negative impacts on 
the town of dispersing development outside of Tavistock.  It was also suggested that this development 
would essentially create a ‘new village’ in the countryside but without any local community facilities on 
site to serve the occupants.  
 
While there would be social benefits in terms of the provision of improved local bus service and the 
development would secure contributions toward local environmental improvements and community 
facilities, these are to mitigate for the effects of the development rather than deliver real terms 
improvements and so the benefit in this respect is limited.   
 
There are significant adverse social impacts in terms of direct and indirect damage to a non-
designated heritage asset, and potential adverse impacts on a designated heritage asset adjoining 
the site, both of which are part of local cultural heritage.   
 
With reference to NPPF paragraph 134, the public benefit of housing delivery including affordable 
housing provision weighs in favour of the development and by itself would outweigh the harm to the 
listed heritage asset Tavy Cottage.  However, taking into account the adverse effect on significance of 
Hazeldon House, with reference to NPPF paragraph 135, the scale of harm likely to result directly 
upon that building, and certainly to result indirectly in terms of development within its setting, is not 
considered to be outweighed by the boost to supply of housing which carries moderate weight.  
 
The physical and perceptual remoteness of the development weighs against the proposal as it would 
establish a distinct and detached settlement with no community facilities in an unplanned location.   
 



Overall, and allowing for the benefit of boosting housing supply at this time, it is considered that the 
proposed development does not amount to socially sustainable development. 
 
Environmental Considerations 
Background 
As part of the iterative JLP drafting process, LPA Natural Environment staff were consulted, and, in 
particular, the recommendation of the landscape assessment carried out by that team was to restrict 
development to the existing building footprints on the site, or their conversion.  This assessment 
informed the final Regulation 19 version of the JLP which is scheduled for Examination this spring.  
Specifically, the landscape assessment recognised the value of the character of the site and 
highlighted overdevelopment as a concern.  The illustrated 125 houses on the site is a relatively 
dense form of development and proposes 25% more dwellings than the 100 across the same site 
which the JLP considered, and dismissed, in its earlier stages.  The Regulation 19 draft JLP proposes 
only extra care housing on this site but does not specify the number of units.  As noted above, the 
intention was for the existing buildings only to be re-developed. 
 
Visual Impact and Protected Landscapes 
The application site is not in an AONB or within the boundary of the Dartmoor National Park (DNP) 
but it should be noted that the site is immediately adjacent to the DNP boundary.  
 
DNP responded to the consultation to advise that is does “not have an objection in principle to a 
sensitively designed scheme in this location” but it “do[es] object to the development as proposed in 
this application.”  Specifically it notes that the development would result in an incongruous form with a 
significant impact on the green corridor along Parkwood Road “to the detriment of the National Park.”  
It notes that in its proposed form, it would not maintain the local landscape character and would be 
detrimental to the setting of the National Park site is an important gateway to the Park.   
 
Paragraph 7 of the NPPF identifies the environmental role of the planning system as “contributing to 
protecting and enhancing our natural, built and historic environment …”.  As such the impact of the 
proposed development on the natural environment – particularly landscape – is of fundamental 
importance in the consideration of this application.   
 
Design/Landscape: 
The Landscape Officer comments clearly describe the landscape of the site area as: 
 
“one influenced by human development and previous land uses rather than agricultural countryside, 
however it is nonetheless predominantly undeveloped, open and green; providing a pleasant 
approach to Tavistock from the National Park, with these “green” and “open” elements providing a 
positive character to the transition between the settlement and the National Park.” 
 
The site lies partly within Landscape Character Type 3F Settled Valley Floors, and 3G River Valley 
Slopes and Combes, the relevant characteristics and attributes of the area include:  
 

• A mixture of broadleaved and plantation/mixed woodland clothes the steep valley sides, some 
of which is ancient. Mature trees are also a feature along roads and footpaths. Woodland is 
sparse closer to the settlements.  

• Retains some naturalistic qualities, particularly in the woodland areas and the areas further 
away from the settlements.  

• Valued semi-natural habitats, including rivers, wet grassland and broadleaved woodland which 
may be ancient in origin.  

• The setting the river valleys provide to adjacent historic settlements and landscapes, including 
Conservation Areas and Registered Parks and Gardens.  

• Extensive use for both formal and informal recreation with sports facilities and numerous rights 
of way including long distance trails.  

• Field boundaries are generally species-rich hedge banks with low hedges and mature 
hedgerow trees on lower slopes with stone gateposts and facings to banks at field entrances.  



 
Planning Officers agree with the Landscape Officer that, the introduction of residential development of 
the density proposed here would fundamentally conflict with the above characteristics and result in “a 
marked contrast to the existing character of the site, with no visible or perceptual context of the town 
edge available.” The Landscape Officer goes on to conclude that, “given the remoteness of the site, 
and the sensitivity of the location on the boundary of the National Park, I would consider the change 
to result in significant and adverse effects on local landscape character.”   
 
It is noted that mitigation planting could increase vegetation which would contribute the vegetated 
valley character, and that this vegetation could screen the development in some views.  There would, 
however still be a “fundamental and adverse change in character in this remote location” and the 
development, its volume and the density of buildings would likely remain plainly evident to users of 
the adjoining and approaching roads.  Even glimpsed views and views from a distance would convey 
the change in character from a green open space to a dense urban form and this this remote 
countryside location would be harmful to the landscape character described above.  
 
The Strategic Planning response comments that “these grounds present a transition from the urban 
area to the open countryside and national park beyond.”. The site is separate from Tavistock town, it 
is distinct from other ‘edge of settlement’ sites, and it’s visual and physical detachment reflects the 
countryside location and following years without use, the extensive, open part of the site fronting onto 
the main road which was previously laid-out as playing fields, has become a visually important part of 
the site blending the land back into the open ‘green’ and natural landscape which surrounds it. 
 
While it is recognised that there are mature trees and hedging along sections of the site boundary, the 
WDBC Landscape Officer comments that: 
 
“Whilst the argument is made that mitigation planting would both screen the proposals and contribute 
to the well-vegetated valley character, this would not alter the fundamental and adverse change in 
character in this remote location.  Even with additional vegetation, the volume of new development 
being proposed would be plainly evident to users of the adjoining and approaching roads, including 
the route of the NCN27.  There are also likely to be other views from the surrounding area which, 
whilst not gaining full views of the site in its entirety, would pick up a cluster of roof ridges in an 
isolated location.  Such perception of the density and volume of the development currently proposed 
in an isolated, rural location would also be harmful to character.” 
  
While paragraph 115 of the NPPF advises that “great weight should be given to conserving landscape 
and scenic beauty in National Parks”, the application site is not “in” the DNP, so this advice is not 
applicable. However, paragraph 109 of the NPPF advises that “The planning system should 
contribute to and enhance the natural and local environment by … protecting and enhancing valued 
landscapes ….”. Given the importance of this piece of landscape adjacent to the DNP, and as an 
“important gateway” to it, and given the effect of the proposed development on views out of the DNP, 
it is considered that the application site is a landscape that should be protected in accordance with 
paragraph 109 of the NPPF.  
 
It is not considered possible to adequately mitigate the adverse visual impact of the proposed density 
upon the character of the site and the setting of Dartmoor National Park with landscaping as might 
otherwise be required by WDBC policy BE13. 
 
In summary, the site is a valued landscape in the countryside which the NPPF advises should be 
protected, it is largely open green space with an existing small cluster of buildings.  The proposed 
development would adversely change the character of the site to a dense one of suburban 
development which does not accord with the landscape character types which apply to it.  Mitigation 
in the form of planting to screen the site would not entirely conceal the development.  The change 
would be significant and adverse.  This is a matter that attracts very significant weight in the planning 
balance. 
 



West Devon Local Plan Review (2005) policy NE10 requires that “development in the countryside 
outside settlements or not otherwise in accordance with policies or allocations in the Plan will not be 
permitted unless … it does not cause unacceptable harm to the distinctive landscape character of the 
areas and the important natural and made features that contribute to that character including view.”  
Taking this into account the proposed development also fails to support the relevant local Plan policy 
because, and leaving aside the issue of the settlement boundary for the moment, the development 
would cause unacceptable harm. 
 
Biodiversity 
An Ecological Impact Assessment (EPS Ecology, May 2017) has been submitted with the application. 
It notes that the site comprises predominantly poor semi-improved grassland (former school grounds), 
school buildings, hard surfacing, flower/shrub beds, and is surrounded by species-rich hedgerows 
with trees.  WDBC Assets and Place Making Specialist responded to the consultation noting that “the 
poor semi-improved grassland has limited wildlife value, however there is significant value in the 
species-rich hedgerows with trees and the EcIA notes that these qualify as a NERC s41 Habitat of 
Principle Importance.”   
 
Bat activity surveys confirmed use of the hedgerow features for foraging and commuting bats, 
although it should be noted that the surrounding poor semi-improved grassland is not of significant 
value to bats. Potential for impacts upon light sensitive bat species can be mitigated through sensitive 
lighting design and appropriate layout at Reserved Matters Stage (to be included in an Ecological 
Mitigation and Enhancement Strategy as recommended by the specialist via condition if consent were 
granted). Reserved matters could also use layout to provide greenspace buffers to avoid residential 
light spillage into boundary features.  
 
Offsite, the proposed development site falls within the Zone of Influence for new residents having a 
recreational impact on the Plymouth Sound and Tamar Estuaries European Marine Site (comprising 
the Plymouth Sound and Estuaries SAC, and Tamar Estuaries Complex SPA). As such the WDBC 
Specialist has recommended a sum to be secured via s106 to contribute toward the Marine Site 
management.   
 
Taking these matters into account, it is considered that there is no significant demonstrable adverse 
biodiversity impact of the proposed development and in this respect the development therefore 
conforms to the Framework’s environmental protections and relevant WDBC Core Strategy policy 
SP19. 
 
Heritage 
This has been considered in detail in earlier sections relating to the social/cultural impacts of the 
development.  
 
Environmental considerations balance 
While no adverse biodiversity impacts have been identified, there is no materially demonstrable 
biodiversity benefit either.  There are significant adverse effects in terms of landscape character and 
visual impact.  Overall, the proposal is not judged to be environmentally sustainable. 
 
Other matters 
Highways/Access: 
Site access is detailed in the outline planning application.  However in view of DNPs comments 
regarding the form of development and layout, were consent to be granted, the route of the access 
within the site should be determined at a later date when the overall density and layout is considered. 
 
Additional information provided by the applicant set out proposals to widen the footpath east of the 
site between the site access and the Trout and Tipple public house.  While this would provide a 
footpath that meets highways standards and improve the connection between the site and the town, 
the road is an increasingly busy key route into Tavistock and is used by HGVs.  The appeal of using 



even a widened footway to access town from the site then is reduced by the nature of the road and 
surroundings – particularly for families with young children.   
 
The application has been supported by a full Transport Statement (TS), the content and scope of 
which is broadly accepted by the Highway Authority.  Highway comments note that, although the 
proposed development will result in additional vehicle movements throughout the day, morning peak 
movements to and from the site will be fewer than the existing authorised use.  The design of the site 
access complies with contemporary design guidance and there are no recorded personal injury 
accidents on the County's database within the proximity of the site.   
 
The Highways Authority does not object in principle to the development.  It notes that it would be 
beneficial to provide a link to the adjacent NCN route (which has been discussed earlier in this report).  
The Highways Authority make a recommendation regarding specific provision of the additional bus 
stops and timings of the service which would benefit the proposal as well as the necessary financial 
contribution – if consent were granted.   
 
WDBC Strategic Planning comments highlight Core Strategy policy SP14: Accessibility Planning 
which states that “Development should be located so as to reduce the need to travel…’ These 
planning principles expressed in these policies are long established at local and national level and 
continue to be enshrined in the NPPF – put simply that housing development in the open countryside 
should be strictly controlled, and that housing development should be located where its residents 
have a relatively short walk to basic services and facilities. This proposal contravenes both of these 
principles.” 
 
Furthermore, NPPF paragraph 17 identifies the role of planning to “actively manage patterns of 
growth to make the fullest possible use of public transport, walking and cycling, and focus significant 
development in location which are or can be made sustainable.”  While the application does include 
improvements to the footpath link to Tavistock, proposals for additional bus stops and a financial 
contribution to improved bus service, the development of up to 125 dwellings in this countryside 
location is a significant development in the local context.  Its location does not make ‘fullest possible 
use’ of public transport and walking and cycle routes and is not located to encourage the use of non-
car modes of travel. 
 
Drainage 
The geotechnical investigation of the site confirms that the proposed drainage infrastructure can be 
designed to restrict outflows from the site in line with Environment Agency requirements and including 
sustainable drainage systems.  Foul drainage would be separated from surface water drainage and 
the proposal is to construct to South West Water adoptable standards.   
 
South West Water raise no objection to the proposal.   The Lead Local Flood Authority raised no in 
principle objections on the basis of the information submitted, but recommended a number of planning 
conditions to be applied if consent were to be granted. 
 
Environmental Health Considerations  
WDBC Environmental Health Officer raised no objection to the proposed development.  There were 
no air quality, noise, odour or contamination concerns.  The Officer recommended that if planning 
consent is granted, that planning conditions to secure a Construction Environment Management Plan 
and a scheme for implementation of electric vehicle charging points are attached.   
 
The suggested status of the land as “previously developed” 
The Planning Statement reports that the SHLAA in 2017 which informed the emerging JLP noted that 
part of the subject site is brownfield land.  The applicant’s Planning Statement considers the NPPF is 
“clear that the entire site is previously developed land.”  However, given the NPPF glossary definition 
of previously developed land (Annex 2), this needs further consideration.  The pertinent exemption to 
the definition of previously developed (brownfield) land and caveat have been highlighted below: 
 



“Previously developed land: Land which is or was occupied by a permanent structure, 
including the curtilage of the developed land (although it should not be assumed that the 
whole of the curtilage should be developed) and any associated fixed surface 
infrastructure. This excludes: land that is or has been occupied by agricultural or forestry 
buildings; land that has been developed for minerals extraction or waste disposal by landfill 
purposes where provision for restoration has been made through development control 
procedures; land in built-up areas such as private residential gardens, parks, recreation 
grounds and allotments; and land that was previously-developed but where the remains 
of the permanent structure or fixed surface structure have blended into the landscape 
in the process of time.” 

 
It is acknowledged that the areas occupied by buildings on the site can be classed as previously 
developed / brownfield land.  The establishment of other areas on the site as playing fields would 
constitute development (as an example of engineering works).  However, the areas previously used 
as playing fields have not been used for a number of years and have since somewhat blended into 
the landscape.  In this respect, only a small portion of the site, and much less than the applicant has 
assumed, is considered by the LPA to be brownfield land. Further, even if the whole of the site is 
technically to be regarded as being previously developed land, this is a classic case where the caveat 
applies: it should not be assumed that the whole of the curtilage should be developed.  As 
such, the application proposal is not entitled to any significant weight on the basis that it is re-using 
previously developed land that ought to be re-used or re-developed.    
 
The Overall Planning Balance and Conclusion 
The application seeks outline planning permission to establish the principle of whether the 
development of the site for up to 125 dwellings is acceptable.  The only detailed matter to be 
considered is the access to the site. 
 
Whilst the indicative plan demonstrates how housing, open space, play areas and footpaths could be 
accommodated on the land, the details of the layout, scale and appearance of the buildings would be 
subject to a separate Reserved Matters application to be considered on its merits. 
 
The proposed development would conflict with Development Plan policies and would result in 
residential development in the open countryside.  It is considered that, in the absence of being able to 
demonstrate a 5 year housing land supply, the policies in the Development Plan with regards to 
housing are out of date.  In such circumstances the NPPF sets out that the issue to consider is 
whether the proposal represents sustainable development and, if it does, there is a presumption in 
favour of the scheme.   
 
For the reasons set out in this report, it is considered that the proposal does not satisfy the three 
dimensions of sustainable development with respect to its unsustainable location, significant adverse 
landscape impacts and adverse historic environment impacts.  In these respects, the adverse impacts 
of the proposed development would significantly and demonstrably outweigh the social and economic 
benefits of the proposal when assessed against the NPPF as a whole. The proposal conflicts with 
Core Strategy policy SP1 – Sustainable Development. While the Town Council supports the scheme, 
there is significant local objection and objections have been received from statutory consultees and 
Council Specialists.   
 
Paragraph 203 of the NPPF advises that LPA “should consider whether otherwise unacceptable 
development could be made acceptable through the use of conditions or planning obligations”.  The 
application is for “up to 125” dwellings and that is the scheme that has been illustrated in the material 
submitted to the Council and sent on to consultees for consideration and assessment.  Consideration 
has been given to whether a condition limiting the amount of development below, or even well below, 
a 125 dwellings ceiling could make this development proposal acceptable.  In this case officers 
consider that it would not be possible to do so because it is just not possible to say, on the basis of 
the current information supplied by the applicant, what might be acceptable, and the Council does not 



have the views of statutory consultees on any substantially revised scheme. If the applicant wishes to 
submit a revised scheme that would, of course, will be considered afresh. 
 
Therefore, in conclusion, this application is recommended for refusal, for the reasons set out at the 
start of this report.  
 
This application has been considered in accordance with Section 38 of the Planning & 
Compulsory Purchase Act 2004.   
 
Planning Policy 

 

Section 70 of the 1990 Town and Country Planning Act requires that regard be had to the 
development plan, any local finance and any other material considerations. Section 38(6) of 
the 2004 Planning and Compensation Act requires that applications are to be determined in 
accordance with the development plan unless material considerations indicate otherwise. 
 
 
The relevant development plan policies are set out below: 
 

West Devon Borough Council Core Strategy 2011 
SP1 – Sustainable Development 
SP4 – Infrastructure Provision 
SP5 – Spatial Strategy 
SP6 –Density of Housing Development 
SP7 – Strategic Distribution of Housing 
SP8 – Inclusive Communities 
SP9 – Meeting Housing Needs 
SP10 – Supporting the Growth of the Economy 
SP13 – Community Services and Facilities 
SP14 – Accessibility Planning 
SP15 – Traffic Management 
SP16 – Safer Communities 
SP17 – Landscape Character 
SP18 – The Heritage and Historical Character of West Devon 
SP19 – Biodiversity 
SP20 – Promoting High Quality Design 
SP21 – Flooding 
SP23 – Tavistock 
SP24 – Sustainable Rural Communities 
 
West Devon Borough Council Local Plan Review 2005 (as amended 2011) 
NE10 – Protection of the Countryside and Other Open Spaces 
BE3 – Listed Buildings 
BE4 – Features and Artefacts of Local Importance 
BE13 – Landscaping and Boundary Treatment 
H26 – Open Space Provision in New Residential Developments 
H31 – Residential Development in the Countryside 
T1 – Walking and Cycling 
T2 – Pedestrian and Cyclist Safety 
T5 – Public Transport 
T8 – Car Parking 
T9 – The Highway Network 
PS2 – Sustainable Urban Drainage Systems 



PS3 – Sewage Disposal 
PS4 – Private Water Supply 
 
Open Space Sport and Recreation DPD 
 
Emerging Joint Local Plan 

The Plymouth and South West Devon Joint Local Plan (the JLP) will replace the above as the 
statutory development plan once it is formally adopted. 
 
Annex 1 of the National Planning Policy Framework (the Framework) provides guidance on 
determining the weight in relation to existing and emerging development plan policies.   
  

• For current development plan documents, due weight should be given to relevant 
policies according to their degree of consistency with the Framework (the closer the 
policies in the plan to the policies in the Framework, the greater the weight that may 

be given).   

• For the JLP, which is an emerging development plan, the weight is to be determined 
by the stage of its preparation, the extent to which there are unresolved objections, 
and its degree of consistency with the Framework. 

 
The JLP is at a relatively advanced stage of preparation.   The precise weight to be given to 
policies within the JLP will need to be determined on a case by case basis, having regard to 
all of the material considerations as set out on the analysis above. 
 
PLYMOUTH AND SOUTH WEST DEVON JOINT LOCAL PLAN -: PUBLICATION 
(as considered by the Full Councils end Feb/Early March 2017) 
 
SPT2 Sustainable linked neighbourhoods and sustainable rural communities 
SPT3 Provision for new homes 
SPT10 Balanced transport strategy for growth and healthy and sustainable communities 
SPT11 Strategic approach to the natural environment 
TTV1 Prioritising growth through a hierarchy of sustainable settlements 
TTV2 Delivering sustainable development in the Thriving Towns and Villages Policy Area 
TTV3 Strategic infrastructure measures for the Main Towns 
TTV20 Spatial priorities for development in Tavistock. 
TTV24 Other sites allocations in Tavistock 
TTV31 Development in the Countryside 
DEV1 Protecting amenity and the environment  
DEV2 Air, water, soil, noise and land 
DEV3 Sport and recreation 
DEV4 Playing pitches 
DEV8 Meeting local housing need in the Thriving Towns and Villages Policy Area 
DEV9 Accessible housing 
DEV10 Delivering high quality housing 
DEV15 Supporting the rural economy 
DEV20 Place shaping and the quality of the built environment 
DEV21 Conserving the historic environment 
DEV22 Development affecting the historic environment 
DEV24 Landscape character 
DEV27 Nationally protected landscapes 
DEV28 Protecting and enhancing biodiversity and geological conservation 



DEV29 Green and play spaces (including Strategic Green Spaces, Local Green Spaces and 
undesignated green spaces) 
DEV30 Trees, woodlands and hedgerows 
DEV31 Specific provisions relating to transport 
DEV32 Meeting the community infrastructure needs of new homes 
DEV33 Waste management 
DEV34 Delivering low carbon development 
DEV35 Renewable and low carbon energy (including heat) 
DEV36 Community energy 
DEV37 Managing flood risk and Water Quality Impacts 
DEL1 Approach to development delivery and viability, planning obligations and the 
Community Infrastructure Levy 
 
Considerations under Human Rights Act 1998 and Equalities Act 2010 
The provisions of the Human Rights Act 1998 and Equalities Act 2010 have been taken into account 
in reaching the recommendation contained in this report. 


