
PLANNING APPLICATION REPORT  
 
Case Officer:   Wendy Ormsby                  Parish:  Okehampton Hamlets   Ward:  
Okehampton South 
 
Application No:  0032/18/OPA 
 

 

Agent/Applicant: 
Mr Andrew McNaughton 
St Judes Lodge 
Old London Road 
Mickleham 
RH5 6BY 

 

Applicant: 
Mr Paul Hunt 
Pippbrook Mill 
Dorking 
RH4 1JE 
 

Site Address:    Land at SX603952, South of Exeter Road, Okehampton 
 
Development:  Outline application (with some matters reserved) for 50no. dwellings, 
including 40% affordable (resubmission of 2573/16/OPA)  
 

Reason item is being put before Committee:  At the request of Cllr Yelland for the following 
reasons: 
 

• Site is outside the development boundary 

• Site is unallocated 

• Strong objections from the public raising material planning considerations 
 

 

 
 
 
 
 
 



Recommendation:  Recommendation: Delegate to CoP Lead Development Management, in 
conjunction with Chairman to conditionally grant planning permission, subject to a Section 
106 legal obligation. 
 
However, in the event that the Section 106 legal Agreement remains unsigned six months 
after this resolution, that the application is reviewed by the COP Lead Development 
Management, in consultation with the Chairman of the Committee, and if no progress is being 
made delegated authority is given to the CoP to refuse to application in the absence of an 
agreed S106 Agreement. 
 

The terms of the Section 106 Obligation are set in ‘The Proposal’ below. 
 
 
Conditions 
 

1. Std outline time condition 
2. Std condition for submission of reserved matters 
3. Accords with plans 
4. Proposed estate roads, footways, verges, junction etc to be agreed and provided before 

occupation 
5. Phasing programme to be agreed 
6. Access road, kerbs, footway and construction compound to be agreed and provided 
7. Highway infrastructure to be provided for each phase before occupation 
8. Tree/hedgerow protection, Arboricultural Methodology Statement and Mitigation 

measures to be agreed and implemented. 
9. Drainage – percolation testing to be undertaken 
10. Full details of surface water drainage to be agreed 
11. Full details of construction phase surface water drainage to be agreed 
12. Drainage - details of adoption and maintenance to be agreed 
13. Universal condition for contamination 
14. Contamination – verification report 
15. Unsuspected contamination 
16. CEMP 
17. Provision of vehicle electrical charging points 

18. Details of onsite green space and children’s play facilities to be provided at Reserved 
Matters. 

19. Prior to the commencement of development, a Japanese Knotweed method statement 
shall be submitted to and approved by the local planning authority, detailing the 
containment, control and removal of Japanese Knotweed on site. The measures shall 
be carried out strictly in accordance with the approved scheme. 

20. Submission of a Landscape Scheme at Reserved Matters incorporating biodiversity 
mitigation, compensation and enhancement measures, and reflecting the requirement 
for sensitive lighting for protected species.  

21. Prior to commencement, submission of a Landscape and Ecological Management 
Plan detailing ongoing management and maintenance measures for the retained and 
new habitats on site.  

22. Exterior Lighting strategy to be agreed prior to installation 

23. Removal of PD –roof extensions and means of enclosure 
24. Garages and parking to be provided and retained  
25. No housing to be built within the area hatched green on attached plan 



 
Key issues for consideration:   The site lies outside of the settlement boundary within the 
countryside and is not an allocated site for development.  The principal of development on such 
a location is contrary to the development plan; the key issue relates to whether or not there are 
material considerations that would justify allowing this development contrary to the provisions 
of the development plan.  In the absence of a 5 year housing land supply a material 
consideration will be the NPPF and the presumption in favour of sustainable development. 
 
 
 
Financial Implications (Potential New Homes Bonus for major applications): 
 
It is estimated that this development has the potential to attract New Homes Bonus of 
£61,200 per annum, payable for a period of 4 years. 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. 
 

 
Site Description: 
 
The application site is a parcel of agricultural land covering 2.54 ha (6.35 acres) of which is it 
proposed to develop 1.73 ha (4.4 acres) for housing with the remaining 0.81 ha (2 acres) 
proposed as open space.  The site is outside of but immediately adjacent to the development 
boundary of Okehampton.  
 
Dartmoor National Park lies approx. 400m south of the site. 
 
The site is located on the south side of the B3260, the main road into Okehampton when 
arriving from the east/A30.  To the north of the site is the Exeter Road Industrial Estate, housing 
adjoins the western boundary; Fatherford Road, a rural lane immediately adjacent to the 
railway line runs along the eastern boundary and the southern boundary adjoins agricultural 
land.  All existing boundaries include hedgerows and include trees to the south.  The northern 
part of the western boundary with the adjacent housing includes timber fencing. 
 
The land slopes gently from north to south. 
 
There is a bus stop within 200m of the site and a local convenience store within 500m.  The 
town centre is approx. 1.5km accessible by footways. 
 
The site is within a Critical Drainage Area. 
 
 
The Proposal: 
 
The application seeks outline planning permission for 50 dwellings with means of access to be 
agreed, all other matters are reserved for future consideration.  The scheme proposes to make 
the following provisions and contributions as follows: 
 

• Provision of 40% on-site affordable housing (20 units) 

• £21,000 toward primary school land 

• £120,142 towards primary school infrastructure 



• £98,644 towards secondary school infrastructure  

• £7,500 towards early years provision  

• £5000 towards investigating the need for and if relevant implementation of a revised 30 
mph speed limit terminal point eastwards towards Fatherford Road. 

• Access to public open space in perpetuity 

• Management and ongoing maintenance of a LEMP 

• £68,912 towards new and improved sports facilities at Simmons Park and/or Beacon Down 
Hill, Okehampton 

 
These provisions should be secured through a Section 106 Obligation 
 
A single vehicular access point is shown entering the site at the mid-point on the northern site 
boundary.  This is staggered from the access to the Industrial Estate opposite. An illustrative 
site layout has been submitted to indicate how 50 houses could be accommodated within the 
site.  The illustrative plan shows a mix of terraced, semi-detached and detached dwellings in a 
conventional modern layout, mostly set close to the back of the highway arranged around four 
cul-de-sacs and the main access road.  The majority of the roof slopes are east west facing. 
 
The proposed housing is shown to be sited in line with the southern building line of the adjacent 
housing at Moorcroft Close.  The land south of this building line is shown as open space. 
 
The illustrative layout shows a new footpath heading west from the site access to link into the 
existing network and to the east of the new access a green walkway to Fatherford Road is 
proposed. 
 
 
Consultations: 
 

• County Highways Authority:  No objection subject to conditions and Section 106 
contributions of £5000 towards investigating the need for and if relevant implementation of 
a revised 30 mph speed limit terminal point eastwards towards Fatherford Road  

 

• Environmental Health Section:  No objection subject to conditions  
 

• DCC Flood Risk: No objection subject to conditions. 
 

• Police AOL:  Detailed comments provided, no objection 
 

• South West Water:  No objection 
 

• WDBC Ecology:  No objection subject to conditions 
 

• WDBC Open space sport and recreation:  No objection subject to contribution of £68,912 
towards new and improved sports facilities at Simmons Park and/or Beacon Down Hill, 
Okehampton 

 

• DCC Archaeology: 
 

• Affordable Housing:  
 

• WDBC Strategic Planning: 



 

The proposed development is contrary to development plan.  In this respect, however, it is 
noted that that key policies are out of date and that in the recent Abbey Meadows Appeal 
Decision (Crapstone, WD reference 0147/17/OPA, PINS reference 
APP/Q1153/W/17/3177360) the Inspector considers that policies NE10 and H31 should 
have little weight in a planning decision.  The main reason for this is that the housing need 
for West Devon has been updated, rendering the Core Strategy housing requirement to 
be out of date.  As such, the Council cannot demonstrate a 5 Year housing land supply.  
 
The consultation responses have been considered and note that there are no significant 
objections from key consultees.  As a site adjacent to the settlement boundary for 
Okehampton and with good pedestrian, cycle and public transport links to Okehampton 
centre, it is my view that the proposal constitutes sustainable development. 
 
It is noted that the last version of the SHLAA indicates that the site may be suitable for 
development if the form of development would not result in significant adverse impact on 
the landscape.  Again, having considered the consultation responses it would appear that 
landscape impacts are acceptable.  Given the generous provision for open space and the 
good connectivity to services in Okehampton it is my view that the proposed development 
should be supported. 
 
When responding to the original planning application the advice of Strategic Planning, 
having taken external advice from legal counsel, was that West Devon Borough Council 
could rely on the JLP evidence base and JLP Policy to give weight to the 5YHLS that 
would be established on adoption of the JLP; and as such housing policies for the supply 
of housing could be considered as up to date and the tilted balance in favour of 
sustainable development did not apply.  Following the Appeal Decision for Abbey 
Meadows, however, it is clear that this advice is incorrect and that no weight can be given 
in this respect to the emerging JLP at this time. 
 
Similarly, the process of analysing housing delivery trajectories for the JLP has revealed 
that it is likely that the housing market in Okehampton could accommodate the higher 
level of development that would result from the existing sites with planning permission 
being developed at the same time as this proposed development.  This viewpoint takes 
on greater weight following the statement by Secretary of State for Transport Chris 
Grayling, in a letter to South West MPs, that he has instructed GWR to prepare plans to 
introduce regular trains services to Okehampton ‘as soon as reasonably practicable’.’ 

 

• Dartmoor National Park:  No objection to application ref 2573/16/OPA provided built 
development is limited to the area shown on the illustrative plan and recommends site area 
(red line) is amended accordingly.  No comment on current application 

 

• Natural England:  No objection 
 

• Highways England:  No objection to application 2573/16/OPA – no comments made 
regarding current application 

 

• Belstone Parish Council:  No comments to make 
 

• Okehampton Town Council: Object for the following reasons: 
 

• That the land is outside of the JLP Boundary Development  



 

• That it does not fit into the Core Strategy document 
 

• The land is not a designated Neighbourhood Plan development site  
 

• Any development on this site could have a detrimental effect on planning housing 
development within the Okehampton area. 

 

• Okehampton Hamlets Parish Council:  Objection based on the following points: 
 

1. The proposed development is not in accordance with adopted Core Strategy for the 
area. 

2. Councillors support the detailed points in connection with planning policies raised by 
Mr S Oldham dated 6th February, in his representation to you and see no requirement 
to repeat them again here. 

3. In a Planning Inspectors report in 2005, the Inspector removed this land from the Local 
Plan being developed at that time. 

4. WDBC has identified a sufficient 5 year land supply and there is no requirement for 
development outside the identified areas. 

5. The previously adjoining developed sites, Monkey Puzzle Drive and Moorcroft Close, 
were originally brown field sites with existing development.  It would be detrimental to 
develop a green field site diminishing the green belt between Okehampton and the 
A30. 

6. We do not agree with the Grade 3b land designation in the reports, the land is of a 
much better quality and we can provide local agricultural expertise to support our 
comment.  It is apparent the land was not visited for the assessment – purely a map 
viewed which we can see how the present assessment has been made.  Development 
should not be made on good agricultural land. 

7. Highways – we do not agree with Highways assessments of the area.  This is due to 
the current developments at Meldon Fields increasing the current exiting onto Exeter 
Road from Beardown Road and the fact the developments are not complete.  Traffic 
volumes have increased and will continue to increase significantly and this proposed 
development will only add to the existing problems.  We would wish to see a new 
Highways traffic volume study undertaken. 

8. Waste water and sewerage – both Monkey Puzzle and Moorcroft have had problems 
with disposal of waste water, this new development would require pumping for the 
waste to be able to enter the existing sewerage system, assurances from SWWA are 
needed that any proposed system would work and there is capacity in the existing 
system. 

9. We understand there is an ancient well in the middle of the proposed development 
which provides water to a local property – no consideration appears to have been 
given to this. 

10. The development would be detrimental to the amenity value of the area as it is visible 
from Dartmoor National Park. 

 
 
Representations: 
 
Approximately 30 letters of objection to this application have been submitted raising issues 
that include the following: 
 
 



• Outside of a settlement boundary in the open countryside 

• Does not meet an essential small scale local need 

• Contrary to policies NE10 and H31 of Development Plan and TTV31 of emerging JLP 

• Will delay delivery of allocated housing in Okehampton 

• Adverse social impact on town of additional unplanned development 

• Loss of greenfield site –adverse environmental impact 

• Unsustainable development contrary to policies NE10 and the LDF, policies SPT1, 
SPT2 and DEV24 of the JLP and the NPPF paras 7,14,17, and 109 

• Does not accord with the development plan.  Brown field land should be developed 
before greenfield 

• Not been through a master planning process 

• Previous Local Plan Inspector considered development within this area would be 
detrimental to DNP. 

• DNP have stated they would resist development on this site 

• Neighbourhood plan consultations show the desire locally to keep this as a greenfield 
site 

• Could impact on the delivery of a new railway service 

• Land is higher quality than the Grade 3b quoted – this needs to be re-assessed. 

• Will result in need to pump sewage 

• Overflow sewage pipe from Moorcroft Estate runs onto the site 

• Drainage percolation tests were undertaken at the dn of a long dry period 

• Noise will be a problem – from A38 and railway 

• Highways England have stated they would not sanction new development without road 
improvements 

• Pollution already a problem– more traffic will increase this 

• No evidence a Section 38 Agreement (highways) and Section 104( drains) Agreement 
have been signed – if not resolved could fall to new residents 

• Will result in unsustainable pressure on local infrastructure 

• Transport data is out of date 

• Adequate land for housing already identified. 

• Increase in traffic on already busy road 

• Adverse visual impact on approach to town 

• No evidence to support argument of no 5 Year housing land supply 

• Radon is present and is a health hazard 

• Building on the edge of town increases use of the car 

• Increased traffic will undermine highway safety 

• Adverse impact on setting of DNP contrary to para 155 of NPPF 

• Failure to demonstrate community engagement 

• Failure to consider emerging Neighbourhood Plan 

• Application is premature in context of emerging JLP 

•  
 
Relevant Planning History 
 
2573/16/OPA::  Outline application with some matters reserved for 50no. dwellings with 
mixture of dwelling size and tenure (affordable housing provided will be 40% of total) 
including details of access:  Refused November 2017 
 
 
ANALYSIS 



 
Principle of Development/Sustainability: 
 
The principle of the development needs to be reviewed in the context of national and local 
planning policy. 
 
The Development Plan 
 
Paragraph 38 of the Planning and Compulsory Purchase Act 2004 establishes that a 
determination must be made in accordance with the plan unless material considerations 
indicate otherwise.  The adopted Development Plan is the Core Strategy 2011 and the Local 
Plan Review 2006.  
 
The 2006 Review of the Local Plan establishes, at paragraph 2.39, that the countryside of 
West Devon is an important resource, both for wildlife and for the qualities that convey the 
image of the Borough.  The Plan asserts that development that erodes these qualities 
damages the potential of the countryside to support a range of species and habitats and 
threatens the economic value of tranquil rural areas as a tourist resource.  At para 2.41 the 
plan states that the gradual expansion of development into the open countryside needs to be 
a controlled process so that impact is minimised. The towns and larger villages have 
settlement limits, which define the theoretical limits of the built up area. Within the settlement 
limits development is usually permitted, provided there are no other problems like access, 
drainage or effect on neighbours. Land outside the settlement limits is treated as open 
countryside where development is only permitted in special circumstances, such as 
necessary agricultural workers’ dwellings.  
 
Accordingly, Policy NE10 requires that development within the countryside outside settlement 
limits or not otherwise in accordance with policies or allocations in the Plan will not be 
permitted unless, amongst other matters, it provides an overriding economic or community 
benefit and cannot be reasonably located within an existing settlement.  Policies H28 and 
H31 seek similarly to limit development within settlements.  Policy H31 states that outside of 
defined limits of settlements and where Policy H29 does not apply, development will not be 
permitted unless required for the essential needs of agriculture and forestry. 
 
Strategic objective SO5 of the West Devon Core Strategy, 2011 seeks to deliver an 
appropriate level of new housing which carefully balances the need for development with the 
need to protect the special qualities and characteristic of West Devon.  Strategic Policy 5 of 
the Core Strategy states that development in the countryside will be strictly controlled. 
 
To counterbalance this approach the Local Plan and 2011 Core Strategy identifies land for 
development at Okehampton to meet need through a planned and controlled expansion of 
Okehampton.  Allocations in the Core Strategy identify sites for approx. 940 dwellings 
(Strategic Policy 22). 
 
Also relevant is the emerging Plymouth and South West Devon Joint Local Plan (sJLP) which 
is currently subject to examination.  Relevant to the determination of this application are 
policies including SPT1 (Delivering Sustainable Development) SPT2 (Sustainable linked 
neighbourhoods and sustainable rural communities) and TTV31 (Development in the 
Countryside.) 
 
The sJLP sets out, in Policy SPT3, a revised Objectively Assessed Need for housing in the 
Borough in the context of the Plymouth Housing Market Area and identifies land allocations 



to meet and exceed that need.  Policy TTV31, Development in the Countryside, effectively 
updates Policies NE10 and H31 of the adopted development plan, stating, iner alia, that: 
 
The LPAs will protect the special characteristics and role of the countryside. The following 
provisions will apply to the consideration of development proposals: 
 
1. Housing and employment development adjoining or very near to an existing settlement will 
only be supported where it meets the essential, small scale local development needs of the 
community and provides a sustainable solution. 
 
The proposed development lies outside the draft settlement boundary for Okehampton and 
as such must meet the requirements of Policy TTV31 of the sJLP. In particular criterion 1, 
which requires that housing and employment development adjoining or very near to an 
existing settlement will only be supported where it meets the essential, small scale local 
development needs of the community and provides a sustainable solution.   
 
The principle of the proposed development is contrary to the provisions of the development 
plan and the sJLP. 
 
 
 
 
 
National Planning Policy Framework (NPPF) and 5 Year Housing Land Supply 
 
 
It is relevant to consider the application in the context of the National Planning Policy 
Framework 
 
Paragraph 14 of the NPPF states inter alia, that 
 
At the heart of the National Planning Policy Framework is a presumption in favour of 
sustainable development, 
 
For decision-taking this means: 
 

• 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: 
o 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 

o specific policies in this Framework indicate development should be restricted. 
 
Paragraph 49 of the NPPF states that: 
 
Housing applications should be considered in the context of the presumption in favour of 
sustainable development. 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. 



 
Officers note that, with regard to the adopted development plan, West Devon Borough 
Council cannot demonstrate a 5 year housing land supply (5YHLS).  A 5YHLS has been 
identified as part of the sJLP however elements of this are subject to challenge within the on-
going examination.  As such this 5YHLS cannot yet be relied upon. 
 
The issue of 5YHLS was recently considered by an Inspector at appeal ref 
APP/Q1153/W/17/3177360, land at Abbey Meadows, Crapstone.  The Inspector concluded 
that having regard to the NPPF and the fact that the Local Plan is time expired, only limited 
weight could be given to policies NE10 and H31 of the adopted Local Plan.  He concluded 
that: 
 
In summary, the policies relied upon by the Council all date from before the introduction of 
the Framework and rely upon a now outdated housing need and outdated settlement 
boundaries. In respect of settlement boundaries I also note that a large majority of the 
proposed allocations for West Devon contained within the emerging Plymouth and South 
West Devon Joint Local Plan (JLP) are outside of current boundaries. Furthermore the 
Framework puts significant emphasis on boosting the supply in housing and upon the 
sustainability of proposals. I therefore give very limited weight to the conflict that I have 
identified with the above policies that relate to the location of the proposed development. 
 
Having regard to the lack of demonstrable 5YHLS the tilted balance in favour of sustainable 
development applies to the consideration of this planning application whereby planning 
permission should be granted unless any adverse impacts would significantly and 
demonstrably outweigh the benefits. 
 
In making this assessment it is also relevant to note further comments from the Inspector in 
the Crapstone Appeal Decision: 
 
The development would provide much needed housing as well as 40% affordable housing for 
which a need has been demonstrated. I give substantial weight to this, notwithstanding 
whether the Council’s five year supply is 4.3 years or 2.5 years. 
 
The Inspector acknowledges that such provision will eventually be made through the 
emerging joint local plan but concludes that the lack of a five year supply of housing will 
continue for some time yet. 
 
Planning History 
 
An identical planning application was refused planning permission by this Council in 
November 2017 for the following reasons: 
 

1. The application site lies outside of the Settlement Boundary within open countryside, 
the proposal does not meet an essential small scale local need and is not justified by 
any other material planning consideration.  The proposal is therefore contrary to 
policies NE10 and H31 of the adopted West Devon Borough Local Plan 2005 as 
amended in 2011 and policy TTV31 of the emerging Plymouth and South West Devon 
Joint Local Plan. 
 

2. The proposed development has the potential to delay the delivery of housing on 
allocated housing sites in Okehampton and will significantly add to the cumulative 
impact of new development on the town.  This would have an adverse social impact 



on the town and will, through the development of a greenfield site, have an adverse 
impact on the environment.  As such the development is not sustainable and is 
contrary to policies SP1 and SP17 of the West Devon Core Strategy, policy NE10 of 
the West Devon Local Plan, policies SPT1, SPT2 and DEV24 of the emerging 
Plymouth and South West Devon Joint Local Plan and paragraphs 7, 14, 17 and 109 
of the National Planning Policy Framework 
 

3. The proposal would generate a requirement for a signed Section 106 agreement to 
deliver identified planning obligations. The absence of such a signed agreement is 
contrary to policies SP1 and SP9 of the adopted Core Strategy 2011, policies DEV9, 
DEV28, DEV29, DEV32 of the emerging Plymouth and South West Devon Joint Local 
Plan and paragraph 203 of the National Planning Policy Framework. 

 
When this decision was made officers understood, having taken external advice from legal 
counsel, that West Devon Borough Council could rely on the JLP evidence base and JLP 
Policy to  give weight to the  5YHLS that would be established on adoption of the JLP; and as 
such housing policies for the supply of housing could be considered as up to date and the 
tilted balance in favour of sustainable development did not apply 
 
It is now apparent, and evidenced in the Crapstone appeal decision, that the Council does 
not have a 5YHLS that can be relied upon.  As such policies for the supply of housing are out 
of date and the tilted balance in favour of sustainable development applies.  This is a 
significant material change in circumstances that has effected the planning balance. 
 
 
Consideration of the three elements of sustainability 
 
Environmental Impacts 
 
Design/Landscape: 
 
The application is in outline with matters such as layout, scale and appearance to be agreed 
as reserved matters.  
 
The site is within the setting of Dartmoor National Park.  Paragraph 115 of the NPPF states 
that great weight shall be given to conserving landscape and scenic beauty of National 
Parks. 
 
The illustrative layout has demonstrated that 50 dwellings can be accommodated within the 
site without extending south of the existing building line south of the Exeter Road.  It is 
considered that the landscape impact on the setting of Dartmoor National Park would be 
significantly harmed if development were to extend further south.  Dartmoor National Park 
Authority have commented on this application , they do not object provided that built 
development is restricted to the area as indicated on the illustrative plans and subject to a 
more permanent southern and south western boundary being created, rather than the open 
boundary shown on the layout drawing.  This can be further considered at reserved matters 
stage. 
 
The application site is visible as an open field from the Exeter Road and currently provides a 
rural buffer between the edge of the town and the railway line.  It also provides a more rural 
setting in contrast to the industrial estate opposite.  
 



The site itself has no special designation but is within the setting of the National Park, views 
are afforded across the site towards the National Park.  The development of the land and 
consequent loss of an open field will have an adverse impact on the local landscape and will 
impact on the character of this edge of the town.  This adverse impact is not severe but 
nevertheless weighs against the development. 
 
Comments have been made with regard to the Inspector’s comments on this site during the 
2004 West Devon Borough Local Plan Review.  A site of 6.2 ha was put forward in the draft 
plan as a proposed housing site (H10) that included the application site, however the site was 
significantly larger extending into 4 additional fields to the south and west.  In considering the 
landscape impact of this proposed development site the Inspector commented that it would 
extend over the ridge that encloses the eastern part of the town when seen from Dartmoor; 
as it is on a south facing slope the whole of the site would be conspicuous with limited 
potential for screening.  The site was deleted from the plan. 
 
The current application limits development to land north of the ridge and does not propose 
development on the south facing sloping land, the landscape impacts are significantly 
different compared to the scheme considered by the Local Plan Inspector. 
 
The larger 6.2 ha site was also considered through the Strategic Housing Land Availability 
Assessment in the preparation of the emerging Plymouth and South West Devon Joint Local 
Plan under reference WD_15/23_03_13/16 
 
The landscape specific assessment stated: 
 
Beyond the ridgeline, the site is very visible in views from the Dartmoor National Park. 
However, development between Fatherford Road and Moorcroft Close could form a logical 
extension and end to the existing building line along the southern side of Exeter Road and 
could blend in with existing development. 
 
Development beyond the building line would be more prominent in views and is likely to have 
a significant impact on landscape character in views from the Park. 
 
The conclusion of this assessment was as follows: 
 
The whole of the site is not suitable for development due to issues relating to impact of 
development in views from the National Park.  However, there are limited constraints 
to development on part of the site and it is therefore considered there could be potential 
for approximately 50 dwellings between Fatherford Road and Moorcroft Close but 
development should not extend beyond the existing building line. 
 
Neighbour Amenity: 
 
The illustrative layout indicates that is possible to accommodate 50 dwellings on the site in a 
way which would not have a significant adverse impact on neighbour amenity.  Detailed 
matters such as overlooking /loss of light would be assessed at reserved matters stage. 
 
 
Ecology: 
 



The application was supported by a preliminary Ecological report which identified the needs 
for further survey works which has now been undertaken.  The results have been assessed 
by the Council’s ecologist who has commented as follows: 
 
The site is described as comprising ‘fields of poor semi-improved grassland and arable 
farmland, bordered by Cornish and species rich hedgerows’ with ‘areas of dense scrub and 
tall ruderal vegetation, particularly at the northern side of the site, along with a number of 
scattered trees present within the hedgerows.’  
 
The Ecological Appraisal concludes that the site has ‘modest wildlife interest,’ whilst not 
floristically diverse it has some value for invertebrates, small mammals, foraging and nesting 
birds. No badgers or reptiles were recorded.   
 
The Dormouse survey (ongoing) recorded a dormouse nest in the eastern hedgerow, with 
connecting habitat corridors to the east of the site.  
 
Bat surveys indicate that the site is being used by low numbers of common and widespread 
bat species as part of a larger foraging habitat, with the hedgerows being used by low 
numbers of commuting bats. The species recorded are relatively tolerant of human 
disturbance associated with development sites (namely vehicle/street lighting).   
 
General impact avoidance and mitigation measures recommended by the Ecological 
Appraisal include retention of existing hedgerows and ensuring these hedgerows are 
buffered by gardens and kept as dark corridors. Existing hedgerows could be managed for 
the benefit of wildlife (dense, and fruiting) and this will need to be subsequently specified 
within a Landscape and Ecological Management Plan. The indicative layout includes an area 
of Public Open Space to the south of the site, and if well designed this is of sufficient scale to 
increase the wildlife value of the site.  
 
The proposed development would require creation of visibility splays along the northern 
boundary and it is likely this will require removal of section of hedgerow, or moving existing 
hedgerow. It is not yet clear whether this will require a EPS Licence for dormice, and this will 
need further consideration at Reserved Matters when the layout is fully detailed and the 
approach (EPS Licence/non-licence) can be decided upon, given that this northern hedgerow 
is contiguous with the eastern boundary hedgerow (in which the dormouse nest was 
recorded). Otherwise the indication is that hedgerows will be retained.  
 
The Ecological Appraisal notes the presence of stands of Japanese Knotweed within the 
development site and these will require management and eradication prior to development.  
 
No objection is raised on grounds of bio-diversity subject to planning conditions and a 
Section 106 clause to secure on- going management and maintenance of a Landscape and 
Environmental Management Plan 
 
Heritage 
 
The application is supported by a Heritage Assessment but this relates to proposed 
development at Okehampton East Business Park not the application site. 
 
DCC Archaeology have considered earlier application ref 2573/16/OPA and raised no 
objection subject to conditions.  No comments have been submitted in respect of this re-
submission but there is no reason to believe these comments would change. 



 
There are no listed buildings within the vicinity of the site and the site is not in a designated 
area. 
 
It is considered that there would be no material adverse impacts on heritage assets as a 
consequence of the proposed development. 
 
 
Highways/Access: 
 
Concern has be expressed with regarding to existing traffic congestion in the area and lack of 
capacity for additional traffic in the area.  The Transport Statement has been criticised as 
being based on out of date data. 
 
The Highway Authority have considered the application and state that there are no over-
riding objections in principle to the development from a highway safety point of view, although 
the highway authority would require an appropriate contribution toward the investigation of 
the relocation of the 30mph speed limit terminus point eastwards towards Fatherford Road, 
subject to is compliance with County Policy. 
 
The highway impacts of the proposed development are considered to be acceptable. 
 
Drainage: 
 
The application details have been assessed by the Lead Local Flood Authority who raise no 
objection to the application subject to conditions; they have commented as follows: 
 
Following the submission of additional information from the applicant’s consulting engineer, it 
has been demonstrated that infiltration is a viable means for the disposal of surface water 
from the development site as such we remove our objection on this basis subject to the detail 
design conditions presented above. It is noted that the site layout is not fixed within the above 
application but establishing the principles of development.   
 
Within the detail design it should be noted that the proposed soakaway for the highway will 
require further infiltration testing to be carried out over the proposed depth range of the 
soakaway (with at least three test pits required to cover the full length of the trench (more if 
subsoil conditions are not uniform)).  The highway authority would agree the number and 
location of the additional tests once the overall length of the soakaway trench is known. The 
outer edge of the soakaway must also be at least 5m from the road if the road is proposed to 
be adopted and it must be proven that the seasonal high groundwater level does not rise to 
within 1m of the underside of the proposed infiltration features. 

 
We are supportive of the proposals to include permeable pavements in the private 
driveways.  Where runoff from adjacent properties is being directed into these permeable 
pavement areas for dispersal into the ground consideration of the proximity of the features to 
the adoptable highway need to be considered.   
 
It is noted that within the Geotechnical report that a well is present on the site.  At the detailed 
design stage proposals for how this feature will be remediated should be submitted to the 
Local Planning Authority and Highway Authority if the road is proposed to be adopted. 
 



Concerns have been raised with regard to the proposed means of dealing with sewage, 
however South West Water raise no objection. 
 
Environmental impact conclusion:  The loss of a greenfield site at a prominent edge of town 
location will have an adverse landscape impact, this impact is not severe but nevertheless 
weighs against the development.  No other significant adverse environmental issues arise. 
 
Economic impacts:  
 
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 some which would be likely to be spent in the local area with 
some increase in the demand for local goods and services. 
 
The provision of 20 Affordable Housing units would support the local provision of labour and 
is considered to have a significant benefit for the economy. 
 
Paragraph 7 of the NPPF however does qualify this benefit; stating that LPA’s should ensure 
that sufficient land of the right type is available in the right places and at the right time to 
support growth and innovation; and by identifying and coordinating development 
requirements, including the provision of infrastructure. 
 
Windfall sites such as this can only be required to contribute to local infrastructure insofar as 
the improvements are needed to mitigate the effects of a specific proposal.  By contrast, 
residential development that is plan led can be brought forward together with necessary 
supporting infrastructure.  The allocated sites in Okehampton will bring forward a new 
primary school to the benefit of the town as a whole.  When initially considering this 
application it was the view of Officers that if planning permission were granted for the 
proposal this may slow down delivery of the allocated sites.  This was on the basis that there 
is a limit to the number of new dwellings the market can sustain at any one time. 
 
In the longer term, it would follow in such a hypothesis, there may be a marginal economic 
benefit from this development as in the short/medium term it would be likely to just displace 
development from the allocated sites,  in such a scenario the economic benefit of the scheme 
does not weigh strongly in favour of the development. 
 
The process of analysing housing delivery trajectories for the JLP has, however, revealed 
that it is equally likely that the housing market in Okehampton could accommodate this higher 
level of development.  This viewpoint takes on greater weight following the statement by 
Secretary of State for Transport Chris Grayling, in a letter to South West MPs, that he has 
instructed GWR to prepare plans to introduce regular trains services to Okehampton ‘as soon 
as reasonably practicable’. 
 
 
Social Impacts 
 
The delivery of an additional 20 affordable homes is a significant social benefit. 
 
There is some concern that unplanned growth on the edge of the town could cumulatively, 
with planned growth elsewhere in the town, adversely impact on the social cohesion of 
Okehampton by providing too much new development at one time. 



 
Other matters 
 
Open Space Sport and Recreation 
 
The outline proposal is for 50 dwellings. Whilst only indicative at this stage the application 
references provision of a Public Open Space in the southern part of the site of some 0.81ha 
of the total 2.54ha site. As yet the content of the POS are undetailed, however a pond has 
been shown indicatively in this area, and it is likely that this POS will need to perform a 
number of functions (drainage, landscape/screening, informal recreation, play, wildlife). 
Accordingly the amount of this POS available for formal/informal recreation is likely to be 
much reduced from the 0.81ha stated.  
 
The nearest play area to the site is over 500m straight line distance (c.800m walking). Fields 
in Trust guidance advise that there should be a Local Area for Play (LAP) within 60m straight 
line distance and a Local Equipped Area for Play (LEAP) within 240m straight line distance, 
with a Neighbourhood (NEAP) area within 600m. Whilst not supportive of multiple LAP sites 
(due to limited interest and scope), the size of the development warrants a LEAP, and this 
could be incorporated comfortably into the area of Public Open Space. Thinking outside of 
the box with respect to design incorporating landscaped and natural play features to add 
diversity to the types of play areas more widely available in Okehampton, and reflecting the 
sites location.  
 
Clearly the site does not include provision of playing pitches, and is unlikely to include a 
space sufficient for meaningful ‘kick-about.’  Given the additional pressures that the new 
residents will bring on existing facilities, and the added pressure for new facilities, a 
commuted contribution to meeting the severe shortfall of quantity and quality pitches in 
Okehampton should be sought reflecting priorities identified in the West Devon Playing Pitch 
Strategy (Jan 2015, and updated annually since), in particular improvements to existing 
facilities at the Simmons Park (improved drainage to existing pitches, and/or new 3G pitch for 
football and hockey) and/or new rugby facilities at the Beacon Down Hill site. 
 
WDBC Core Strategy Policy SP4 sets out the rational for seeking OSSR provisions as key 
infrastructure for securing the delivery of sustainable development and meeting the various 
needs of the community. Levels of reasonable contributions based upon existing deficiencies 
and future demand for various OSSR provisions are detailed within retained policy H26 of the 
Local Plan, and within the West Devon Open Space, Sport and Recreation Study (2007). A 
commuted contribution should be sought where it is necessary to mitigate for the pressure on 
existing facilities (or need for new facilities) by a proposed development, and to make the 
development acceptable in planning terms, sustainable and in line with the tests in the CIL 
Regs. The WD Playing Pitch Strategy is a robust and up to date evidence base (NPPF and 
Sport England compliant), which has been consulted upon with local clubs and National 
Governing Bodies and identifies priority projects necessary to meet existing and new 
resident’s needs.   
 
 
Planning Balance 
 
The proposed development would conflict with various policies in the Development Plan in 
respect of location, but the weight to be given to this conflict is very limited due to a number of 
factors including the age of the development plan and the Council’s lack of a five year housing 
land supply. 



 
The development would provide 50 new dwellings including 40% affordable housing which has 
a significant social benefit and boosts the supply of housing in accordance with the aims of 
national government. 
 
There will be economic benefits arising from this development although these are limited. 
 
There will be limited adverse environmental impacts through the loss of a greenfield side on 
the edge of the town,  the visual impact of this and the  loss of agricultural land. 
 
Overall, and considering the tilted balance in favour of sustainable development, it is 
considered that the adverse impacts identified do not significantly and demonstrably outweigh 
the benefits of this development.  If follows that this development can be considered to be 
sustainable.  This is a significant material consideration that outweighs any conflict with the 
local plan. 
 
The change in circumstance with regard to the position on 5YHLS is significant and alters the 
planning balance such that the previous reasons for refusal put forward in November 2017 
pursuant to application ref 2573/16/OPA carry significantly less weight. 
 
As such it is recommended that planning permission be approved. 
 
 
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 
SP2 – Decentralised and Renewable Low Carbon energy to Supply New Developments 
SP3 – Renewable Energy 
SP4 – Infrastructure Provision 
SP5 – Spatial Strategy 
SP6 –Density of Housing Development 
SP7 – Strategic Distribution of Housing 
SP8 – Inclusive Communities 
SP9 – Meeting Housing Needs 
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 



SP22 – Okehampton 
 
 
West Devon Borough Council Local Plan Review 2005(as amended 2011) 
NE10 – Protection of the Countryside and Other Open Spaces 
H26 – Open Space Provision in New Residential Developments 
H31 – Residential Development in the Countryside 
TLS7 – Existing Sports Facilities 
T1 – Walking and Cycling 
T2 – Pedestrian and Cyclist Safety 
T3 – Protection of Existing Footways, Cycleways and Bridleways 
T4 - Footpath Links to Okehampton Town Centre 
T9 – The Highway Network 
PS2 – Sustainable Urban Drainage Systems 
PS3 – Sewage Disposal 
 
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) 
 
SPT1 – sustainable development 
SPT2 Sustainable linked neighbourhoods and sustainable rural communities 
SPT3 Provision for new homes 
SPT11 Strategic approach to the natural environment 
TTV2 Delivering sustainable development in the Thriving Towns and Villages Policy Area 
TTV3 Strategic infrastructure measures for the Main Towns 
TTV16 Spatial priorities for development in Okehampton. 
TTV17 Land at Exeter Road, Okehampton 
TTV18 East of Okehampton 
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 
DEV5 Community food growing and allotments 
DEV8 Meeting local housing need in the Thriving Towns and Villages Policy Area 
DEV9 Accessible housing 
DEV10 Delivering high quality housing 
DEV20 Place shaping and the quality of the built environment 
DEV21 Conserving 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 
DEV37 Managing flood risk and Water Quality Impacts 
DEL1 Approach to development delivery and viability, planning obligations and the 
Community Infrastructure Levy  
 
Okehampton Neighbourhood Plan – Area for plan designated, no draft plan available 
 
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. 
 
 
Proposed conditions in full: 
 
1.  No development shall commence on site until details of the following matters (in respect of 
which approval is expressly reserved) have been submitted to, and approved in writing by, 
the Local Planning Authority: 

(a) The scale of the development; 

(b) The layout of the development; 

(c) The external appearance of the development; 

(d) The landscaping of the site. 

The development shall be carried out in accordance with the approved details.  

Reason: To comply with Section 92 of the Town and Country Planning Act, 1990 (as 
amended)  

2.  In the case of any matter reserved by this permission application for approval of any 
reserved matter must be made not later than the expiration of three years beginning with the 
date of grant of outline planning permission.  



The development to which this permission relates must be begun not later than whichever is 
the later of the following dates: 
 
(i) the expiration of three years from the date of the grant of outline planning permission; or if 
later 

(ii) the expiration of two years from the final approval of the reserved matters or, in the case 
of approval on different dates, the final approval of the last such matter to be approved.  

Reason: To comply with Section 92 of the Town and Country Planning Act, 1990 as 
amended by Section 51 of the Planning and Compulsory Purchase Act 2004.  

3. The details hereby approved shall in all respects accord strictly with drawings numbers ‘Site 
Location Plan’ and 4660/SK100. 

 
Reason: To ensure that the proposed development is carried out in accordance with the 
drawings forming part of the application to which this approval relates. 
 
4. The proposed estate road, footways, footpaths, verges, junctions, street lighting, 
sewers, drains, retaining walls, service routes, surface water outfall, road 
maintenance/vehicle overhang margins, embankments, visibility splays, accesses, car 
parking and street furniture shall be constructed and laid out in accordance with details 
to be approved by the Local Planning Authority in writing before their construction 
begins, For this purpose, plans and sections indicating, as appropriate, the design, 
layout, levels, gradients, materials and method of construction shall be submitted to the 
Local Planning Authority. 
 
REASON: To ensure that adequate information is available for the proper 
consideration of the detailed proposals. 
 
5. The development hereby approved shall not be carried out otherwise than in 
accordance with a phasing programme which shall previously have been submitted to 
and approved by the Local Planning Authority in writing. 
 
REASON: To ensure the proper development of the site. 
 
6. No part of the development hereby approved shall be commenced until: 
 
A) The access road has been laid out, kerbed, drained and constructed up to base 
course level for the first 30 metres back from its junction with the public highway 
 
B) The ironwork has been set to base course level and the visibility splays required by 
this permission laid out 
 
C) The footway on the public highway frontage required by this permission has been 
constructed up to base course level 
 
D) A site compound and car park have been constructed to the written satisfaction of the  
Local Planning Authority 
 
REASON: To ensure that adequate on site facilities are available for all traffic 
attracted to the site during the construction period, in the interest of the safety of all 



users of the adjoining public highway and to protect the amenities of the adjoining 
residents 
 
7. The occupation of any dwelling in an agreed phase of the development shall not take 
place until the following works have been carried out to the written satisfaction of the 
Local Planning Authority: 
 
A) The spine road and cul-de-sac carriageway including the vehicle turning head within 
that phase shall have been laid out, kerbed, drained and constructed up to and 
including base course level, the ironwork set to base course level and the sewers, 
manholes and service crossings completed; 
 
B) The spine road and cul-de-sac footways and footpaths which provide that dwelling 
with direct pedestrian routes to an existing highway maintainable at public expense 
have been constructed up to and including base course level; 
 
C) The cul-de-sac visibility splays have been laid out to their final level; 
 
D) The street lighting for the spine road and cul-de-sac and footpaths has been erected 
and is operational; 
 
E) The car parking and any other vehicular access facility required for the dwelling by 
this permission has/have been completed; 
 
F) The verge and service margin and vehicle crossing on the road frontage of the 
dwelling have been completed with the highway boundary properly defined; 
 
G) The street nameplates for the spine road and cul-de-sac have been provided and 
erected. 
 
REASON: To ensure that adequate access and associated facilities are available for 
the traffic attracted to the site. 
 
8. PRE-COMMENCEMENT - No development shall take place until such time as details 
showing how the existing trees and hedges that will be affected by the development will be 
protected throughout the course of the development, how works to the trees and hedges will 
be undertaken and an Arboricultural Method Statement have been submitted to and approved 
in writing by the Local Planning Authority. The details shall include a hedge/tree protection 
plan, in accordance with BS:5837:2010, which shall include the precise location and design 
details for the erection of protective barriers and any other physical protection measures and a 
method statement in relation to construction operations in accordance with paragraph 7.2 of 
the British Standard. Development of each phase shall be carried out in accordance with the 
approved hedge protection plan.  
 
Reason: In the interests of visual and residential amenity. 
 
9.  No part of the development hereby permitted shall be commenced until a programme of 
percolation tests has been carried out in accordance with BRE Digest 365 Soakaway Design 
(2016), and the results approved in writing by the Local Planning Authority, in consultation 
with Devon County Council as the Lead Local Flood Authority. A representative number of 
tests should be conducted to provide adequate coverage of the site, with particular focus 
placed on the locations and depths of the proposed infiltration devices. 



 
Reason: To ensure that surface water from the development is discharged as high up the 
drainage hierarchy as is feasible. 
 
10. No part of the development hereby permitted shall be commenced until the detailed 
design of the proposed permanent surface water drainage management system has been 
submitted to, and approved in writing by, the Local Planning Authority, in consultation with 
Devon County Council as the Lead Local Flood Authority. The design of this permanent 
surface water drainage management system will be informed by the programme of approved 
BRE Digest 365 Soakaway Design (2016) percolation tests and in accordance with the 
principles set out in the Flood Risk Assessment (Report Ref. 5905A, Rev. Second Issue, 
dated 18/07/2017) and Drawing No 5905/100C (Rev. C, dated 21/09/2017). 
 
Reason: To ensure that surface water runoff from the development is discharged as high up 
the drainage hierarchy as is feasible, and is managed in accordance with the principles of 
sustainable drainage systems. 
 
Advice: Refer to Devon County Council’s Sustainable Drainage Guidance. 
11. No part of the development hereby permitted shall be commenced until the detailed 
design of the proposed surface water drainage management system which will serve the 
development site for the full period of its construction has been submitted to, and approved in 
writing by, the Local Planning Authority, in consultation with Devon County Council as the 
Lead Local Flood Authority. This temporary surface water drainage management system 
must satisfactorily address both the rates and volumes, and quality, of the surface water 
runoff from the construction site. 
 
Reason: To ensure that surface water runoff from the construction site is appropriately 
managed so as to not increase the flood risk, or pose water quality issues, to the surrounding 
area. 
 
Advice: Refer to Devon County Council’s Sustainable Drainage Guidance. 
 
12. No part of the development hereby permitted shall be commenced until the full details of 
the adoption and maintenance arrangements for the proposed permanent surface water 
drainage management system have been submitted to, and approved in writing by, the Local 
Planning Authority, in consultation with Devon County Council as the Lead Local Flood 
Authority. 
 
Reason: To ensure that the development’s permanent surface water drainage management 
systems will remain fully operational throughout the lifetime of the development. 
 

13. Prior to the commencement of development, the following components of a scheme to 

deal with the risks associated with contamination of the site shall be submitted to and 
approved, in writing, by the Local Planning Authority. That scheme shall include all of the 
following elements unless specifically excluded, in writing, by the Local Planning Authority. 

 
1. A preliminary risk assessment/desk study identifying: 

• All previous uses 

• Potential contaminants associated with those uses 

• A conceptual model of the site indicating sources, pathways and receptors 



• Potentially unacceptable risks arising from contamination at the site 
 
2. A site investigation scheme, based on (1) to provide information for an assessment of 

the risk to all receptors that may be affected, including those off site. 
 
3. The site investigation results and the detailed risk assessment (2) and, based on these, 

an options appraisal and remediation strategy giving full details of the remediation 
measures required and how they are to be undertaken. 

 
4. A verification plan providing details of the data that will be collected in order to 

demonstrate that the works set out in (3) are complete and identifying any requirements 
for longer-term monitoring of pollutant linkages, maintenance and arrangements for 
contingency action. 

 
Any changes to these agreed elements require the written consent of the Local Planning 
Authority. The scheme shall be implemented as approved. 

 
Reason: The phase I assessment has identified the need for further assessments to be 
undertaken.  
 
14. Prior to occupation of any part of the permitted development, a verification report 
demonstrating completion of the works set out in the approved remediation strategy and the 
effectiveness of the remediation shall be submitted to and approved, in writing, by the local 
planning authority. The report shall include results of sampling and monitoring carried out to 
demonstrate that the site remediation criteria have been met. It shall also include, where 
relevant, a plan (a “long-term monitoring and maintenance plan”) for longer-term monitoring 
of pollutant linkages, maintenance and arrangements for contingency action and for the 
reporting of this to the local planning authority. 
 
Reason: Without this condition, the proposed development on the site may pose an 
unacceptable risk to the environment.  
 
15.  If, during development, contamination not previously identified is found to be present at 
the site then no further development (unless otherwise agreed in writing with the Local 
Planning Authority) shall be carried out until the developer has submitted, and obtained 
written approval from the Local Planning Authority for, an investigation and risk assessment 
and, where necessary, a remediation strategy and verification plan detailing how this 
unsuspected contamination shall be dealt with. 
 
Following completion of measures identified in the approved remediation strategy and 
verification plan and prior to occupation of any part of the permitted development, a 
verification report demonstrating completion of the works set out in the approved remediation 
strategy and the effectiveness of the remediation shall be submitted to and approved, in 
writing, by the local planning authority. 
 
Reason: No site investigation can completely characterise a site. This condition is required to 
ensure that any unexpected contamination that is uncovered during remediation or other site 
works is dealt with appropriately. 
 
16. PRE-COMMENCEMENT:  No development hereby permitted shall be commenced until a 
Construction Management Plan (CMP) has been submitted to and approved in writing by the 
Local Planning Authority. The CMP shall include details of:  



 
(a) the timetable of the works;  
(b) daily hours of construction;  
(c) confirmation (by means of a site location plan) of the route(s) to and from the site to 
be used by delivery and construction traffic, together with a details of temporary AA 
Road Signing Strategy;  
(d) any road closure;  
(e) hours during which delivery and construction traffic will travel to and from the site;  
(f) the number and sizes of vehicles visiting the site in connection with the 
development and the frequency of their visits;  
(g) the compound/location where all building materials, finished or unfinished products, 
parts, crates, packing materials and waste will be stored during the demolition and 
construction phases;  
(h) areas on-site where delivery vehicles and construction traffic will load or unload 
building materials, finished or unfinished products, parts, crates, packing materials and 
waste with confirmation that no construction traffic or delivery vehicles will park on the 
County highway for loading or unloading purposes, unless prior written agreement has 
been given by the Local Planning Authority;  
(i) provision of wheel wash facilities;  
(j) hours during which no construction traffic will be present at the site;  
(k) the means of enclosure of the site during construction works;  
(l) details of proposals to promote car sharing amongst construction staff in order to 
limit construction staff vehicles parking off-site;  
(m) site management arrangements, including the site office and developer contact 
number in the event of any construction/demolition related problems, and site security 
information; and  
(n) a road condition survey using photographic evidence neat to each proposed 
entrance to the site;  
(o) details of noise impacts and controls; 
(p) a dust impact assessment and proposed control in accordance with the institute of 
Air Quality Management guidance for dust assessment from construction sites 
 

This approved CMP shall be strictly adhered to during the construction of the development 
hereby permitted, unless variation is approved in writing by the Local Planning Authority.  
 
Reason: In the interests of residential amenity, public convenience and highway safety, 
including taking into account school pickup and delivery times and preventing inconvenient 
obstruction and delays to public transport and service vehicles and to emergency vehicles. 
17.  Prior to commencement of development the applicant shall submit for approval, full details 
of proposed electric vehicle charging points to be provided, these details shall include the 
location, number and power rating of the charging points. This shall accord with good practice 
guidance on mitigating air quality impacts from developments produced by the Institute of Air 
Quality Management 
 
Reason:  In the interests of air quality, the environment and the amenity of the area. 
 
18.  Full details of the on-site green space and chidren’s play facilities shall be submitted as 
part of the reserved matter application regarding landscaping and/or  site layout. 
 
Reason:  To ensure the provision of open space and children’s play is appropriately planned 
into the development to ensure a satisfactory form of development 
 



19. Prior to the commencement of development, a Japanese Knotweed method statement 
shall be submitted to and approved by the local planning authority, detailing the containment, 
control and removal of Japanese Knotweed on site. The measures shall be carried out strictly 
in accordance with the approved scheme. 

 

Reason: In the interesst of biodiversity 

 

20.  The landscaping scheme to be submitted at Reserved Matters shall incorporate details of 
biodiversity mitigation, compensation and enhancement measure and shall reflect the 
requirement for sensitive lighting for protected species. 
 
Reason:  In the interests of biodiversity and wildlife conservation. 
 
21.  PRE-COMMENCEMENT - Prior to the commencement of the development a Landscape 
and Ecological Management Plan (LEMP) shall be submitted to and approved in writing by 
the Local Planning Authority. The LEMP shall be based upon an up to date ecological survey 
of the site and buildings and will include mitigation measures as set out in the existing 
ecological survey which shall be integrated with the detailed landscape scheme to be 
submitted as part of the reserved matters. The LEMP shall include details of habitat creation, 
management and maintenance and protected species mitigation, compensation and 
enhancement measures, covering construction and post-construction phases. 
 

Reason: In the interests of biodiversity and wildlife conservation. 
 
22. Prior to occupation of the first dwelling, a detailed outdoor lighting scheme shall be 
submitted to and approved in writing by the local planning authority. Such a scheme shall 
specify the method of lighting (including details of the type of lights, orientation/angle of the 
luminaries, the spacing and height of lighting columns/fixings), the extent/levels of 
illumination over the site and on adjacent land through the submission of a isolux contour 
plan and measures to be taken to contain light within the curtilage of the site. The scheme 
shall be implemented in accordance with approved details and shall thereafter be maintained 
as such.  

 
Reason: In the interests of visual amenity; to protect existing and future residential amenity; 
and in the interests of biodiversity. 
 
23. Notwithstanding the provisions of Article 3 of the Town and Country Planning (General 
Permitted Development) (England) Order, 2015 (and any Order revoking and re-enacting this 
Order), no development of the types described in the following Classes of Schedule 2 shall 
be undertaken without the express consent in writing of the Local Planning Authority other 
than those expressly authorised by this permission:-  
 
(a) Part 1, Class C (roof addition or alteration);  
(b) Part 2, Class A (means of enclosure);   
 
Reason: To enable the Local Planning Authority to exercise control over development which 
could materially harm the character and visual amenities of the development within the 
locality; to safeguard residential amenity; and to safeguard parking and circulation areas. 
 



25. No dwelling shall be occupied until the garage and/or parking area relating to that dwelling 
has been provided in accordance with the approved details and is available for use.  The 
garages/parking areas shall be retained for the parking of vehicles in perpetuity. 
 
Reason:  In the interest of amenity and the safety 
 
26. Development of land for housing shall only take place within the area shown hatched in 
yellow on drawing number (to be inserted) and the area hatched in green on that drawing 
shall be retained as green space.  
 
Reason: Built development within the land hatched green would have an adverse impact 
landscape impact and an adverse impact on the setting of Dartmoor National park 
 


