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Foreword

This Supplementary Planning Document (SPD) addresses the North 
West Cullompton Urban Extension. It has been prepared by Mid 
Devon District Council (MDDC) and in partnership with three land 
promoters.

The document provides guidance about how the urban extension 
should be designed and developed. It is informed by extensive 
survey work and analysis that has been undertaken. 

The SPD has been prepared in response to local planning policies 
within the Mid Devon Development Plan which allocated this land 
for development and has been informed by consultation with key 
stakeholders and people in the local community.

This document has been adopted by MDDC as a Supplementary 
Planning Document to guide the shaping of the new 
neighbourhood at North West Cullompton.
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This masterplan document has been prepared and adopted as a 
Supplementary Planning Document (SPD) in accordance with MDDC’s 
Statement of Community Involvement, and policies AL/CU/1 and AL/
CU/7 of the Allocations and Infrastructure Development Plan Document.  
It has been prepared in accordance with national planning policies and 
has gone through a statutory consultation process. As such it will be used 
as a material planning consideration in the determination of subsequent 
planning applications for development on the site.  

The masterplan document bridges the gap between the aspirations of 
planning policies for the site as set out in the Development Plan and 
the implementation of development in order to ensure a high quality 
of design and a successful place. The masterplan also acts to plan for 
development in a comprehensive way across the site and to deliver the 
necessary infrastructure. It is a tool to coordinate and phase development 
and usually applies to large or strategic sites. The document also sets out 
the key principles that development will need to have regard to if they 
are to be considered acceptable.

The masterplan is intended to set a vision for the new development, 
provide detail to strategic development plan policies for the site, set a 
series of overarching design principles to achieve a high quality, locally 
distinctive and well integrated development. It sets out the major 
land uses and infrastructure to be accommodated on the site together 
with the main features of the proposed development. The masterplan 
provides coordination and consistency of approach to the development 
of the site and its design. 

The guidance will inform developers and their designers when preparing 
planning applications, MDDC when considering proposals, stakeholders 
and the local community when viewing and responding to the emerging 
scheme. 

The flow diagram on page 7 illustrates where the SPD sits in the 
development process.

The guidance within this masterplan needs to adapt to changing 
circumstances over time and is intended to include an element of 
flexibility to allow the development to take account of factors such as 
changes in the housing market, infrastructure requirements and costs, 
building costs and affordability. It therefore does not set out a rigid and 
prescriptive blueprint for the development, but instead sets out a series 
of key principles and guidance on how the urban extension should be 
designed and developed. More detailed guidance on urban design and 
architectural principles will be prepared before the detailed planning 
permission stage in order to elaborate upon the principles within this 
SPD.

1.1 The Purpose and Role of the Document

Setting the Scene
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Mid Devon’s Core Strategy was adopted in 2007 and sets out a growth 
strategy that seeks to balance social, environmental and economic 
objectives and concentrates development with the main settlements, 
including Cullompton. The Core Strategy sets out an overall need for 
340 dwellings per year, amounting to 6,800 dwellings over the 20 year 
plan period up to 2026. Important to achieving the level of development 
(both housing and employment) identified and adopted within the Core 
Strategy are two urban extensions, one of which is this site to the north 
west of Cullompton.

The Allocations and Infrastructure Development Plan Document adopted 
in 2011 allocates 74.8ha of land to the north west of Cullompton for a 
mixed-use development including 1100 dwellings and 40,000 sqm of 
employment floorspace. Policies AL/CU/1 to AL/CU/7 are relevant and 
set out the requirements for the development. The preparation of this 
masterplan SPD is required by policies AL/CU/1 and AL/CU/7.

The existing development at Olympian Way is within the allocation and 
provides 49 dwellings.

The Devon Waste Plan, adopted by Devon County Council in 2014 and 
forming part of the area’s development plan, includes Policy W4 requiring 
waste audit statements to support sustainable management of waste 
from new developments. A separate supplementary planning document 
has been published by the County Council providing additional guidance 
on the preparation of these statements.

1.2 Planning Policy Context

Setting the Scene

In summary, the policies require:

a. 1100 dwellings with 35% affordable housing (subject to viability)  
 to include at least 5 pitches for gypsies and travellers;

b.  40000 square metres of B1 or other suitable employment   
 floorspace;

c.  Transport provision to ensure appropriate accessibility for all   
 modes;

d.  Environmental protection and enhancement;

e.  Community facilities to meet local needs arising;

f.  Carbon reduction and air quality improvements;

g.  An agreed phasing strategy to bring forward development and  
 infrastructure in step and retain the overall viability of   
 development;

h.  A public masterplanning exercise to be undertaken before any  
 planning application is made.

Policies within the Allocations and Infrastructure Development Plan 
Document also include a range of spatial requirements for this site to 
deliver:

Transport:  a new through road suitable for buses linking Tiverton 
Road to Willand Road; bus, pedestrian and cycle routes; cycle and 
pedestrian links to and from the town centre; a shared use path between 
Cullompton and Willand along the B3181; a footway and shared use 
link along Millennium Way, travel plans and other transport measures 
to minimise carbon footprint and air quality impacts, and bus service 
enhancements. 

Green infrastructure: 28ha for strategic green infrastructure; 0.7ha 
equipped children’s play, 2.8 ha sports pitches and 0.7ha allotments; 
sustainable urban drainage; strategic landscaping and tree planting; 
protection and enhancement of existing public rights of way; 
archaeological investigation, recording and protection where necessary; 
design respecting Listed Building setting. 

Community: 2.1ha new primary school with early years education 
provision; 1.0ha for youth, children and other community uses; a 
community building with youth facilities. 

Other policies for the urban extension require measures to reduce carbon 
and emissions associated with development of the site and a phasing 
strategy to ensure development and infrastructure are delivered in step 
in order to reduce the impacts of the development. The policy recognises 
the need to ensure the development remains viable and sets out a range 
of phasing requirements, variation of which needs careful justification.
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1.3 The Supplementary Planning Document

This masterplan SPD responds to adopted planning policies and provides 
guidance on how their objectives can be delivered and how alterations 
may need to be made to reflect circumstances on site as now understood 
following further analysis and studies. 

Since planning policies specific to this site have been adopted, further 
survey work, analysis and public consultation exercises have taken place 
and a number of key issues have emerged:

1) Developable area and quantum of development 
It is apparent that due to site constraints, the amount of development 
identified for the site will be difficult to achieve within the allocated area 
unless there is a radical reassessment of the boundaries between the 
areas for development and Green Infrastructure. Within the allocated 
area for the development scheme, the promoters estimate approximately 
700 houses can be accommodated. The scheme will need to finance a 
range of infrastructure including a road linking Tiverton Road and Willand 
Road, off site highway works, a new primary school, community facilities 
including a new community building and public open space. 
There is concern over the ability of this number of houses to deliver the 
required level of infrastructure whilst still remaining viable. As such the 
masterplan seeks to redraw the boundary between the development 
area and green infrastructure and identifies 1120 number of dwellings 
and a redistribution of green infrastructure that still achieves 32ha. This 
still meets the policy requirement of 28 ha for green infrastructure. 

2) Location and amount of employment land 
The Allocations and Infrastructure DPD allocates the site for 40,000sqm 
(approx. 11.4ha) of B1 (light industrial) or other suitable employment 
floorspace. The Council’s Employment Land Review 2013 recommended 
that the employment provision within the urban extension be revised 
to 10,000 sqm (approx. 2 ha). This was on the basis of the market being 
unlikely to be able to support all the proposed employment floorspace 
proposed within the Cullompton area and a rebalancing of allocations 
to increase the number of smaller sites that are not dependent upon 
significant additional infrastructure and more likely to be delivered 
in the short-to-medium term. A key issue is therefore the amount of 
employment floorspace to be provided on the site and its location. The 

masterplan identifies 10,000 sqm to be located at the northern fringes 
of the allocation and within a ‘local centre’ facility more centrally located 
within the allocation. 

3) Link Road provision and highway works
Policy AL/CU/2 requires the provision of a network of streets linking 
to the existing highway network including the provision of a through-
route suitable for buses linking Tiverton Road with Willand Road. The 
masterplan indicates a route from Tiverton Road in the south, exiting 
onto Willand Road just South of Rull Lane. The original proposal to 
link the road from the Langford Park development in the south to the 
roundabout at Millennium Way to the north has been ruled out due to 
topography and because the existing road infrastructure within Langford 
Park does not allow for a sufficient entrance to a link road. A new 
southern access to the east of the Langford Park site has been proposed 
in order to provide a more suitable access. The phasing for delivery of this 
route is considered further in section 5 of this document. The Highway 
Authority have indicated a need for traffic calming measures to be 
provided  along Willand Road in  a southerly direction from the Rull Lane 
junction, to discourage drivers from accessing the town centre from this 
direction. The masterplan also includes provisions of a temporary access 
off St George’s View which would be closed off once the link road through 
the site was provided. 

4) Location of sports pitches
Policy AL/CU/3 of the AIDPD requires the provision of equipped and 
laid out public open space as part of the green infrastructure including 
2.8 ha of sports pitches. Pitches require relatively level land which is in 
short supply on this site. Initial proposals related to provision of some 
of these facilities on land to the far west of the allocation, adjacent to 
Tiverton Road. However, there were concerns about the deliverability of 
this in that the land is outside the control of the development promoters 
and the current landowner has not contributed to the masterplanning 
process or acted to release this land for development. As a result, the 
masterplan identifies that these facilities should, in the main, be centrally 
located and well related to the primary school as well as linking it with 
other formal and informal green infrastructure provision.  It is also 
intended that part of the sport pitch provision is to be located off site to 

meet local demand.

5) Location of the primary school 
Policy AL/CU/4 requires the provision of a site 2.1ha in size for a new 
primary school and that the development funds a 210 place primary 
school within it. The school site is also to accommodate an additional 52 
places for early years education. A key issue is where this facility may be 
best sited and the consultation which has taken place has highlighted a 
preference for the school facility to be sited at the top of Rull Hill where 
it can take advantage of the green heart of the site. The promoters are 
working with the Local Authority and Devon County Council to deliver 
this facility at an early stage.

6) Location of gypsy and traveller pitches  
The provision of pitches for gypsies and travellers is a government 
requirement. Policy AL/CU/1 requires that at least 5 such pitches are 
provided as part of the development’s affordable housing requirement 
in order to contribute towards the need in the District. The masterplan 
identifies that these could be provided at the north east end of the 
allocation, where access for caravans is most suitable. The Council 
has recently concluded its latest Gypsy and Traveller Accommodation 
Assessment. This has indicated that there will be a need to find land for 
more pitches across the District than initially thought. There may be an 
opportunity to provide further pitches within the area indicated on the 
masterplan.

7) Phasing of development 
Given that policies AL/CU/1 – AL/CU/7 require the delivery of a number of 
types of important infrastructure, phasing, timing and the mechanism for 
delivery of these has been identified as a key issue. Policy AL/CU/6 sets 
out triggers for the provision of affordable housing, serviced employment 
land, green infrastructure provision, bus service enhancements, the 
linking road between Willand Road and Tiverton Road and the transfer 
of land for the primary school. The phasing of development together 
with triggers for the delivery of infrastructure have been reviewed as 
part of the masterplanning process. This is addressed in section 5 of this 
document.

Setting the Scene
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Before a planning application is made, the Local Planning Authority 
will carry out a major public consultation exercise into the 
masterplanning of the site. There will be full involvement of relevant 
stakeholders, leading to the adoption of a Supplementary Planning 
Document. 

Policy AL/CU/7 (p. 118) Masterplanning

The content of the master plan SPD has been informed by public and 
stakeholder consultations. The comments and feedback gathered from 
these events are summarised in this section. 

First Round Public Consultation

The first round of public consultation took place 12th September - 12th 
October 2014 and included three public exhibitions.

This consultation presented the emerging key issues and masterplanning 
options to the public, focusing on:

• Developable area / quantum and distribution of development 
and green infrastructure

• The alignment of the link road

• Location of playing pitches

• Location of the school

• Location of employment

• Location of gypsy and traveller site 

 (see Appendix B chapter 7.1 board no.s 3-8)

65 written representations were received in response to these events. 
Whilst many individual issues were raised in the representations, a 
number of issues were more common than others. For example concerns 
were expressed about:

• Relief road should be built before or very early on in the 
development

• Concern over lots of rat runs created

• Motorway junction improvements must be completed before or 
close to beginning of development

• Concern over Air Quality

• Concern over Noise Quality

• Retain current public rights of way i.e. bridleways, footpaths etc. 
across the site. Goblin Lane in particular to be protected and 
enhanced

Stakeholder Workshop

Key stakeholders were consulted during the process of producing the 
SPD. A stakeholder workshop was held on the 2014 at Tiverton Town Hall. 
Attendees included representatives from:

•  Mid Devon District Council

•  Cullompton Town Council

•  Natural England

•  NHS 

• English Heritage

• Highways England

• Devon County Council

Second round Public Consultation

The second round of public consultation took place between 20th 
August and 1st October 2015 with 120 valid representations being 
received. This consultation considered the masterplan SPD document 
in draft. In particular it set out a vision and concept for the proposal, 
guiding principles for its design, details in respect of factors including the 
amount and location of development, density, highways and transport. 
The consultation also considered proposals for the phasing of the 
development, infrastructure provision and delivery. 

1.4 Consultation

First Round Public Consultation
4 weeks

Second Round Public Consultation
6 weeks

Stakeholder Workshop

SEPTEMBER - OCTOBER 
2014

AUGUST - SEPTEMBER
2015

NOVEMBER
2014

Setting the Scene
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Site Visit with Cabinet Members Stakeholder Workshop Stakeholder Workshop

First Stage Public Consultation First Stage Public Consultation
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Setting the Scene

1.5 First Round Public Consultation Feedback

Written representation and feedback from the Public 

The first round public consultation ran between the 12th September and the 12th October 2014. A total of 65 valid responses were received. The table 
below shows a breakdown of responses.

Response to comments

Question: Enhance natural/environmental features of the site and its 
surroundings. Are there existing environmental features you would 
particularly like to be protected or enhanced?

You said: The retention of hedgerows, mature trees and public rights of 
way through the site. The retention of Rull Hill as a green space and the 
conservation of the Roman Fort on St Andrew’s Hill. Asked that Goblin Lane 
be protected. There was concern over the loss of countryside and views due to 
the proposed development. 

We did: The majority of Hedgerows, mature trees, and all public rights of 
way are proposed to be retained. The proposal is for Rull Hill to remain 
a green hilltop, with the majority of the GI located there. The school and 
community facilities are also proposed to be located on Rull Hill. A visual 
impact assessment has been undertaken which has identified key views, 
and aims to minimise any impact and loss of visual amenity. 

Question: Planning policy allocated the site for 1100 dwellings and 
employment. Due to site constraints only 700 houses are likely to be provided 
on the allocated site. It is unlikely that this will be enough to pay for the 
infrastructure that would be required including the new road, primary school 
and other community facilities. Should the boundaries between the green 
infrastructure and housing land be amended in order to increase the amount 
of housing to compensate for this and pay for these facilities?

You said: Unhappy about the option of less green infrastructure. The new 
road and primary school were critical for the development, many would 
only choose the option of more development to ensure these infrastructure 
requirements were met. Overall, some felt they were being coerced into 
choosing the higher amount of housing to achieve all the required 
infrastructure. Of those, 44% were in favour of increasing the number of 
houses built and reducing the green infrastructure while 56% were not in 
favour of increasing the amount of housing to obtain the infrastructure 
required. As many of the respondents who chose the second option of more 
development mentioned only doing so to ensure the required infrastructure 
be delivered, these results are biased towards the more development option 
(Option 2) (see Appendix B chapter 7.1 board no. 10). 

Question Response
Number of 
respondents

Percentage of total 
respondents (out of 65)

Percentage of 
respondents who 
answered the question

Should the boundaries between the green infrastructure and 
housing land be amended on order the increase the amount of 
housing to compensate for this and pay for these facilities?

Yes 10 15% 44%

No 13 22% 56%

Unhappy with the option of less infrastructure* 11 17% -

The development will increase traffic. How should this be dealt 
with and where should the proposed road connect into Tiverton 
Road and Willand Road?

Option 1 – Tiverton Road to Roundabout at Millennium Way 10 15% 36%

Option 2- Tiverton Road to Willand Road 18 28% 64%

Link road to meet Tiverton Road East of cemetery 1 2% -

Link road to meet Tiverton Road West of Trumps Orchard 4 6% -

What types of employment should this include and where 
should it be located?

Option 1- Northeast location 8 12% 73%

Option 2- Split between the North and the South 3 5% 27%

Where should the new primary school be located? Option 1- Northeast area 6 9% 15%

Option 2- Next to Health Centre 17 26% 44%

Option 3- Rull Hill 16 25% 41%

Where should new sports pitched be located? Option 1- Split between Rull Hill and land to the North and South 5 8% 23%

Option 2- Land to the West 3 5% 13%

Option 3- Split between Rull Hill and land to North 5 8% 23%

Option 4- Split between Rull Hill and land to West 9 14% 41%

Questioned the need for new sports pitches – reinvest in current Cullompton facilities 18 28% -

The policy proposes a new community centre and youth 
facilities. What new community facilities are needed? Where 
should they be located?

Swimming Pool – Invest in Cullompton Swimming Pool Campaign 7 11% -

Invest in current facilities 18 28% -

Allotments 3 5% -

Public House 2 3% -

Tennis courts 1 2% -

Please comment on the two emerging development options. Of 
the two options put forward, do you have a preference?

Option 1 7 11% 21%

Option 2 20 31% 61%

Neither 6 9% 18%

Overall do you agree with the proposed scope and content of 
the proposed masterplan document?

Yes 16 25% 57%

No 12 19% 43%

Gypsy and Traveller Sites Option 1- West 2 3% 67%

Option 2- North 1 2% 33%

Option 3- West and North 0 0 0
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We did: There is a perceived idea that there is less GI, however, amending 
the GI and development boundaries is due to the fact that some of the 
land allocated for development is not suitable for development, and 
needs to be retained as GI. This includes areas of hedgerows, mature 
trees, steep land, ecological routes, etc. The amendment of boundaries 
has not decreased the GI area; moreover, the proposed GI area is per the 
allocation and policy. 

Question: The development will increase traffic. How should this be dealt 
with and where should the proposed road connect into Tiverton Road and 
Willand Road?

You said: The current traffic problems within Cullompton were mentioned 
often in the representations received. Nearly a quarter of respondents 
expressed the need for either updating or creating a new motorway junction 
at the beginning of or before any more development occurred while nearly a 
third declared the need of a relief road to be in use early in the development 
or before any development occurred. 

Development should not result in the creation of new rat runs. It was 
also mentioned that the amount of car parking for dwellings needs to be 
adequate to ensure that cars are not parked on the roads. 

We did: The delivery of the link road is proposed to be finished within 
phase 1 (approximately within 2 years of the start of development). 

Question: The residential element will provide a range of housing types and 
affordability. What types of housing would you like to see?

You said: A need for affordable housing, housing for the elderly, eco-housing, 
some self-build plots. Enough parking for two or more cars per dwelling. 
2-3 bed dwellings would be most appropriate. A proportion of larger 5 bed 
dwellings would pull in families with high household incomes and hence 
spending power into the local economy and town centre businesses in 
particular. 

We did: A range of densities has been proposed, which will allow a range 
of house types to be proposed. Parking numbers will be in accordance to 
MDDC’s parking requirements.

Question: The urban extension proposes employment floorspace. What types 
of employment should this include and where should it be located?

You said: Of all 65 respondents, only 11 chose an option for the location 
of floorspace (see Appendix B chapter 7.1 board no. 7). Concerns over the 
increase in large vehicles in Cullompton from employment areas in the 
new development and a number suggested that there should not be any 
employment in the new development at all. Many wanted light industry or 
offices. 

We did: The employment is proposed to split between the north of the 
site and the local centre. This would include a mix of employment uses. 

Question: Where should the new primary school be located?

You said: Many commented that they would like to see the proposed sports 
pitches next to the school, so they could be utilised by the pupils and that the 
location of the school should be accessible and safe for cars, pedestrians and 
cyclists. (see Appendix B chapter 7.1 board no. 6)

We did: The school is proposed to be located on Rull Hill together 
with the sports pitches and other GI. Early delivery of the school site is 
recognised as being very important.

Question: The masterplan will provide major areas of green and recreational 
space. What should this include? Where should new sports pitched be 
located? (see Appendix B chapter 7.1 board no. 5)

You said: As well as having a few large sports pitches, investment should be 
made into the current recreational spaces in Cullompton. A large number 
of respondents were in favour of having larger areas of green space and not 
having small play areas for children. It was suggested that the following 
be included: allotments, community garden, orchard, wildlife habitat, 
landscaped parkland, and skate boarding park.

We did: A wide range of GI uses are proposed and can be seen in chapter 
4.5.

Question: The policy proposes a new community centre and youth facilities. 
What new community facilities are needed? Where should they be located?

You said: Inquired the need for new facilities in Cullompton as there are 
several community facilities in Cullompton. It was questioned whether 
developer contributions could go toward other community facilities. Facilities 
should be located near to the centre of the development and  the following 
community facilities be considered: somewhere for the older generation to 
meet up for tea, dance, bingo etc. , public house, community hall/youth club.

We did: A community facility together with the sports pitches has been 
proposed on top of Rull Hill. 

Question: Do you have any other comments to make on the proposed 
masterplan document?

You said: Flooding and drainage issues, noise and air pollution, the inclusion 
of pedestrian and cycle paths, and suggested restricting the development to 
two stories. 

We did: These issues have been taken into account throughout the 
masterplanning process, and will be looked at in more detail at planning 
application stage. Pedestrian and cycle paths have been included on the 
proposal, and are a vital part of the proposals. 

Question: Gypsy and Traveller Pitches

You said: There were a number of representations opposed to including 
Gypsy and Traveller sites or questioning the expected need for them. A few 
representations believed that the pitches should not be on the outside of the 
development but more integrated, while others suggested the pitches be 
away from sports fields and pitches. 

We did: The number of gypsy and traveller sites specified in the policies 
have been accommodated in the north of the site. They are required as 
part of the affordable housing provision on site. 
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1. Transport and Access

You said: Sports facilities need appropriate parking/route planning

We did: Appropriate parking provision needs to be designed as part of 
any planning application. 

You said: Junction with Tiverton Road/Kingfisher Reach/ Langlands Road 
needs detailed consideration ; getting team buses to pitches

We did: this junction will be designed in detail, and will take bus access 
into account.

You said: Willand Road priorities – walking, traffic calming, lorry movements

We did: Along Willand road bordering the site a shared use path is 
proposed. This would be incorporated within the redesigned street and 
cater for pedestrians and cyclist allowing safe access to the development 
site and the commercial site in the north. Shared surface areas would 
provide safe crossing points and linear SWALES and tree planting would 
create an attractive approach to Cullompton.  After the link road enters 
the development site the nature of the road leading on into town would 
change to become a pedestrian priority street. Shared surface treatments 
interspersed with a central reservation and tree planting would create 
safe pedestrian route into town whilst allowing the safe but controlled 
movement of vehicles.

You said: Employment land – access to employment land – remove weight 
limit (Millennium Way)

We did: The removal of the current weight limit is an action for the 
Highway Authority, however the access strategy proposed for the NW 
sector is consistent with Millennium Way being used for the primary 
access to J28, in line with the highway strategy put forward by DCC as 
part of their representations and supporting work for the Local Plan.

You said: Vehicle movement/drop off/parking for school is essential. 
Pedestrian movement consideration essential (crossing, cycleways)

We did: The design of the road immediately outside of the School will 

require careful consideration, the detail will be best considered as an 
integral part of the design of the school, to ensure that pedestrian access 
and drop off areas are in the most appropriate location. As the road 
design is developed further, we will work with Devon County Council to 
ensure as far as is reasonably possible that the road layout is planned in a 
flexible manner to accommodate the later implementation of the school.

You said: Phasing – long term traffic issues - J28 – vital to facilitate vehicle 
movements. Relief Road as well as timetable?

We did: The works necessary to accommodate the traffic generated by 
this site is currently being implemented by DCC, with completion later in 
2015. The development of this site is not predicated upon the delivery of 
the town centre relief road.

You said: Signage – roads, paths, pedestrian, cycling – critical

We did: As part of the detailed design of this site the signing of all 
routes will be very important, and a detailed strategy will be prepared 
in conjunction with the Town Council, District Council and Highway 
Authority. 

You said: Kingfisher Reach (Swallow Way)– needs careful integration

We did: In accordance with the agreed access strategy, the junction 
arrangement at the southern end of the access road will facilitate the use 
of Kingfisher Road as one of the options for further access to the roads 
south of Cullompton. It will be for Devon County Council as Highway 
Authority to consider if further work is required to Swallow Way.

You said: Road capacity for agricultural vehicles

We did: The layout of the road will be designed to accommodate 
appropriate road going vehicles for access to adjacent land uses, 
including agricultural uses. 

You said: Effective footway access and footpath links – must have links to 
other facilities in town

We did: The scheme will keep existing footpaths and provide new 

footpaths linking the new development to the surrounding area. Routes 
through the site such as Goblin Lane will be upgraded.  

You said: Traffic impact on Willand Road and Higher Street (AQMA) and 
creating rat run through existing estates/roads

We did: The layout of the access road and the principle of traffic calming 
of Willand Road towards Cullompton Town Centre is compatible with the 
highway strategy that has been developed and tested by Devon County 
Council when they prepared their Local Plan representations. The access 
road was specifically included to address the traffic issues within the 
Town Centre including the Air Quality Management Area.

You said: Access to St Georges Well

We did: St George’s Well would be connected into the site wide drainage 
strategy that will attenuated water to green field run off rates.

2. Green Infrastructure, ecology, flooding and drainage

You said: Where are the 3 hill top parks that were mentioned?

We did: St. Andrew’s Hill, and two mounds on Rull Hill. 

You said: Allotments and orchards proposed but where are the parks – a 
destination needed

We did: See Green Infrastructure (GI) strategy (chapter 4.5).

You said: Connectivity between all GI and existing development – is it logical 
and is it for all?

We did: See GI strategy (chapter 4.5).

You said: Flood risk and SUDS – sympathetic proposals being put forward. 
Good design and management needed. Good evidence base needed to 
support design and capacity

We did: Above ground surface ponds/basins will provide water quality 
and treatment as well as requisite attenuation to improve downstream 
flood risk. 

Setting the Scene

1.6 Stakeholder Workshop Feedback
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You said: Long term maintenance concerns about SUDS – who? – Cost? And 
during construction of whole site

We did: A Management Company will be set up specifically for the 
development. As for during construction – the sustainable urban 
drainage features will be put in as part of initial site works  - and PPG 5 
and 6 will be specified (Pollution Prevention Guidance) as part of the 
ground works contract.

You said: Deal with current drainage issues at Rull Lane/Willand Road – find 
out causes and use SUDS to resolve. Will need to assess soil type.

We did: The catchment area of the Leat that drains to this area will be 
diverted and drained to the north and into Fulford Water (instead of 
its current route under Rull land to the south), which will significantly 
improve the drainage in this area by removing the flows from upstream.

You said: Consider impact on otters, bats and badgers and provide 
appropriate mitigation

We did: The impact has been considered, and ecological routes and 
buffers have been allowed. 

You said: Retention of hedgerows and trees and remove only where necessary 
for access

We did: The majority of hedgerows and trees are retained, only being 
removed where no other option available (e.g. to get the link road in).

You said: Ensure pedestrian visibility where roads cut through bridleway – 
visibility for and of all

We did: The roads and pedestrian routes will be designed to be safe for 
crossing.

You said: Playing fields in close proximity to school

We did: The playing fields have been proposed on Rull Hill in close 

proximity to the proposed school. Off site provision of part of the playing 
field requirement is also being considered.

3. Built environment, character and placemaking

You said: Early delivery of the school

We did: A serviced site for the school will be delivered in phase 1.

You said: Possibly use proposed playing fields indicated to far west for 
housing and provide playing fields off site at rugby club

We did: The site to the far west is no longer being masterplanned due to 
ownership issues. MDDC proposes to remove this part of the site from the 
allocation (Local Plan Review). 

You said: Show density more clearly

We did: Density plan shown in chapter 4.3. 

You said: Community building/place of worship/multi purpose – St Andrews 
have very high congregation numbers

We did: Community building proposed on Rull Hill, in close proximity to 
the school. 

You said: Character zones – density – not shown

We did: A density strategy plan is shown in chapter 4.3. Character zones 
have been identified in chapter 4.6, which will need to be assessed in any 
future outline planning application. 

You said: More than 1 corner shop

We did: There is currently one local centre proposed for the development, 
however, there could be other corner shops in the development. 

You said: Nature of employment allocation – size of units, type of 
employment

We did: The employment mix has not been decided, as this will depend 
on a number of factors. This will be determined at planning application 
stage.

4. Vision

You said: Needs to be integral part of town – linked well, supporting and 
growing existing centre

We did: Connectivity is a vital part of the proposal, with cycle and 
pedestrian connections to existing routes leading to the town centre. 

You said: Allotments – health centre garden request, community facilities

We did: A wide range of GI uses including allotments have been proposed 
(see chapter 4.5 for more information). 

You said: Design – renewable, sustainable energy, south facing gardens, solar 
panels

We did: The design of the individual houses and plots will be determined 
by any planning application. 

5. General Comments

You said: Integrity of scheduled ancient monument

We did: St. Andrew’s Hill is a vital part of the area and the proposal 
seeks to enhance its setting, allowing GI around the Hill which allow the 
scheduled ancient monument space in the development. 
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Setting the Scene

1.7 Second Round Public Consultation Feedback
The consultation ran between the 20th August – 1st October 2015. A total of 120 valid responses were received. The table below shows a breakdown of responses.

Question Response Number of 
Respondents

% of Total Respondents 
(out of 120)

% of respondents who 
answered the question

The proposed masterplan document sets out a series of guiding principles which should be followed in drawing up detailed planning applications. These guiding principles 
are set out in pages 34-39 of the draft masterplan and relate to urban design, movement and transport, landscape, open space and recreation, socially equitable, economy and 
employment, energy and resource efficiency and character. Do you agree with the proposed guiding principles as set out?

Yes 21 18% 41%

No 30 25% 59%

The proposed masterplan envisages 1100 houses, 10,000sq metres of employment floorspace, a primary school, community centre, local centre, at least 5 gypsy and travellers 
pitches and more than 28 hectares of green infrastructure including sports pitches, equipped play areas and allotments. Do you agree with the proposed uses? Do you agree 
with the location of the proposed uses as set out in the framework plan on page 43 of the draft document?

Do you agree with the proposed uses?

Yes 24 20% 46%

No 28 23% 45%

Do you agree with the location of the proposed uses?

Yes 19 16% 39%

No 30 25% 61%

The Council must ensure that infrastructure is provided in a timely manner alongside the development, without making the development unviable. Of the infrastructure that 
the development is expected to provide, the masterplan looks to prioritise the delivery of a primary school site and the new road that will link Willand Road with Tiverton 
Road. Do you agree with the prioritisation of the primary school and the road?

Yes 31 26% 61%

No 20 17% 39%

In order to reduce the time taken to build the road linking Willand Road with Tiverton Road it is proposed to construct it from both ends at the same time and then join these 
ends together. This will require the formation of a temporary vehicular access from St George’s View which would be closed to traffic when the road opens.

Do you agree with the proposed way of constructing the road from both ends at the same time?

Yes 25 21% 54%

No 21 18% 46%

Do you agree with the opening of a temporary vehicular access from St George’s View?

Yes 11 9% 23%

No 36 30% 77%

The proposed masterplan sets out on page 71 trigger points for when infrastructure is expected to be delivered. Do you agree with the trigger points suggested in the draft 
masterplan for the following key areas?

Access and Transport Yes             18 15% 38%

No              29 24% 62%

Education Yes             33 28% 75%

No              11 8% 25%

Community Building Yes             26 22% 59%

No              18 15% 41%

Employment Yes             29 24% 66%

No              15 13% 34%

Local Centre Yes             26 22% 63%

No              15 13% 37%

GI Yes             27 23% 64%

No              15 13% 36%

Gypsy and Traveller Pitches Yes             14 12% 33%

No              29 24% 67%

The proposed masterplan sets out on page 71 trigger points for when infrastructure is expected to be delivered. Do you agree with the trigger points suggested in the draft 
masterplan for the following key areas?

Yes 14 19% 51%

No 23 18% 49%

Any other comments about the draft masterplan? Supports the allocation of a Community Health Garden. 30 25% -

Objects to the removal of the Oak Tree. 14 12% -

Concerned about how the Council would adhere to the guiding 
principles.

3 3% -

Concerned about parking. 6 5% -

Concerned about the capacity of medical facilities. 6 5% -

Commented on the need for additional sports facilities. 7 6% -

Concerned about traffic in Cullompton. 16 13% -

Concerned about the impact on Cullompton High Street. 5 4% -
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1. The proposed masterplan document sets out a series of guiding 
principles which should be followed in drawing up detailed planning 
applications. These guiding principles are set out in the draft 
masterplan and relate to urban design, movement and transport, 
landscape, open space and recreation, socially equitable, economy 
and employment, energy and resource efficiency and character. Do you 
agree with the proposed guiding principles as set out?

Guiding principles

You said: You agreed with the guiding principles but were concerned that the 
developers would not keep to these principles. You were concerned whether 
there would be a contingency to complete the work should the developers 
default on their payments.  

We did: The NW Cullompton masterplan will be adopted as a 
supplemental planning document which will carry weight in planning 
decisions and guide developers in making their outline and reserved 
matters applications.  At the planning application stage the developers 
will be required to enter into Section 106 legal agreements in respect of 
their obligations.

Parking

You said: Each dwelling should have parking for at least two cars, with larger 
homes having additional parking provision.

We did: We will expect reserved matters applications to demonstrate 
a suitable level of parking for the size of the dwellings, compliant with 
policy DM8 of the Local Plan 3 Development Management Policies.

Transport 

You said: The road should be constructed first and should not interfere with 
St George’s View.  A southern link to the motorway should be put in place first 
before any building to ease congestion through the town.

We did: The development will need to pay for the new road through the 
site via the sale of development land. It is not viable to deliver the road 
fully in advance of any development. The proposed funding mechanism 
will ensure that the new road comes forward as early as possible and 
in advance of the previously approved planning policy for the site.  
Without the access through St George’s View, the road would take longer 
to construct and complete as its funding would be reliant upon house 
sales.  The development is expected to contribute financially towards the 

provision of the town centre relief road, but will not be able to fully fund 
it. It is also expected to provide traffic calming measures on Willand Road.  

Other comments

You said: The land set aside for youth, children and other community uses 
appears to be only 1ha.  Given the increased numbers of homes, this should 
be increased.  

We did: Planning policy for the site requires a 1ha site for youth, child 
and other community uses. This will be supplemented by open space, 
sports and recreation provision including part off site to supplement an 
existing sports provider in Cullompton. A community health garden is 
also proposed on site.  

You said: There will be extra water run off of from the proposed development 
which may cause flooding. 

We did: The masterplan incorporates the requirement for a sustainable 
urban drainage system to deal with surface water run-off. It will be 
designed to reduce run-off below those existing on the site.  There will 
also be a requirement that this drainage system is adequately maintained 
in the future.

You said: Is there a strategy to ensure sustainable economic development so 
that Cullompton does not become a huge commuter town?

We did: Additional employment floorspace is being included within 
the development and through other measures employment floorspace 
is being allocated in other parts of Cullompton. Occupiers of the new 
development will increase economic activity and spend in the town. 

You said: Provision should be made for self-build homes.

We did: The Government is likely to make self build a national planning 
requirement on residential sites and the Council is currently updating its 
own planning policy on this. We expect a range of housing types to be 
provided and the masterplan now requires consideration of self build as 
part of this. It is expected that once revised policies have been adopted 
this will become a requirement to be secured at the planning application 
stage. 

2. The proposed masterplan envisages 1120 houses, 10,000sq metres 
of employment floor space, a primary school, community centre, 
local centre, at least 5 gypsy and travellers pitches and more than 28 

hectares of green infrastructure including sports pitches, equipped 
play areas and allotments. Do you agree with the proposed uses? 
Do you agree with the location of the proposed uses as set out in the 
framework plan in the draft document?

Play areas

You said: Existing play areas could be closed and yet the new developments 
are going to have some. Small play areas are expensive to maintain and are 
not at all imaginative for children. Would like to see accessible open spaces 
for picnics and leisure use.

We did: The masterplan includes a large area for sport and recreation 
including play space near the primary school on Rull Hill. The masterplan 
proposes to concentrate play provision in fewer, larger sites that will be 
more sustainable in the future and provide greater play value compared 
with more, smaller sites. The proposed hilltop park will allow for a range 
of informal recreation.

Sports facilities

You said: You wanted more facilities for rugby and dual use facilities for 
community and school uses.  Locating a sports field on the top of a hill will 
make it difficult when wet and windy.  There should be a town swimming 
pool provision as a therapy and leisure pool.

We did: Scheme promoters are in discussions with existing sports 
providers in the town.  The masterplan expects that part of the formal 
sports provision will be provided off site. We expect that at planning 
application stage an additional sports pitch will be secured off site for 
an existing sports club. Dual use of the sports facilities at top of Rull Hill 
between the school and community will be sought. There is currently no 
planning policy basis to require the provision of a swimming pool site or 
funding from this development in addition to other sports provision. In 
response to Town Council comments, the masterplan recognises that a 
multi-use games area could be part of the sports facilities to be provided. 

Capacity of medical facilities

You said: You were concerned that no new medical facilities are proposed to 
cater for the additional residents.  You wanted to see the provision of a 1 acre 
community garden attached to the College Rd Surgery and Integrated Health 
Centre.
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We did: New doctor’s surgeries are delivered through clinical 
commissioning groups and could be accommodated within the local 
centre area of the site if sought by such a group. The masterplan has been 
amended to include a community health garden adjacent to the existing 
medical centre on Willand Road. 

Location of School

You said: The position of the primary school adjacent to the main link road is 
too dangerous for young children.  The school is not in a central location to 
the town. 

We did: The most appropriate site for the school was considered at the 
first consultation stage as a key issue and received support at that stage 
including from the Town Council.  The school is in an accessible location 
central to the new development and the northern part of the town, 
which it is primarily intended to serve.  The design stage will consider 
safety issues and it is expected that appropriate pedestrian crossing and 
speed reduction measures will be provided around the school site. 

Other Comments

You said: The location should be on the eastern side. Then all extra traffic 
could access the motorway without affecting existing residents.  The scale 
of the development is too large… There is a risk of yet more large blocks 
of indifferent housing bolted in an unwieldly fashion onto the existing 
community.  The residential development immediately south of Rull Lane 
and north of the proposed allotments and school is inappropriate and 
should be replaced with further community orchards and allotments.

We did: The location and scale of the development has already been set 
within adopted planning policy.  This masterplan is intended to guide the 
development so that it does not become a “bolt-on”, but a comprehensive 
and well-planned new urban extension that respects its surroundings 
and integrates well with the existing town. The masterplan sets out as 
series of guiding design principles that will inform subsequent planning 
applications.  Allotments and open spaces have been incorporated into 
the masterplan. 

3. The Council must ensure that infrastructure is provided in a timely 
manner alongside the development, without making the development 
unviable. Of the infrastructure that the development is expected to 
provide, the masterplan looks to prioritise the delivery of a primary 
school site and the new road that will link Willand Road with Tiverton 
Road. Do you agree with the prioritisation of the primary school and 
the road? 

You said: You agreed to the prioritisation of the road construction and the 
link to the school, however, you wanted to see the infrastructure in place and 
funded before building starts. You wanted to see a wide road to allow buses 
and cars to pass and to discourage parking on the pavements.  You thought 
a safer route would be to link into the development from the Willand end 
of Millenium Way and were concerned that the use of Willand Road would 
cause congestion and have a negative impact on both house prices and 
saleability.  

We did: The masterplan prioritises the construction of the road, including 
the link to the school in order to reduce impact upon the town centre. 
The road will be designed to Highway Authority standards so that it is 
wide enough to allow buses to pass freely. It will need careful design, 
particularly residential parking arrangements, to ensure that all road 
users are catered for and that speeds are kept low and communities 
are not segregated by the highway. The route has also been carefully 
considered and takes into account the existing contours of the land and 
the difficulty of crossing Rull Lane which would be required to exit the 
development further north. Traffic calming measures are proposed on 
Willand Road to reduce traffic impact and encourage use of Millenium 
Way as an alternative route to the M5. 

4. In order to reduce the time taken to build the road linking Willand 
Road with Tiverton Road it is proposed to construct it from both ends at 
the same time and then join these ends together. This will require the 
formation of a temporary vehicular access from St George’s View which 
would be closed to vehicular traffic when the road opens.

Use of St George’s View as a temporary access route

You said: Residents of St George’s View were opposed to it’s use as a 
temporary construction access due to a number of reasons, including safety, 
the narrowness of the road, impact on quality of life and on health and 
well-being of residents, and devaluation of property.  You were concerned 
that the anticipated 2-3 year timescale would not be kept.  You considered 
that development could be started at each end, avoiding the need to use St 
George’s View.

We did: We have carefully considered the need to use St George’s View 
again. However, this is the only way of achieving funding for the road 
and hence its delivery at this stage in the development. The alternative 
is later road delivery with more development traffic using the existing 
highway network through the town centre until then. The masterplan 
proposal seeks to ensure the road comes forward as a priority which is of 

primary concern for the wider town.  The masterplan makes it clear that 
traffic management measures will be expected (to be agreed at planning 
application stage) to reduce impact upon St George’s View residents and 
that the temporary access is to be closed to vehicular traffic once the new 
road is open for use. 

Removal of the Tree on St George’s View

You said: You were opposed to the removal of the oak tree which is 60 years 
old, has a tree preservation order on it and is home to wildlife.  You did not 
think that removal of the tree was acceptable for a temporary access.

We did: The greater overall benefit to Cullompton in the earlier delivery of 
the road is considered to outweigh the loss of the tree. It is expected that 
replacement planting will be required. 

5. The proposed masterplan sets out trigger points for when 
infrastructure is expected to be delivered. Do you agree with the trigger 
points suggested in the draft masterplan for the following key areas?

Access and transport

You said: This many more houses will need better access to the M5, a railway 
station and an improvement to traffic in Cullompton town centre.  Problems 
with access to Junction 28 and traffic issues in the town centre should be 
resolved before building new houses.  It is worrying that the masterplan 
states that the transport assessment will need to demonstrate the impacts 
on Tiverton Road are acceptable.  It would be safer for the new road to link 
directly into the roundabout at the Willand End of Millennium Way.

We did: Work has already been carried out to improve the capacity 
at Junction 28 and already accounts for traffic from 1100 houses and 
employment development on this site. Infrastructure improvements are 
funded by development.  The new road will complete an alternative route 
to the town on the eastern side without reliance upon the town centre. 
At the northern end, traffic calming will encourage use of Millenium Way 
to access the M5 rather than through the Willand Road / Station Road 
junction. The development is also expected to contribute financially 
to the proposed relief road to the east of the town centre. Transport 
assessment and modelling has taken place as part of the masterplan 
process to demonstrate that the impact of traffic associated with the 
development incorporating measures such as traffic calming and it’s 
phasing on the existing highway network is acceptable. More information 
on this will also be expected at the planning application stage. 

Setting the Scene

1.7 Second Round Public Consultation Feedback
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Education

You said: The County Council would expect the freehold of the land to be 
transferred prior to the commencement of development to ensure that the 
school can be delivered at an early stage.

We did: The freehold of the land will legal right of access will be 
transferred to the County Council before the start of the development in 
order to ensure the primary school can be delivered early.

Community building

You said: There is difficulty in keeping existing community venues open and 
running.  Why provide further community facilities rather than promoting 
existing ones?  

We did: The proposed development is expected to result in an increased 
population of approximately 2,500 people. At the heart of the scheme 
will be the new primary school, community facilities and hilltop 
park concentrated together in the same area. Given the scale of the 
development this is needed and its accessible location in the heart of 
the urban extension will encourage walking and cycling rather than car 
movements. 

Green Infrastructure (GI)

You said: The proposals provide very little GI between the school and the 
current town centre. Surely this should be the area where the GI of the 
allocated land is sited.  Why is there so much Green Infrastructure, as all 
of the adjoining areas to the development are green.  The allotments, 
community facilities and composting scheme should all be on one site.

We did: The GI provision follows existing topography and natural features 
and provides connectivity of green areas across the site and into the 
wider countryside.  It also provides for a range of open space types 
and recreation / leisure uses, sustainable drainage systems and wildlife 
corridors with a concentration at Rull Hill. The masterplan provides for 
allotments and recognises the potential for a community composting 
scheme. 

Gypsy and traveller pitches

You said: The area chosen would appear to be the best location for a gypsy 
and traveller site.  However, it will need to be well designed for the purpose 
intended.  Concern was raised about the provision of such pitches.

We did: The design of the gypsy and traveller pitches will be determined 
at reserved matters stage but will meet the required standards. There 
is a proven need for additional gypsy and travellers pitches as part of 
affordable housing and it is a planning policy requirement.

Other comments

You said: Timescales and trigger points appear vague as they refer to stage 
progress and not timescales.  What penalties are there for not meeting 
timescales?

We did: Whilst we can predict when the construction will commence or 
how long developers may take to build, it will in part be dependent upon 
the housing market and economy.  The development is expected to be 
built out over 10 years. Over such a timescale, trigger points are more 
effective if they relate to stages in the process. The phased approach 
sets out what infrastructure will be provided, at what stage of the 
development.

6. The proposed masterplan identifies that the development is expected 
to come forward in 2 phases. Do you agree with the proposed phasing?

You said: The phasing is generally supported, except that residents of St 
George’s View object to its use.  Bringing the infrastructure forward early is 
essential for the town and any agreed phasing should be legally binding. 
All of the land required for the link road should have completed contracts 
before it even starts. Ideally the land should be purchased to avoid any one 
plot not becoming available. The increase in the trigger for the full link road 
from the occupation of 300 (in the previous version of the masterplan) to 
500 dwellings before the completion of the link road is concerning and not 
apparently supported by evidence.

We did: The masterplan phasing will be taken into account at the 
planning application stage and will form the basis for planning 
conditions and legal agreements. Mid Devon District Council will have 
step in rights to access the money for the road in order to ensure its 
delivery if progress were to stall. The amendments to the triggers for 
highway infrastructure provision are necessary to achieve the road 
within 2-3 years. The build out of 500 dwellings is not expected until 
year 5-6. The 2-3 year timescale for the road equates to the build out of 
approximately 160 dwellings or less. 

7. Any other comments about the draft masterplan?

Community Health Garden 

You said: A community health garden would be a great asset to the 
community for a number of reasons including health, education, social and 
environmental.  This kind of initiative is vital for the future and in the best 
interests of patients.

We did: The masterplan has been amended to include land for a 
community health garden.

Visual impact

You said: A large number of homes constructed will destroy the rural feel of 
the area.  The development will have a large visual impact on Bradninch, but 
the provision of green areas and parks may ameliorate that.  The boundaries 
of the hilltop park should be extended and any residential development near 
the park should be bungalows to avoid compromising the skyline.  The visual 
impact at a high level on the steep slopes of Rull Hill and St George’s View 
would appear inconsistent with existing development.  The quality of the 
development must be controlled and should not be put up too cheaply and 
without adequate space.

We did: The masterplan sets out the vision for the development which 
includes broad areas for development and open spaces, including 
significant open space at the top of Rull Hill.  Further design work will 
be done to identify character areas and set appropriate densities, scales 
and designs of dwellings.  The masterplan sets out expectations for high 
quality design and includes design principles.

Other comments

You said: The effect on the use of surrounding residential roads as short cuts 
by construction traffic and new residents should be considered.

Response: Construction management plans to reduce the impact of 
construction traffic will be conditioned as at the planning application 
stage.
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A clear design process that ensures continuity, a comprehensive 
approach to design, and a focus upon quality, is an important pre 
requisite of ensuring that a successful neighbourhood is designed and 
built. This will require attention and flexibility throughout the period of 
delivery.

The design process outlined here proposes an approach for achieving 
these objectives and therefore a better foundation for securing a 
successful new place.

The preparation of more detailed design information comprising urban 
design and architectural principles prior to the submission of detailed 
proposals will ensure that there is a consistent approach to the design of 
key structuring elements across the North West Cullompton area. These 
elements will build upon the principles established in this document and 
come together to shape the overall character and appearance of the area. 
The detailed design information referred to above will not necessarily 
restrict variety if it is felt to be appropriate but will ensure that the area 
feels like an integrated community.

The involvement of an independent Design Review Panel in scrutinising 
the quality of detailed designs as they come forward, at one or more 
stages in the design process, will provide invaluable support to MDDC 
as they make planning decisions. MDDC will expect landowners and 
developers to follow the prescribed design process which is adopted as 
an integral part of this SPD.

The development framework plan will illustrate in greater detail the 
development form for the whole of North West Cullompton.

1.8 Design Process

1. Mid Devon Local Plan: 
Core Strategy
July 2007

2. Allocations and 
Infrastructure DPD 
October 2010

3. Development 
Management Policies
October 2013

Adopted SPD Masterplan 
relating to North West 
Cullompton

Masterplan SPD

Content
• Vision
• Concept
• Guiding principles
• Framework Plan
• Phasing and delivery

Consultation
• 2 stage public consultation 
• Stakeholder workshop

 Local Planning Policy Context Masterplan SPD

Setting the Scene

Framework Plan

Content
• 1:2500 scale plan 

covering the entirety 
of the site. The 
development framework 
plan shall illustrate a 
further level of resolution 
in terms of development 
form.

Development Framework 
Plan: Integral part of 
Design and Access 
Statement accompanying 
outline applications. 

Outline Planning Applications

Outline Planning Applications

Content
• Illustrative plan
• Design and Access 

Statement to include 
proposed character areas, 
street/space typologies, 
alternative design 
approaches, sample blocks 
and key areas

• Identify how masterplan 
principles are met

• MDDC validation 
requirements

• Environmental Impact 
Assessment as appropriate

Consultation
• Pre application consultation
• Planning application 

consultation

Outline Planning 
Applications

Outline Planning Applications
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Design Review Panel

In order to ensure that the 
quality of design remains 
consistently high throughout 
the period of delivery it is 
important that the different 
stages in the design process 
are scrutinised by suitably 
qualified design professionals 
(e.g. The Independent Design 
Review Panel Devon).

Design review should have a 
role in overseeing the content 
of the design principles 
and in reviewing detailed 
development proposals to 
ensure that they are consistent 
with the objectives of policy 
and the SPD masterplan.

A Design Review Panel could 
be involved at various stages.

Urban design and 
architectural principles - 
Illustrative content

• Character analysis and 
identification of character 
areas

• Reinforcing the structure
• Block types and principles, 

parking, boundaries, 
public realm codes 
for character areas, 
architectural guidelines

Consultation
• Public Consultation
• Stakeholder workshop

Reserved matters and full 
planning application

Content
• Detailed design in 

accordance with MDDC 
validation requirements.

• Demonstration of 
compliance with policy, 
SPD masterplan, and 
the urban design and 
architectural principles.

• Environmental Impact 
Assessment (if required at 
this stage)

Consultation
• Pre application 

consultation
• Planning application 

consultation

Phased Delivery

To be developed in a number 
of phases in accordance with 
agreed phasing programme 
and delivery of community 
and transport infrastructure.

Monitoring and Review

Review effectiveness of 
design process to ensure that 
successful built development 
is being achieved. Adapt 
guidance as appropriate and 
in accordance with changing 
circumstances.

Design Review via Panel 
with role in scrutinising the 
North West Cullompton 
proposals

Illustrated urban design 
and architectural principles 
to establish where 
continuity of approach 
is required across the 
masterplan area. Building 
upon the SPD and outline 
proposals

Reserved Matters and 
Detailed Applications

Phased Delivery Monitoring and Review

Design Review Panel Design Principles Detail Design Delivery Review



Se
tt

in
g

 t
h

e
 S

ce
n

e



Sett ing the Scene

2 .0  About  the S i te
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Proximity to Surrounding Settlements

2.1 The Site and its Location

Connections, Access and Movement
Cullompton is located towards the East of Mid Devon and lies just off 
Junction 28 of the M5, providing good links to nearby cities such as 
Exeter and Bristol. Other main roads include the A373 to Honiton and 
the B3181 to Exeter. It is approximately equidistant between Exeter to 
the south and Taunton to the north west. The proximity of the town to 
the motorway ensures that Cullompton has good access and as a result 
is a popular commuter town. The nearest railway station is at Tiverton 
Parkway - a short drive away. 

For full existing connectivity mapping see chapter 6.3.

The Town
The population of the town is approximately 8500. The town centre is 
popular, vibrant and has a distinct and cohesive historic character. There 
is a mix of retail in the town centre, with local  shops along the high 
street. There are also two supermarkets in Cullompton.

A number of recent new residential developments have occurred in the 
town; furthermore, the Local Authority has indicated in the Local Plan 
that new housing is acceptable and has allocated land for this. 

Location of the Site
The location of the site to the North West edge of Cullompton has been 
identified as a suitable location for an urban extension of the town. 
The western boundary of the site is formed by hedgerows, the eastern, 
by Willand Road,  the southern by hedgerows and development and 
Tiverton Road, and the northern by a stream. 

Topography
The town of Cullompton sits roughly at 70m above sea level. The most 
notable elements of the topography around the site are three hilltops, 
the highest of which is Rull Hill that reaches 95m. St Andrew’s Hill - an old 
Roman Fort - reaches 86m. These hilltops are visible from all directions 
making the site extremely visually sensitive. 

See chapter 6.6 for more details. 

CULLOMPTON

TIVERTON

EXETER
14 miles
30 minutes by car
40 minutes by bus

to BRISTOL
65 miles
1hour 20 minutes by car

Exeter International
Airport

Tiverton Parkway
Nearest Railway Station 
10 minutes by car

TAUNTON
19 miles
35 minutes by car

D E V O N

S O M E R S E T

Roads

County Boundary

Train

Train Station

Airport

Settlements

Setting the Scene
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Location Plan

Kentisbeare

Honiton road A373

Ash Thomas

M5

Willand

River Culm

B 3440

Smithincott

Brithem Bottom

Tiverton road

Butterleigh

2 km

3 km

1 km

N

B3181

Flood Zone

River Culm
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At the time of writing the site is split between a number of land 
ownerships. The land is also split between three land promoters: PM 
Asset Management, Codex Land, and Persimmon Homes. 

The diagram to the right shows the extent of control of the three land 
promoters via agreements entered into with land owners. 

Whilst the pattern of land ownership is diverse, the masterplan provides 
a framework within which each parcel of land can contribute towards the 
delivery of the wider whole. In order for this to be successful different 
land owners will need to have regard to the role of their land within the 
wider masterplan and the need to achieve a coordinated approach to the 
development and delivery of associated infrastructure. Vital to this is an 
integral approach to phasing and implementation of the development. 
Proposals for this are set out in Section 5.

In order to deliver a successful new neighbourhood for Cullompton, 
this document provides land owners and future developers with a clear 
understanding of what will be expected of them by MDDC when they 
prepare their proposals.

There are parcels of land within the allocation that do not fall within 
the control of the land promoters. These are parcels which have either 
already been developed, have been used for the cemetery extension, 
currently being used for allotments, or where the land owner has either 
not brought their land forward for development or participated in the 
masterplanning process. These areas (coloured in pink), have not been 
included in the framework plan (which can be seen in chapter 4.1). 

2.2 Land Control

Setting the Scene
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Setting the Scene

2.3 Site Constraints & Opportunities

Extensive, detailed surveys have been carried out, which have informed 
the masterplanning process. A summary of all the findings can be found 
in the appendix to this document. 

The following constraints have been identified as they are of particular 
importance to this site and have the most significant impact upon 
the overall shape of the plan and amount of development that can 
reasonably be achieved.

Topography

The visual impact of the site as a result of the three hilltops within and 
near to the site is something that will have to be addressed in detail 
through this masterplan and at the planning application stage. 

The steep gradients surrounding these hills will require careful planning 
in order to minimise impact on the environment and to achieve 
acceptable gradients for housing, roads and footways. 

See chapter 6.6 for the existing topography and gradients.

Hydrology

About half of the site sits within a Critical Drainage Area where surface 
water runoff will need to be carefully considered at design stage so as 
not to increase flood risk elsewhere. The stream running through the land 
in between Rull Hill and St Andrew’s Hill has a narrow floodplain, which 
must remain undeveloped.

See chapter 6.8 for a hydrology constraints drawing. 

Connectivity and Movement

The site is positioned with good access to Tiverton Road, the B3181 to 
Exeter and the M5. However, a north west link road with connections 
to Tiverton Road and Willand Road is required in order to minimise the 
impact of traffic on the town centre and to address air quality issues. 

There are three bridleways running through the site that will be retained. 

See chapter 6.2 and 6.3 for the existing connectivity.

Ecology

The habitats on the site include stream and ditch corridors, mature trees 
and species rich hedgerows. A protected species survey found that bats, 
dormice, badgers and nesting birds can all be found on the site. Several 
hedgerows on the site are classified as ecologically important under The 
Hedgerow Regulations 1997 due to the presence of dormice. 

These ecological constraints will be important in shaping the location, 
form and density of the development in relation to green infrastructure 
areas. 

See chapter 6.7 for the ecology surveys and existing site constraints. 

Heritage

The site is located in an area of prehistoric and Romano British activity 
together with an Ancient Monument to the south on St Andrew’s Hill. 
Early implementation of detailed archaeological investigation will 
allow any potential constraints to be identified and allowed for within 
subsequent planning applications. Any significant heritage assets 
identified by such investigation could constrain development. Design 
and layout will need to have regard to potential archaeological interest. 
There are also listed buildings in the vicinity of the site. The setting of 
heritage assets will also need to be taken into consideration. Consultation 
with Historic England will be required. 

The setting of the new road in the landscape, boundary treatment and 
retention of natural features and existing screening will assist in the 
reduction of impact of the new development upon the setting of nearby 
heritage assets including nearby listed buildings at Growen Farm, Little 
Rull, Paulsland Farmhouse and those associated with the cemetery. 
The location and planning out of green infrastructure will also assist in 
reducing impact upon the setting of heritage assets. A comprehensive 
assessment of proposals upon cultural and heritage assets together 
with settings assessments will be required as part of the Environmental 
Statement supporting planning applications.

Development Area

The planning policy allocation for the site identifies areas for 
development and areas for green infrastructure. The site constraints 
mean that the amount of development identified for the site will be 
difficult to achieve within this area. The ability of the development to 
provide the necessary infrastructure would most likely be compromised 
as a result. This masterplan provides an opportunity to reassess the 
boundaries between the development areas and green infrastructure in 
order to deliver 1100 homes and fund infrastructure. The requirement for 
32 hectares of green infrastructure can still be achieved. 

Opportunities

Development of the site provides an opportunity to improve highway 
links on the northern side of Cullompton, connecting Millennium Way/
Willand Road and Swallow Way without going through the town centre to 
the benefit of air quality and helping to address congestion. The site will 
provide a range of community benefits including a new primary school 
and early years education provision. One of the key elements of the site 
is the potential for delivering 28 hectares of strategic green infrastructure 
to the benefit of not only new residents of the site but also residents of 
wider Cullompton. Affordable housing will assist in addressing housing 
need in the area. 
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Achieving a  Qual i t y  Place

3 .0  Development,  Vis ion and Concept
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3.1 The Vision

Achieving a Quality Place

2040. Living in North West Cullompton means being able to enjoy the 
best of both worlds: enjoying the best of Devon rural living, while also 
being close to the heart of Cullompton with its associated facilities, 
employment and leisure opportunities.

The rejuvenated High Street offers everything you would expect from 
a bustling Devon Market town but with excellent access onto the 
M5 means working in Exeter, Tiverton, Taunton and beyond is very 
convenient. 

What really sets this place apart though is the large areas of parkland, 
leafy streets and pastoral feel to the place. The focal point being the 
primary school, park and community sports centre at Rull Hill.

The parks have community allotments, orchards and places for 
incidental play. Well connected foot and cycle paths connect town 
and country, maximising views to the surrounding countryside from 
the hilltop parks. 

The hilltop parks are connected by wildlife corridors, rich in ecology 
and form an attractive and safe route to the local centre where you 
will find convenient shops and employment opportunities. From here 
access to the High Street and the rest of town is all within walking 
distance.



35

Precedent Images Capturing the Vision
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3.2 Development Concept

Achieving a Quality Place

The Hilltop Concept

The concept layout for the site has been driven by the dominant 
landscape features across the site, namely the three hilltops. Parks 
situated at the top of these three hilltops will afford great views across 
the Culm Valley and beyond towards the Blackdown Hills. At these 
vantage points various community uses, a school, public open space 
and sports uses have been located. The parks are linked by a network of 
footpaths and cycle paths following the lines of the existing vegetation 
that is retained and enhanced to provide a key ecological habitat. Green 
infrastructure including public open space will create a green network 
connecting the neighbourhood together and will give it a distinct 
identity. The site is accessed by the link road that connects the Tiverton 
Road through to the Willand Road connecting the neighbourhoods and 
establishing a clear road hierarchy through the site. Development has 
been shaped around the green infrastructure set within a clear hierarchy 
of streets and spaces establishing their own character areas and identity.

Development Concept

The concept layout for the new neighbourhood has three key 
components which has created the structure for successful place making 
and a compliant master plan (concept explained with diagrams on 
opposite page). These three key components are:

• Three hilltops and green infrastructure

• Access and permeability

• Development and place making

A mixed use neighbourhood centre – At the centre of the southern 
area, well connected and easily accessible by existing and new residents. 
The neighbourhoods centre will have a public space focused on the 
proposed link road with uses that could include shops a care home, 
bus stop and dedicated pedestrian links into town and out into the 
countryside.

A new primary school – The heart of the new neighbourhood will be 
at the top of Rull Hill around the school, community uses, and hilltop 
park. The school is well connected along the link road with dedicated 
pedestrian links from the Willand Road and surrounding residential areas. 
The proposed sports pitches, community  orchards, allotments, children’s 
play space and large areas of public open space will provide a healthy 
and active focal point for the wider area.

Employment areas – The employment areas are located in the north of 
the site to provide good access to the M5 and avoid bringing lorries into 
the residential areas, and at the local centre serving local needs. This site 
will provide much needed employment for the area.

Public open space – Public open space links all the various parts of 
the neighbourhood together and provide a visual and public amenity 
promoting sustainable transport within the area and a active and healthy 
life style. Sporting facilities, community uses, allotments, orchards, play 
spaces and public open space are all well connected by a network of 
footpaths and cycle paths. Existing vegetation has been retained and 
enhanced to improve the ecological potential of the site.

Residential development –Residential development is located 
around the three focal points of the site forming distinct character 
areas. Development is shaped to provide enclosure and definition to 
spaces where needed, at a density appropriate to its proximity to the 
neighbourhood centre and edge of settlement. A variety of housing 
types and styles and tenures should be provided helping to meet 
housing need and ensure that a balanced community is developed. 
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2. Access and Permeability

a. A hierarchy of streets are introduced around the link road that 
connects the Tiverton and Willand Roads.

b. Existing public rights of way are retained and connect into a 
permeable network of foot and cycle paths.

3. Development and Place Making

a. Appropriate areas of development are introduced, shaped 
around the green infrastructure, minimising visual impact. 
Development is created within a clear hierarchy of streets and 
spaces establishing their own character areas and identity.

b. Place making is reinforced with the introduction of the local 
centre, school and employment uses, creating a sustainable 
neighbourhood.

N

1. Three Hilltops and Green Infrastructure

a. Parks are proposed at the top of the hills 

b. Parks are linked via green infrastructure, forming the key 
structure to the site.

c. Connections are made into the existing green infrastructure 
on and around the site maximising ecological and hydrological 
potential

a

a

a

a

a

b

b

bb

b

b

b

c
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Achieving a Quality Place

3.3 Guiding Principles

This section draws together the planning policy aspirations from the 
AIDPD and the key messages from the vision into a series of guiding 
principles informed by the development concept and from which the 
subsequent masterplan will be drawn. Any policies noted are from Mid 
Devon District Council’s Allocations and Infrastructure Development Plan 
Document (AIDPD), January 2011. 

The Guidelines set out are:
A: Urban Design
B: Movement and Transport
C: Landscape, Open Space and Recreation
D: Socially Equitable
E: Economy and Employment
F: Energy and Resource Efficiency
G: Character

Guiding Principle A : Urban Design - Placemaking and 
Quality Design

The development should be designed in accordance with best practice 
in urban design and should respond to guidance. Building for Life 12 and 
Safer Places criteria which remain relevant to creating attractive, liveable 
places that respond to their context. 

Site context: integrating into the surrounding

A1 Connections

The scheme should integrate into its surroundings by reinforcing existing 
connections and creating new ones; whilst also respecting existing 
buildings and land uses along the boundaries of the development site.

A2 Facilities and Services

The development should provide and have close links to community 
facilities, such as shops, schools, workplaces, parks, play areas, pubs or 
cafés appropriate to the scale of the development.

A3 Public Transport

The scheme should have good access to public transport to help reduce 
car dependency.

A4 Meeting Local Housing Requirements

The development should have a mix of housing types and styles and 
tenures that suit local requirements and needs, ensuring a balanced 

community. 

Creating a place

A5 Character

The scheme should create a place locally inspired by the characteristics of 
Cullompton and its immediate surroundings with the aim of achieving a 
high quality environment.

A6 Working with the Site and its Context

The scheme should take advantage of existing topography, landscape 
features (including watercourses), wildlife habitats, existing buildings, site 
orientation and micro-climate.

A7 Creating Well Defined Streets and Spaces

New buildings should be designed and positioned with landscaping to 
define and enhance streets and spaces. They should also be designed to 
turn street corners well.

A8 Easy to Find your Way Around

The development should be designed to make it easy to find your way 
around, through a good network of pedestrian, cycle, vehicular routes, 
and through nodal areas, such as the local centre, the school etc. 

Street & Home

A9 Streets for All

Streets should be designed in a way that will encourage low vehicle 
speeds and allow them to function as social spaces.

A10 Car Parking

Resident and visitor car parking should be sufficient and well integrated 
so that it operates functionally whilst not dominating the character of the 
development. 

A11 Public and Private Spaces

Public and private spaces should be clearly defined and designed to 
be attractive, well managed and safe with long term maintenance 
arrangements.

A12 External Storage and Amenity Space

Adequate external storage space for bins, recycling, vehicles and cycles 
should be provided. 

Safer Places

A13 Access and Movement

The scheme should have well defined routes, spaces and entrances that 
provide for convenient movement without compromising security;

A14 Natural Surveillance

Proposals should ensure that all publicly accessible spaces are well 
overlooked;

A15 Ownership

The development should promote a sense of ownership, respect, 
responsibility and community;

A16 Physical Protection

The neighbourhood should include any necessary, well-designed security 
features;

A17 Activity

The scheme should be designed to ensure that the level of human 
activity is appropriate to the location and creates a reduced risk of crime 
and a sense of safety at all times;

A18 Management and Maintenance

The place should be designed with management and maintenance in 
mind, to discourage crime in the present and the future.

A19 Structure

The scheme should be designed to reduce the potential for conflict 
between different uses. 
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Photo looking down the High Street in Cullompton

Guiding Principle  B: Movement and Transport

Policy AL/CU/2 sets out the requirements for transport provision to 
support the urban extension and specifies a series of enhancements 
including the provision of a new road suitable for buses linking Tiverton 
Road and Willand Road. The scheme will be required to ensure transport 
provision allows for accessibility for all modes of travel and will ensure 
pedestrian and cycle links both to/from the town centre and within 
the scheme itself. Existing public rights of way should be improved to 
aid accessibility. Bus service enhancements will also be required. One 
change is the lack of provision of a shared use path between Cullompton 
and Willand Road along the B3181 as requested in policy AL/CU/2. This 
is due to viability and difficulty in delivering it. With this exception, 
MDDC expects the requirement of this policy and the following guiding 
principles to be met. 

B1Sustainable Travel 

The scheme will have a network of movement corridors and connections 
with the existing town that ensures the promotion of sustainable modes 
of transport and the reduction of the need to travel by private motor car.

B2 Walkable Neighbourhood

The structure of the development should create a well connected and 
walkable neighbourhood focused around a mixed use neighbourhood 
centre. This should include good pedestrian and cycle connections 
throughout the area and provision for public transport.

B3 Street Hierarchy 

The scheme should have a clear and legible hierarchy of streets and 
spaces to respond to different travel and movement needs.

B4 Linking to Existing Areas

There should be strong links and connections between the existing 
community, adjacent neighbourhoods, Cullompton town centre and the 
new community.

B5 Pedestrian Routes

Where appropriate streets should be designed to provide pedestrian 
priority.  Provision should be made to enhance pedestrian connections.

B6 Cycle Routes

Provision should be made to enhance connections and the ability to 
travel by cycle.

For existing movement and transport maps see chapters 6.2 and 6.3.

Allocations and Infrastructure Development Plan Document (AIDPD), 
Mid Devon District Council, January 2011 

Policies relevant to Movement and Transport that the masterplan 
adheres to:

Policy AL/CU/1 (p. 105 of the AIDPD) North West Cullompton

A site of 74.8 hectares to the North West of Cullompton is allocated for mixed-
use development, subject to the following:

c. Transport provision to ensure appropriate accessibility for all modes.

Policy AL/CU/2 (p.107) Transport provision

a. Provision of a network of streets linking to the existing highway network, 
including a through route suitable for buses linking Tiverton Road to 
Willand Road;

b. Provision of bus, pedestrian and cycle routes at appropriate locations 
throughout the development, creating an attractive, permeable network 
for non-car modes travelling within, into and out of the area;

c. Cycle and pedestrian links to and from the town centre and within the 
mixed-use urban extension;

d. Provision of a shared use path between Cullompton and Willand along the 
route of the B3181;

e. Creation of footway and a shared use link along Millennium Way to allow 
access to retail and industrial estates;*

f. Implementation of Travel Plans and other non-traditional transport 
measures to minimise carbon footprint and air quality impacts.

g. Bus service enhancements within, into and out of, the mixed use urban 
extension;

h. Bus service enhancements between Cullompton, Exeter, Tiverton Parkway 
and Tiverton.

An element of this policy has been identified as likely to be unviable due to the 
limitations of viability and ability to deliver:

Policy AL/CU/2 (p.107) Transport provision

d. Provision of a shared use path between Cullompton and Willand along the route 
of the B3181;

Due to the limit in viability of providing these access links, alternatives  
have been explored such as the upgrading of Willand Road between the 
termination of the new link road and the town centre.  

*Policy currently requires the creation of a footway and shared use link along 
Millennium Way. The development will make contributions to necessary and 
justifiable improvements to the Millennium Way and Willand Road to be agreed 
with the Local Authority . It is expected that this will be tested at the planning 
application stage.
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3.3 Guiding Principles

Guiding Principle C: Landscape, Open Space and 
Recreation

Policy AL/CU/3 sets out policy requirements for green infrastructure 
including open space, sports and recreation provision and environmental 
protection and enhancement to support the scheme. The proposal seeks 
to provide at least 28ha of green infrastructure including hilltop parks, 
sports and recreation, children’s play areas together with community 
orchard and allotments. The extension of the cemetery is no longer being 
provided through the development scheme and it has been secured 
separately by the Town Council. Delivery of the green infrastructure is 
addressed in section 5.3 and 5.5. With the exception of the cemetery 
extension, MDDC will expect the requirements of policy AL/CU/3 and the 

guiding principles to be met. 

C1 Existing Character

The structure of the development should be shaped around the existing 
character and features of the landscape, reinforcing the qualities of the 
neighbourhood. Green infrastructure and open spaces should include 
information on the history of the area.

C2 Enhancing Existing Environment

Development should protect and enhance existing important fauna and 
flora across the site.

C3 Strong Story for Green Infrastructure

Development should ensure that landscape and open space is integrated 
into the new community, and is used to connect the various parts of the 
neighbourhood together, creating strong green links and corridors into 
the wider landscape. Existing public rights of way should be improved to 
aid accessibility.

C4 Multifunctional Green Infrastructure

The landscape and green spaces should be multi-functional, 
incorporating water attenuation (SUDS), food growing (allotments and 
orchards), informal, formal and children’s play and recreation (including 
sports pitches).

C5 Management 

Provision should be made for appropriate management regimes to be 
put in place to ensure ongoing maintenance and stewardship of the 
landscape areas and SUDS.

For existing green space conditions see chapter 6.7.

Achieving a Quality Place

Allocations and Infrastructure Development Plan Document (AIDPD), 
Mid Devon District Council, January 2011

Policies relevant to Green Infrastructure that the masterplan adheres 
to:

Policy AL/CU/1 (p. 105 of the AIDPD) North West Cullompton

A site of 74.8 hectares to the North West of Cullompton is allocated for mixed-
use development, subject to the following:

d. Environmental protection and enhancement.

Policy AL/CU/3 (p. 109)  Environmental Protection and Green Infrastructure

a. Measures to protect and strengthen trees, hedgerows and other 
environmental features which contribute to the character and biodiversity, 
maintaining a wildlife network within the site and linking to the 
surrounding countryside;

b. An area of 28 hectares for strategic Green Infrastructure, laid out and 
managed with an appropriate mix of public parkland, open space, 
landscaping and potential local nature reserve and including an extension 
to the cemetery;

c. Areas of equipped and laid out public open space, totalling 0.7 hectares of 
equipped children’s play, 2.8 hectares of sports pitches and 0.7 hectares of 
allotments;

d. Protection and enhancement where possible of all existing Public Rights of 
Way;

e. Provision of a Sustainable Urban Drainage Scheme to deal with all surface 
water from the development and arrangements for future maintenance;

f. A strategic landscaping and tree planting scheme to mitigate landscape 
impact, enhance biodiversity and the character of development and 
capture carbon;

g. Detailed archaeological investigation and measures to record, and 
where necessary, protect the archaeological interest of the site through 
appropriate design, layout and mitigation;

h. Design solutions which respect the settings of Listed Buildings within and 
adjoining the site.
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Guiding Principle D: Socially Equitable

This development will provide an extension to the existing town 
of Cullompton that needs to respect the wider town and the wider 
surroundings of the site. It should be designed to be equitable, balanced 
and fair.

D1 Employment and Community Uses

In the new neighbourhood there should be access for all to employment 
and community uses. A 1 hectare site will be provided for community 
uses and employment floorspace will be provided on site. Devon County 
Council advised that a dedicated youth support satellite unit is no longer 
required, but such services could be run from the community centre.

D2 Primary School

There should be access for all within the development to nursery and 
primary education. This should include 210 primary school places and 52 
early years education places. This should be within a site of 2.1 hectares. 
Wider opportunities should be available for secondary, further and adult 
education. 

D3 Health 

In the new neighbourhood there should be access for all to health 
facilities, either within the community or within easy reach.

D4 Usable Green Infrastructure 

Open space and landscape should be an integral part of the new 
community. Opportunities for food growing, safe walking and cycling, 
sports and play should be available to everybody.

D5 Housing Mix

The new neighbourhood should have a suitable balance and distribution 
of housing comprising homes of all types and tenures including; 
affordable housing (policy target 35% subject to viability) intermediate 
(shared equity) and social rented and at least 5 pitches for gypsies and 
travellers.

D6 Integrating with Existing Communities

The neighbourhood should be designed so that it respects and integrates 
positively with existing communities and so that they share the benefits.

For existing facilities and amenities see chapter 6.4.

Allocations and Infrastructure Development Plan Document (AIDPD), 
Mid Devon District Council, January 2011

Policies relevant to community and social issues that the masterplan 
adheres to:

Policy AL/CU/1 (p. 105 of the AIDPD)

a. 1100 dwellings with 35% affordable housing* to include at least 5 pitches 
for gypsies and travellers;

e. Community facilities to meet local needs arising;

Policy AL/CU/4 (p. 111) Community Facilities

a. A site of 2.1 hectares for a new primary school at no cost to the Local 
Education Authority;

b. A site of 1.0 hectares for youth, children and other community uses.

c. Construction costs for a 210 place primary school;

d. Provision for an additional 52 places at the new primary school for early 
years education;

e. Provision of a community building and an Integrated Youth Support 
Services satellite unit.

* the percentage of affordable housing is subject to viability
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Guiding Principle E: Economy and Employment

Policies AL/CU/1 and 6 set out a requirement for 40,000sqm of light 
industrial (B1) or other suitable employment floorspace to be provided 
during the plan period and phased in relation to the delivery of the 
housing and infrastructure. The amount of floorspace identified in the 
policy was considered too high in the Mid Devon Employment Land 
Review 2013. This recommended reducing the employment floorspace 
on this site to 10,000sqm in order to avoid over-supply in a single location 
and provide more flexible, wider opportunities elsewhere. In addition this 
will assist in overall development viability and infrastructure provision 
by maintaining levels of residential land. The masterplan therefore 
rebalances employment provision on this site. With the exception 
of amount of floorspace, MDDC will expect policy requirements for 
employment and the guiding principles to be met. 

E1 Visibility and connections

The scheme should integrate into its surroundings by reinforcing existing 
connections and creating new ones; ensuring employment land is 
located to give businesses the best chance of success. The scheme should 
provide accessible employment land in a high quality environment.

E2 Facilities and services

The employment land should be located (or be close to) residential areas, 
community facilities and amenities in the neighbourhood centre as well 
as being well connected to services in the wider town.

E3 Public transport

Employment land should be positioned so that businesses will be directly 
linked to the new and existing communities in order that people can 
walk, cycle and use public transport to get to work.

E4 Meeting local employment requirements

Enterprises in the scheme should where possible support existing 
business and the wider Cullompton economy helping to meet local 
requirements and need. The scheme should provide a varied range of 
employment opportunities from different sectors and at different scales.

E5 Character

The employment area should create a place that is locally distinctive and 
complements the wider scheme and its surroundings.

3.3 Guiding Principles

Achieving a Quality Place

Allocations and Infrastructure Development Plan Document (AIDPD), 
Mid Devon District Council, January 2011

Policies relevant to Employment that the masterplan adheres to:

Policy AL/CU/1 (p. 105 of the AIDPD)

b. 40000 square metres of B1 or other suitable employment floorspace.

The Mid Devon Employment Land Review recommends a reduction in the 
amount of employment at North West Cullompton from 40,000 sqm to 
10,000 sqm. (GL Hearn, 2013, Mid Devon Employment Land Review, p81.)

Guiding Principle F: Energy, Resource Efficiency and 
Air Quality

Policy AL/CU/1, 5 and AL/IN/6 set out requirements for carbon footprint 
reduction and air quality. Carbon reduction and low emission strategies 
will be required together with air quality assessment and mitigation. 
These issues are interlinked and will require a comprehensive approach 
covering construction and operational phases of the development. An Air 
Quality Management Area for Cullompton was designated in 2006 and an 
Air Quality Action Plan prepared which identifies measures to reduce air 
quality problems in the town centre, particularly through the provision 
of a town centre (eastern) relief road, the funding for which will be by 
developer contribution subject to agreement with MDDC. 

It is anticipated that reduced carbon levels will be achieved across the 
site through a combination of enhanced building fabric and provision 
of site renewables where appropriate. Policy currently requires 15% 
(rising incrementally to 20% by 2020) of the energy to be used in the 
development to come from decentralised on site renewables and/or 
low carbon sources (subject to viability). MDDC expects these policy 
requirements together with the guiding principles to be met and 
comprehensively considered. 

F1 Maximising Solar Access  

Development layout and massing should be designed to maximise solar 
access for domestic properties - allowing passive heating and maximising 
natural day lighting.

F2 Renewable Energy 

Streets, blocks, plots and buildings should be designed to maximise the 
ability for renewable energy technologies to be introduced. This can be 
achieved for example by providing south facing roof slopes, large south 
facing gardens and larger windows on the south facing elevations.

F3 Solar Control

Consider the design of streets and buildings to enable passive solar 
control - avoiding summer overheating and permitting the benefits of 
solar gain in winter.

F4 Fabric Efficiency 

Better buildings - buildings should be designed with high standards of 
fabric efficiency to reduce the requirement for space heating.

E6 Working with the site and its context

Employment land should be located on land that is generally flat to 
ensure that the larger floor plates of buildings can be accommodated 
satisfactorily from an environmental and viability perspective.

E7 Car parking and servicing

Car parking and servicing arrangements should be sufficient and well 
integrated so that it operates functionally whilst not dominating the 
character of the development.

E8 Creating well defined streets and spaces

New employment buildings shall be designed and positioned with 
landscaping to define and enhance streets and spaces. They should also 
be designed to turn corners well. 

E9 Legibility

The employment areas should be designed to make it easy to find your 
way around (legibility).

E10 Streets for all

Streets should be designed to take account of all transport modes and 
servicing and access requirements within an attractive street setting.

E11 Public and private spaces

Public and private spaces should be clearly defined and designed to be 
attractive with well managed and safe service areas. 

E12 External storage and amenity space

Adequate external storage space for bins, recycling, vehicles and bicycles 
should be provided. 
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F5 Energy Efficiency Controls

Consider the introduction of energy efficiency controls so that they are 
user friendly and can operated as they are intended by residents. For 
example provision of solar hot water.

F6 Water Management 

A water management strategy should be put in place across the scheme 
that ensures that SUDS and attenuation ponds are provided reducing 
flood risk and retaining run off within the site.

F7 Water Harvesting 

Water harvesting and reuse opportunities should be incorporated where 
possible.

F8 Drainage 

Opportunities to provide permeable surfacing of streets and landscape 
should be maximised.

F9 Minimising CO2 Emissions 

Scheme wide initiatives to minimise C02 emissions within the new 
and existing communities should be considered as part of a planning 
application together with the provision of associated infrastructure.

F10 Waste Recycling and Treatment of Waste

The scheme should be designed to reinforce the importance of waste 
recycling and the efficient treatment of waste.

F11 Sustainable Travel

The masterplan should be designed and delivered to ensure that 
residents and employees are encouraged to travel in the most sustainable 
ways. This should be achieved by distributing land uses, residential 
densities, public transport, pedestrian and cycle routes and community 
facilities in convenient and inter- related locations. Planning applications 
will need to address these issues and submit a comprehensive travel plan. 
Electric vehicle charging points should be incorporated. Proposals should 
also consider a wide range of green travel initiatives. This may include the 
provision of a car club scheme.

F12 Air quality

Development layout and connections should be designed to encourage 
sustainable travel via walking, cycling and public transport in order to 
reduce motor vehicle use and associated emissions. 

Allocations and Infrastructure Development Plan Document (AIDPD), 
Mid Devon District Council, January 2011

Policies relevant to Environmental Issues that the masterplan adheres 
to:

Policy AL/CU/1 (p. 105 of the AIDPD)

f. Carbon reduction and air quality improvements;

Policy AL/CU/5 (p. 113) Carbon Reduction and Air Quality 

a. Renewable and low carbon energy generation to provide a significant 
proportion of the sites energy use;

b. Measures to ensure that residents, employees and businesses are 
encouraged to travel in the most sustainable fashion, including Travel 
Plans, information, car clubs, lift sharing and infrastructure for low emission 
vehicles;

c. Measures to encourage the sustainable treatment of waste;

d. Measures to manage the impacts of construction.

e. Off-site tree planting;*

f. Energy improvements to existing buildings;

g. Other measures to capture or mitigate carbon emissions and air quality 
impacts from development.

* the masterplan provides 32.8ha of usable green infrastructure including strategic tree 
planting.

Guiding Principle G: Character

The scheme will be an extension to the existing town of Cullompton 
and as such it is important that its character and appearance is derived 
from this context. The development will need to take its inspiration from 
the character of the locality. During the design process, the Council will 
expect character analysis of the site, its surrounding and Cullompton 
itself in order to identify what features are locally distinctive and what 
should be reflected in the development. The Council expects the design 
and access statements at planning application stage to demonstrate 
an understanding of context, local character and explain how these are 
reflected in emerging proposals. A key document for this analysis will 
also be the urban design and architectural principles to be submitted in 
advance of reserved matters/detail application.

The challenge is to create a scheme that is inspired by the best of the past 
together with the site and its surroundings and yet is relevant to today’s 
requirements. This means creating a place with suitable densities, guided 
by sustainable design principles and responsive to the character of the 
site and locality. 

Structuring elements of the scheme will be informed by future character 
analysis. At this stage it is likely that these will include: a united and 
cohesive layout; making the most of natural contours and features; a 
green and leafy open character; a clear overall structure to streets and 
spaces; views to the surrounding countryside; retention of existing 
routes; open spaces and recreational areas; exiting trees and hedgerows; 
landscaped streets; rural character towards edge.
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Masterplan

The Masterplan provides a spatial representation of Cullompton’s new 
neighbourhood – a physical illustration of how the character areas, 
streets, parks and open spaces, land uses and transport corridors could 
be arranged in order to ensure that the vision, concept and guiding 
principles are delivered in the right way.

The plan is designed around a number of structuring elements that will 
define the quality and sense of place of the scheme. These are shaped 
and knitted together by the guiding principles.

Terms of the masterplan

The plan is illustrative and as such is designed to provide guidance 
about the quantity and location of different land uses as well as where 
key connections should be made throughout the scheme. The plan 
is intended as a flexible tool so that the shape of different aspects of 
the scheme can be designed in many ways to respond to different 
circumstances. The precise position and alignment of routes, shape of 
blocks, streets and open space will of course vary from what is illustrated 
in the plan.

A sustainable settlement

The plan has been shaped so that it provides a suitable foundation for 
achieving a sustainable development form. This is manifest in a number 
of the key characteristics of the proposed neighbourhood:

• The land uses are distributed so that the local centre and 
employment area are in easy walking distance of housing;

• The local centre will be well served by buses as it sits next to the 
proposed link road;

• A school and community facilities are at the heart of the 
neighbourhood, also served by buses;

• Housing is arranged in different densities with the highest along the 
new link road and lowest furthest out, near the open countryside;

• Opportunities are provided for community food production close to 
home in the form of allotments;

• Play, sports pitches and attractive parkland areas provide the basis for 
a healthy lifestyle;

• Proposals to enhance biodiversity throughout the plan area are 
numerous;

• Sustainable water management is proposed utilising land to the west 
of the allocation;

• Streets, plots and open spaces have been designed to maximise the 
potential to utilise sunlight and daylight positively in the design;

• The site is in a sustainable location that is well connected to the wider 
community of Cullompton and beyond.

• Opportunity to consider the provision of an extra care housing 
scheme close to the local centre to meet the needs of housing for the 
elderly.

Community Facilities

The plan consists of two main areas of community facilities: firstly, a local 
centre, and secondly an area containing a primary school, a community 
building, and playing pitches. The local centre would be an important 
focal point for life in the area, intended to provide for daily needs through 
uses that could include, a café, bar, hair dressers, hot food takeaway, a 
convenience store, some smaller scale employment opportunities, new 
homes and public open space. 

With a combination of town houses and apartments, the residential 
density in close proximity to the local centre would be in the region of 
40 - 50dph. The local centre would also be a hub for bus services into the 
town centre.

The school, community building and nursery/crèche, and playing pitches 
would be located in a second focus point, along the proposed link road. 
In this location it will provide good links to the countryside, and to the 
existing health-centre along Willand Road. It will also be located closely 
with main areas of public open space.  Whilst there is need for a 420 place 
primary school, 275 places are expected to arise from this development 
and be funded from it together with 26 early years spaces.

The development proposal in North West Cullompton offers an 
opportunity to harness significant health benefits, both for future 
residents, and for visitors to the site.  This SPD acknowledges the 
importance of healthy and active lifestyles through the provision of 
sporting facilities, community uses, allotments, orchards, play spaces and 
public open space connected by footpaths and cycleways. However, in 
order for the health and active lifestyle aspects to be planned effectively, 
health impact assessments should be submitted as part of any future 
planning application.  These assessments would need to inform the 
Design and Access Statements and the Urban Design and Architectural 
Principles documentation.

Active design principles incorporated into the masterplan approach 
include access for all, walkable communities, connected walking 
and cycling facilities, co-location of community facilities, network 
of multifunctional greenspace, high quality streets and spaces, 
management and maintenance.

4.1 Masterplan

Achieving a Quality Place
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Walkable neighbourhood

The residential community has been designed so that all homes are in 
easy walking distance of the local centre, other community amenities 
and facilities and in turn to the wider town. Most homes are within 800m 
or a 10 - 15 minute walk of the local centre, school, and employment 
opportunities on the north of the site, as well as to local allotments, 
parks, play areas and orchards. There are safe and attractive parkland and 
green street and lane walks linking residential streets to all amenities 
and public transport facilities. The plan ensures that there is good 
connectivity into Cullompton town centre, via cycle, pedestrian and bus 
routes. The plan sets out to promote the walking, cycling, and the use of 
public transport ahead of car use.

An important structuring element of the walkable neighbourhood is that 
the local centre, school, and employment areas at the heart of the new 
community have strong and easy connections to the surrounding parts 
of Cullompton, the town centre and the surrounding countryside.

The overall design of the masterplan is based around a series of 
design principles that seek to create a new neighbourhood that has a 
contemporary character and appearance but fits in with the existing 
fabric of Cullompton. Whilst the plan is designed around modern 
requirements and standards (including making the most efficient use of 
land for the provision of new homes) and takes account of sustainability 
objectives; it also seeks to establish a firm foundation for a place that is 
green, leafy with generous private gardens, making the most of sunlight 
and natural daylighting, and creating opportunities for community 
recycling, composting and food production.

The plan has been designed so that all of the developed areas have an 
easy, safe and attractive relationship with the beautiful surrounding 
Devon countryside.

A hierarchy of streets

The masterplan illustrates a clear hierarchy of streets, lanes, tracks, 
footpaths, bridle paths and public open spaces that connect the local 
centre and employment area with the surrounding residential areas, and 
in turn, to the parkland that forms an integral and defining part of the 
new community.

Clarity in the hierarchy of street types is important as it establishes a 
richer townscape and landscape that is easier for people to orientate 
within (find their way around). The resulting plan is permeable; providing 
lots of choices for pedestrians, and legible; creating memorable and 
recognisable public spaces.

Changes in density

Changes in density are an important structuring element that contributes 
to the sustainability of the settlement, reinforces the sense of place of 
character areas across the neighbourhood, and ensures that there is a 
variety and balance of housing types throughout.

In general, the neighbourhood is designed so that the highest density 
residential areas area closest to local facilities, the school, employment 
opportunities and public transport services, and the lowest density areas 
are furthest away. In response to this simple strategy, the neighbourhood 
has been designed assuming that densities in the neighbourhood centre 
would be about 40 - 50dph and that densities would reduce outward 
towards the parkland to densities of around 20dph in some edge of 
neighbourhood areas in the southern section of the site. Many of the 
intermediate housing areas would comprise residential streets with 
densities of between 25 and 40dph. The average density of the whole site 
would be 36dph.

4.1 Masterplan

Achieving a Quality Place
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The hilltops

The green infrastructure (GI) has been designed to sit on and wrap 
around the hilltops. The proposed development then wraps around the 
GI. The GI will provide a defining characteristic of the neighbourhood and 
for this reason the masterplan has been designed so that the residential 
communities feather out into it at a lower density and are intertwined 
with it.

The GI would have the character of a country park providing a landscape 
resource comprising; wetland areas; woodland areas; retained veteran 
trees; new tree planting in streets, open spaces and in the parkland; flat 
landscaped areas on top of the hills and steeper areas falling away from 
the hilltops; attenuation ponds and other SUDS features; allotments and 
orchards throughout the parkland providing easy access from all parts 
of the community; formal and informal play areas at different scales – 
including a NEAP (Neighbourhood Equipped Area for Play), LEAPs (Locally 
Equipped Areas for Play) and LAPs (Local Areas for Play); new sports 
pitches; enhanced biodiversity; and retained ecology and enhanced 
hedgerows.

Some areas of the GI will feel remote from housing and others will 
be overlooked directly. The new green spaces will provide a fabulous 
resource for the community and the town, as well as a beautiful setting.

Making the Most of Local Features

The masterplan has been designed so that the new place is responsive 
to the specific character of the locality. There are many features of the 
site that have been incorporated into the masterplan to ensure that 
the new community is established out of the character and qualities of 
the existing place. The proposal will also need to respect the existing 
dwellings around St George’s Well and St. Andrew’s Hill as well as more 
scattered rural properties in the area around the site. 

Establishing a new community of the scale that is proposed can be a 
challenging process involving significant change – ensuring that there 
is some continuity and that existing features of the landscape are 
maintained and respected is a important aspect of the plan.

Amongst other features, the plan has sought to work with; the setting of 
Paulsland Farmhouse, Little Rull and other listed buildings, the setting 
of existing houses and gardens around the area, the setting of the 
watercourse to the north of the site, the distinctive local landform of 
the site, the existing network of hedgerows and veteran trees, wetland 
areas, local archaeology including that on St. Andrew’s Hill (Roman fort), 
adjacent farms and other homes, and existing lanes including Rull Lane, 
Beacon Lane and Goblin Lane.

Local employment

The masterplan has been structured in order that an appropriate level of 
flexible commercial space is allocated; it is to be located in two places: 
the majority to the North of the site so it can be easily accessed from 
the M5 and Willand, and is visible from the main road, and a second 
element within the local centre. The mix of uses within the employment 
areas of the site will be considered carefully at the application stage in 
order to ensure that they do not undermine the vitality and viability of 
Cullompton Town Centre, but complement it. 
Policy Al/CU/1 refers to B1 light industrial uses (such as offices) and 
other suitable employment floorspace. Suitable employment uses could 
include:

• B1 (Business): a) offices, other than a use within Class A2 (Financial 
services) b) research and development of products or processes c) 
light industry

• B8 (Storage & Distribution): use for storage or distribution centre
Additional elements of wider employment generating  uses that could be 
considered:

• A1 (retail): The retail sale of goods to the public: shops, hairdressers, 
undertakers, travel and ticket agencies, pet shops, sandwich bars, 
domestic hire shops, dry cleaners, internet cafés.

• A2 (Financial & Professional Services): banks, building societies, 
bureau de change, professional services: estate agents, employment 
agencies etc.

• A3 (Restaurants & Cafés): places where the primary purpose is the 
sale and consumption of food and light refreshment on the premises

• A4 (Drinking Establishments): premises where the primary purpose is 
the sale and consumption of alcoholic drinks on the premises: public 
house, wine bar or other drinking establishment.

• A5 (Hot Food take-away): premises where the primary purpose is the 
sale of hot food for consumption off the premises.

• C2 (Residential Institutions): provision of residential accommodation 
and care to people in need of care, for example a nursing home

• D1 (Non-residential Institutions): clinics, crèches, day nurseries, 
day centres, non-residential education & training centres, places of 
worship

• D2 (Assembly & Leisure): area for indoor or outdoor sports or 
recreation.
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4.2 Amount and Land Use (Land Budget)
The masterplan defines a new development that will establish a well-
balanced community that is positively integrated with existing facilities in 
the town. The scheme will include:

Residential
A mix of housing types and tenures including affordable housing at a 
variety of densities, associated community infrastructure, a minimum of 
five gypsy and traveller pitches will also need to be located within the 
site as part of the overall affordable housing provision. An appropriate 
proportion of affordable housing is to be agreed with the Local Planning 
Authority, subject to viability testing (the policy target is 35%). Whilst 
the average residential density is calculated at 36dph (giving circa 
1120 units), housing will be developed at different densities across the 
area in response to site circumstances. The number of houses should 
be considered as a target that may be less subject to a more detailed 
understanding of constraints. The 1120 houses are over and above the 49 
dwellings provided at Olympian Way.

Employment
10,000sqm of flexible commercial space will be provided. This will include 
areas allocated at the north of the site, and areas within the local centre. 

Local centre
The local centre will provide flexible commercial space which could 
include uses/facilities such as a café, pub, convenience store and other 
local shopping, hairdressers and hot food takeaway. There are also 
opportunities for employment within the centre as well as residential on 
upper floors on a mixed use basis.

Primary school and community building
Primary school site of 2.1ha and mixed use community building. Uses / 
facilities within the community building could include a community hall, 
meeting rooms and a nursery/crèche. Recreation and play facilities will 
also be expected within the area. 

Green infrastructure
A new multi functional area of green infrastructure comprising - 
community orchards and allotments, informal publicly accessible areas, 
children’s play areas, sports pitches, habitat areas and water attenuation 
ponds. Three playing pitches will be provided as part of the masterplan: 
one associated with the school, and one within the Rull Hill green 
infrastructure. Responding to feedback from the first round public 
consultation, provision could also be made for the third sports pitch off-
site to supplement those intended on site  in order to enhance existing 
sports facilities. The on site provision is therefore indicated at 2ha. In the 
event that off site provision cannot be secured, the amount of sports 
pitches on site will need to be reassessed. 

Achieving a Quality Place

Land Budget Table

TOTAL (ha) PMAM Codex Persimmon

Gross Area (hectares) 70.33 24.10 35.26 10.97

Residential (net developable area in hectares) 30.56 11.33 14.22 5.00

Total houses circa @36dph 1120 408 512 200

Employment including Local Centre (hectares)
(policy target amended from 40,000sqm to 10,000sqm)

1.8 0.85ha (4000sqm 
floor space)

0.95ha (6000sqm 
floor space)

0

Community Centre (hectares)
(policy target 1ha)

1 0 0.6 0.4

Primary School (hectares)
(policy target 2.1ha)

2.1 0 0 2.1

Gypsy and Traveller Sites (hectares) 
(policy target at least 5 pitches)

0.46 0 0.46 0

Total Developable Net Area (hectares) 35.46

Green Infrastructure (hectares)
(policy target 28ha)

31.40 10.44 18.09 2.88

Allotments (hectares)
(policy target 0.7ha)

0.7 0 0.7 0

Equipped Areas of Play (hectares)
(policy target 0.7ha)

0.7 0 0.7 0

Sports Pitches (no.)
(policy target 2.8ha)

2 0 2 0

Link Road Infrastructure (hectares) 2.07 1.48 0 0.59

Total Non Developable Area (hectares) 34.87

land in the control of
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Residential

In order to create different character areas within the site and to 
reduce walking distance from facilities and services and promote more 
sustainable travel choices, a range of densities are proposed. Whilst 
an average of 36 dwellings per hectare has been used to calculate the 
number of dwellings, an outline planning application will have to look 
at the housing areas in more detail and specify densities for different 
character areas.  These different densities will respond to specific site 
circumstances, e.g. edge of site will have a different density to along the 
link road, the existing topography, minimising visual impact, etc. 

The number of houses specified in this document (1120 houses) should 
be considered as a target that may be less subject to a more detailed 
understanding of constraints.

Generally, and as illustrated on the plan opposite, a higher density should 
be adopted around the local centre, along the link road, Willand Road 
and Millennium Way, as well as any other major roads within the site. This 
density could be between 40 and 50 dwellings per hectare.

Housing on the edges of the site, or around the proposed green 
infrastructure areas should be less dense, around 20 to 25 dwellings per 
hectare. This will help give the feel of a rural edge to the development 
and softens its margins. 

Between the upper and lower density areas, development will be closer 
to the overall site average of 36 dwellings per hectare.

Local Centre

The local centre may also incorporate elements of residential use. This 
location will lend itself to consideration of flats/apartments, particularly 
on upper floor(s). Due to proximity to facilities, services and public 
transport, residential density in this location will be at the upper end for 
the site overall. 

4.3 Densities

Achieving a Quality Place
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High Density (40 - 50 dph)

Medium Density (32 - 38 dph)

Low Density (20 - 25 dph)

Densities Plan
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The strategy for the site for transport and movement is to encourage 
walking, cycling and public transport ahead of car use, whilst ensuring 
that the masterplan is pragmatic and designed to ensure that cars are 
catered for sensibly in the illustrative layout.

The masterplan is based upon walkable neighbourhood principles where 
all facilities are within easy reach of all houses. 

A new link road will provide access through the development, linking 
Tiverton Road to Willand Road. 

Strategic transport proposals

Policy AL/CU/2 sets out strategic transport proposals that are required 
in support of the new neighbourhood. The masterplanning process 
has identified a number of interventions that need to be carried out to 
make the development acceptable and ensure that transport is properly 
managed on site and in the surrounding area.

This work has identified the need for:

• Link road including 20mph zones at the proposed primary school and 
the local centre. The design of these areas will need to be carefully 
considered and could include a shared surface arrangement;

• Provision of bus, pedestrian and cycle routes throughout the 
development;

• Cycle and pedestrian links to the town centre and nearby public 
rights of way;

• Bus service enhancements;

• New and improved off site pedestrian and cycle links including 
improvements to a wider green infrastructure network.

The requirements for implementation in accordance with agreed trigger 
points are set out in Section 5.

Tiverton Road and Willand Road

The masterplan suggests traffic calming and environmental 
enhancement measures to improve transport management along 
Tiverton Road and Willand Road. These will be designed in more detail at 
the planning application stage. 

Local connections

There are a number of new local connections and works that will help 
to link the scheme with its surrounding area and in turn the wider town. 
These will reduce the impact of the development and include:

• Enhancement and traffic calming along Willand Road to discourage 
through traffic from using a route through the town centre. 

• Retention and upgrading of Goblin Lane as pedestrian and cycle 
access throughout the development. 

• Temporary construction access from St George’s View to be closed to 
vehicular traffic upon opening of the new link road. Pedestrian and 
cycle link could be retained. Traffic management measures are to be 
conditioned at the planning applications stage to reduce the impact 
upon existing residents.

• Pedestrian and cycle access to Rull Lane (indicated as tertiary routes 
on the diagram adjacent).

• Opportunity to provide vehicular access through to the existing 
allotments from the urban extension site to aid its accessibility and 
community use.

Policy

There are a number of other policy requirements of AL/CUL/2, which 
MDDC will expect developments to bring forward as part of their 
proposals. These include improvements to walking, cycling and public 
transport provision, as well as travel plan implementation to reduce 
carbon footprint and air quality impacts. The council is also planning 
for the provision of a town centre (eastern) relief road to help relieve 
the town centre and improve air quality. The scheme at NW Cullompton 
will be expected to contribute financially towards the provision of this 
road. It is expected that this will form part of detailed negotiations at the 
planning application stage.

4.4 Movement

Achieving a Quality Place
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Green Infrastructure

The green infrastructure has been designed as a mix of open space, 
sport, recreation and community space. It is at the heart of the scheme, 
and used as a starting point for defining the development boundaries. 
Using the existing vegetation and landform, the green infrastructure has 
been shaped to create the key structuring element to the site. The green 
infrastructure creates key linkages across the site and defines the focal 
points of the scheme around the three hilltops. Within lies sports pitches, 
informal/ formal play areas, allotments, community orchards and public 
open space all accessed by a well connected network of footpaths and 
cycle paths. Existing vegetation, including trees and hedges, has been 
retained where possible and enhanced by additional tree planting, wild 
flower meadows and the creation of wetland habitats that will also help 
with site wide water attenuation.

As seen in the land budget table in chapter 4.2, there is currently 
proposed 32.8ha of green infrastructure land. The current allocation 
proposed 32.3ha of GI, however, does not take into consideration 
topography, existing hedgerows, trees, ecological areas, routes and other 
site constraints. Opportunity has therefore been taken to reorganise 
the boundaries between development area and green infrastructure 
as set out in relevant planning policies. The development area and 
green infrastructure locations have been recognised to achieve the 
requirements of planning policies, but help retain housing numbers 
and therefore the ability of the scheme principally to meet wider 
infrastructure requirements. For this reason the shape of the GI proposed 
is different to the allocation. 

The allocation boundaries can be seen in chapter 6.1.

Existing green space and ecology details can be found in chapter 6.7.

The green infrastructure and public open space is proposed to principally 
provide the wider scheme with a parkland setting and will be a local 
landscape that has a variety of complementary recreational and 
ecological functions:

Strategic planting

There will be a number of areas of strategic planting across the allocated 
area. These include:

• Landscape buffer planting between existing and proposed housing;

• Strengthening of hedgerows and other landscape features and habitats;

• Areas of ecological mitigation.

4.5 Landscape and Open Space
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