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4.5 Landscape and Open Space

Achieving a Quality Place

A. Hilltop Park

The hilltop parks provide a destination parkland to serve the 
development and the wider community. Well accessed by dedicated 
pedestrian and cycle routes to the residential areas and town, the hilltop 
parks will provide large areas of public open space with opportunities 
for leisure, recreation, exercise, formal and informal play. Community and 
recreational uses have been grouped with the school to create a focus for 
the neighbourhood in conjunction with this area. Excellent views will be 
afforded across the Culm valley and beyond towards the Blackdown Hills. 

B. Green Links to Hilltops

The Hilltop Parks are well accessed via green links. These routes feature 
dedicated pedestrian and cycle paths that allow access to the parks 
and school facilities. It is envisaged that they are marked by swaths of 
native planting and trees with opportunities spaces for respite and social 
interaction along the way.

C. Enhanced Biodiversity

By retaining the key existing vegetation on site and by introducing 
significant new areas of green infrastructure we can enhance the 
biodiversity of the area. Large areas of public open space will include a 
number of new habitats designed to  benefit the  indigenous flora and 
fauna found on site. New areas of woodland, wetland and meadows 
area proposed and combined with a planned maintenance program will 
continue to enhance the biodiversity for years to come.

D. Attenuation ponds and other sustainable urban drainage system 
(SUDS) area

A fully integrated drainage scheme has been designed into the proposals. 
Fundamental to the success of the scheme the drainage scheme will 
provide a betterment to the current greenfield run off rates. A network of 
swales running along the contours will intercept the run off and transport 
it into attenuation ponds strategically located around the site. The 
scheme has been strategically designed in order to not increase wider 
runoff rates or risk of flooding elsewhere. Detailed design of surface 
water drainage will form part of the planning application stage.

E. Pedestrian and Cycle Connections

The plan for transport and movement is to encourage walking, cycling 
and public transport ahead of car use, whilst ensuring that cars are 
catered for sensibly in the illustrative layout. The master plan is based 
upon walkable neighbourhood principles and a network of routes are 
proposed around the site connecting the residents of the wider area to 
the proposed facilities and back into town.

F. Wetland areas

Wetland areas are proposed as part of the wider surface water 
attenuation scheme, alleviating flooding and enhancing the existing 
areas. A series of different wetland habitats will be created enhancing the 
biodiversity of the site.

G. Woodland areas

Areas of woodland planting are proposed around the site, creating a 
lasting structure to the neighbourhood. Tree planting at the tops of hills 
is proposed to reinforce local landscape character and create landscape 
buffers to development. Woodland planting will also provide enhanced 
biodiversity and opportunities for leisure and recreation.

H. Retained Hedgerows and Veteran Trees

Where possible hedgerows and trees will be retained to preserve  the 
existing character and biodiversity of the site. The proposed green 
infrastructure of the site has been shaped around the existing trees and 
hedgerows to create a strong landscape led structure to the site.

I. Areas for informal recreation

Within the public open space areas have been set aside for informal play. 
This could take the form of objects to climb, places to hide, open spaces 
to play and the opportunity for children to express themselves outside of 
formal play spaces.

J. Community Allotments

Within Rull Hill park, community allotments are proposed. Allotments 
are in demand and provide an opportunity to promote sustainable living 
through the production of food, light exercise and social interaction.

K. Community Orchards

Combined with the allotments, the community orchards will allow the 
residents to grow their own fruit. This will promote healthy living and 
social interaction and ensure the continuation of a long standing local 
tradition.

L. Formal play areas - including a MUGA, NEAP, LEAPS and LAPS

Instead of distributing numerous play spaces throughout the 
neighbourhood the feedback we had from the local community was the 
desire for one meaningful centralised play space. Located in the Hilltop 
park next to the school, community building and sports pitch the play 
space will offer a variety of play equipment for different age groups. Well 
connected by foot and cycle paths this play space will form a valuable 
commodity to the surrounding neighbourhood. There is also opportunity 
to provide a multi-use games area (MUGA) at this location (specifically 
requested by the town Council).

M. New sports pitches

Three sports pitches are proposed for the scheme. Centrally located on 
Rull Hill they will be easily accessible for the new neighbourhood and 
the wider community via a well connected network of footpaths. One 
pitch will be located within the school grounds and there would be the 
opportunity for shared use with the community at the weekend. The 
senior pitch will also have shared use of a car park with the community 
building and school to facilitate competitive matches. (The provision of 
the required third pitch off-site in order to supplement existing sports 
provision in the town would in principal be acceptable, if not preferable. 
This reflects community feedback from the first consultation phase.)

N. Community health garden

A 0.1ha community health garden is proposed adjacent to the Medical 
Centre off Willand Road. 
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Surface water disposal for the development will adopt best practice and 
be based on Sustainable Drainage approaches. The CIRIA SUDS Manual 
C697 defines best practice advice on the planning, design, construction, 
operation and maintenance of Sustainable Drainage Systems (SUDS) so 
as to facilitate their effective implementation within developments.

The fundamental purpose of the SUDS is to ensure that any proposed 
solutions mimic the natural catchment processes as closely as possible, 
and in special circumstances (such as within parts of the Cullompton 
Critical Drainage Area, CDA) provide an improvement to peak runoff 
rates. A sustainable approach to drainage aims to provide both effective 
control of the rate and volume of runoff as well as ensure a suitable 
quality of surface water runoff.

This concept of mimicking and/or improving the natural catchment 
processes is fundamental to design of a successful SUDS scheme – it uses 
drainage techniques in series to incrementally reduce pollution, flow 
rates and volumes. The hierarchy of techniques that are considered in 
developing the drainage scheme are as follows:

1. Prevention – the use of good site design and site housekeeping 
measures to prevent runoff and pollution (e.g. sweeping to remove 
surface dust and detritus from car parks), and rainwater reuse/
harvesting. Prevention policies should generally be included within 
the site management plan.

2. Source control – the control of runoff at or very near its source 
(e.g. soakaways, other infiltration methods, green roofs, pervious 
pavements).

3. Site control – management of water in a local area or site (e.g. 
routing water from building roofs and car parks to a large soakaway, 
infiltration or detention basin).

4. Regional control – management of runoff from a site or several sites, 
typically in a balancing pond or wetland.

The approach adopted recognises that the local geology is unlikely to 
be suitable for infiltration drainage – this being the most sustainable 
approach possible by restricting all runoff at source. The potential for 
soakaway systems will however be investigated for each phase of the 
development so as to allow use if proved practical in order to ensure best 
practice.

When soakaway drainage is not possible, the surface water strategy 
for the site is through the use of above ground surface water storage 
in attenuation ponds and basins, fed directly where practical by either 
swales (to provide additional quality treatment) or below ground positive 
surface water drainage networks. The strategy is for each development 
phase to provide its own surface water drainage solution wherever 
possible. Attenuation storage is to be designed to allow restriction of all 
site runoff to the existing greenfield rates up to the 1 in 10 year event and 
restrict all runoff for events in excess of this (up to and including the 100 
year climate adjusted event) to this rate in order to provide a downstream 
betterment in terms of flood risk so as to meet the requirements of the 
Cullompton CDA.

Glossary of terms:

Critical Drainage Area: Critical Drainage Areas (CDA) are catchments 
that are considered to have critical drainage problems,  notified to the 
local planning authority as such by the Environment Agency.  In a CDA, 
new development will need to reduce flood risks downstream, rather 
than just having just a neutral impact.

Rainwater harvesting: Rainwater harvesting systems collect clean 
rainwater in underground tanks. The rainwater captured can then be used 
for flushing toilets, washing clothes, watering the garden, and washing 
cars etc. resulting in a reduction (as much as 50%) in the amount of mains 
water used within the home.

Soakaways: Soakaways are features that are designed to direct surface 
water to ground where infiltration rates permit. They usually comprise a 
square or circular excavation that is either filled with rubble or lined with 

brickwork, pre-cast concrete or polyethylene rings/perforated storage 
structures surrounded by granular backfill.

Infiltration and detention basins: Infiltration basins are vegetated 
depressions designed to store surface water run-off and to encourage 
such water to infiltrate into the ground. Detention basins are features 
designed to store excess surface water volumes generated by the 
controlled release of flows to the surrounding surface water network 
(natural or man-made).  They also facilitate some settling of particulate 
pollutants so can improve water quality prior to controlled release. 
Detention basins can be designed to be dry under normal conditions and 
as such can also function as recreational space.

Balancing ponds and attenuation ponds: Balancing and attenuation 
ponds are features designed to store the additional volume of water 
generated by controlling (attenuating) surface water runoff to a specified 
maximum discharge rate. Any flows in excess to the maximum allowable 
rate are retained within the ponds. They also facilitate some settling of 
particulate pollutants prior to controlled release. The ponds are normally 
designed to be permanently wet.

SWALE: Swales are linear vegetated drainage features in which surface 
water can be stored and/or conveyed. They can be designed to allow 
infiltration, where ground conditions allow, and provide water quality 
improvement through the capture of suspended solids.

4.6 Drainage Strategy

Achieving a Quality Place



61

A

D

B

E

C

F

St. George’s Well

Rull Hill

Rull Lane

Link Road

Willand Road

Ecologically important area

SUDS pond

SWALES

A

D

B

E

C

F

Drainage Strategy



62

The masterplan can be sub divided into areas that have a distinctive 
character of their own and which will come together to define the 
wider whole. Whilst it is important that the scheme has a continuity 
and definable sense of place, the different areas of the masterplan 
respond in different ways to their particular role and location within the 
development. This SPD does not look at these areas in detail as it is a level 
of detail which will be expected to be seen as part of an outline planning 
application. The diagram on the next page identifies three important 
character areas along the link road, which will need to be considered in 
more detail prior to planning applications, through urban design and 
architectural principles, and in more detail at planning application stage 
itself.

Design approach

The proposed character areas are intended to form the foundation for 
more detailed guidance that will be prepared as part of a coordinated 
design approach for the new neighbourhood set out in 1.7 design 
process and Guiding Principle G: Character. This design approach 
elaborates on the structuring principles that are illustrated in this SPD 
to ensure that there is a consistent approach to design across the whole 
area and that individual character areas reflect to their particular role, 
function and distinctive position within the neighbourhood.

The character areas should take into account the existing landscape, 
ecological and topographical characteristics of the site. As such they will 
be quite different, ranging for example, from the local centre near the 
base of the hills, by St. George’s Well, to the green infrastructure on Rull 
Hill. Residential densities and therefore the character and appearance of 
housing areas will graduate across the site as shown in chapter 4.3.

The highest densities will be at the heart of the local centre and along the 
link road, and lower densities on the edges of the site allowing the built 
form to feather into the landscape at the edge of the development.

The design process and additional design work required in chapter 1.8 
should use these character area principles as a starting point for more 

detailed guidance together with developing a clearer understanding of 
local building traditions and characteristics of the surroundings of the 
site and Cullompton itself.

Link Road

The link road is an important aspect of the scheme, and should be 
designed to reflect the varying character of the land that it passes 
through. There are areas where the link road will be surrounded by 
housing, but other areas where it will be surrounded by green space. The 
different sections of the link road need to be considered in detail.

Various focal points (nodes) are proposed along the link road. These 
provide interest along the road, and within the development. These 
nodes need to be looked at in further detail as part of the design process. 
The three nodes identified at this stage are: the local centre, the school, 
and Rull Hill. 

Local Centre

The local centre is located in the valley between the two hilltops: St. 
Andrew’s Hill and Rull Hill. This area is proposed to house employment as 
well as being a local centre for the development. The local centre is to be 
designed as an important focal point for life in the area.

It will need to be highly accessible with good pedestrian and cycle 
connections and form a high quality, attractive location incorporating 
a range of uses together with public space to interact socially within a 
landscape setting. Ground floor uses should create variety and vitality, 
while remaining flexible. Upper floors could accommodate residential 
uses and appropriate employment uses. 

With a combination of town houses and apartments, the residential 
density here would be in the region of 40 - 50dph. The local centre would 
also be a hub for bus services moving along the link road and into the 
town centre.

School and Community Centre

The school, as well as the community building and playing pitches 
would be located in a second focus point along the proposed link 
road. It will provide good links to the countryside, but also to the 
existing health-centre along Willand Road and beyond that to the town 
centre. The school and community centre are to be within a highly 
accessible location and on a public transport route.  This area will need 
to be carefully designed to create an integrated community hub of 
complimentary uses within an attractive and high quality setting.

Rull Hill

The majority of the green infrastructure has been designed to sit on and 
wrap around Rull Hill. This is another key character area, as it provides 
the biggest community use in the development, with allotments, 
playing pitches, play areas, orchards, etc.  Development is proposed to 
wrap around this GI in order to provide for an active frontage onto the 
green spaces, as well as natural surveillance. This will provide a defining 
characteristic of the neighbourhood and for this reason the masterplan 
has been designed so that the residential communities feather into it and 
are intertwined with the green areas of Rull Hill.

The character areas, including the residential development, have not 
been analysed in any detail at this masterplan stage. Further design work 
will be needed to address this at planning application stage.

Achieving a Quality Place

4.7 Character Assessment
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Achieving a Quality Place

5.1 Infrastructure Planning and Delivery

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

Policies relevant to phasing:

Policy AL/CU/6 (p. 117) North West Cullompton Phasing

Development shall be subject to the following:

a. Provision of affordable housing will be in broad step with the market 
housing at a ratio of at least 1 affordable dwelling per 2 market 
dwellings;

b. Provision of serviced employment land in step with housing, at a 
rate of at least 1 hectare per 100 occupied dwellings;

c. Occupation of no more than 100 dwellings before the transfer of the 
Green Infrastructure to the local authority with necessary financial 
support;

d. Occupation of no more than 300 dwellings before the 
implementation of bus service enhancements;

e. Occupation of no more that 300 dwellings before the opening of a 
‘through route’ linking Willand Road to Tiverton Road;

f. Occupation of no more than 400 dwellings before the transfer 
of land for a primary school with necessary funding to the Local 
Education Authority.

Approach to infrastructure planning and delivery

Policy AL/CU/6 of the Allocations and Infrastructure Development Plan 
Document states that a phasing strategy will be required to ensure that 
the development and infrastructure come forward in step, minimising 
the impact of the development, yet taking account of the need for 
development to remain viable. It further states that the phasing 
requirements of this policy should be taken into account and any 
variation from them carefully justified. It sets out policy expectations for 
the phasing of employment and housing, green infrastructure, highway 
improvements, bus service enhancements, transfer of land and funding 
for the primary school.

Since the adoption of this policy, further studies and consultation with 
both statutory bodies and the wider community have taken place. 
These have resulted in the need to reassess the triggers and sequence 
of infrastructure delivery set out in the policy. For example the policy 
requires the occupation of no more than 400 dwellings before the 
transfer of the primary school land. Due to the extent of the pre-existing 
need for primary provision in Cullompton, in addition to that which 
will arise from the development, the transfer of accessible and serviced 
school land, to the Education Authority (Devon County Council), is now 
proposed prior to first occupation of any dwellings. 

At the same time as the Local Plan, the Council had considered a 
Community Infrastructure Levy (CIL) charging schedule, a way to raise 
funds for infrastructure projects via developer contribution. The North 
West Cullompton urban extension is a strategic development site and will 
be expected to have large infrastructure costs which will be funded via 
developer contributions. On this site, together with the Council’s other 
strategic sites, it is proposed to achieve this via Section 106 agreements 
rather than CIL. External funding sources to assist with the delivery of 
infrastructure will also be identified. 

An understanding of the likely number of planning applications to be 
received for the urban extension as a whole will be important due to the 
limit on the ability to pool S106 contributions for the site’s infrastructure 

delivery. No more than five S106 agreements may be entered into for the 
funding or provision of an infrastructure project or type of infrastructure. 
The Council will therefore expect the scheme as a whole to be delivered 
with no more than five outline or full applications. 

In compiling a list of infrastructure in relation to this allocation, the 
Council has had regard to the infrastructure tests set out in section 122(2) 
of the Community Infrastructure Levy Regulations which state that it 
must be:

• necessary to make the development acceptable in planning terms;
• directly related to the development; and
• fair and reasonably related in scale and kind of development.

The success of the masterplan will ultimately be judged by what is 
delivered and the approach taken to delivery will therefore be key. It is 
essential that the development is taken forward in a co-ordinated and 
cohesive manner with the bigger picture clearly in mind, in this way the 
overall vision and aims of the area can be achieved. Important to the 
consideration of each planning application or phase will be that it does 
not prevent or inhibit other areas of the site to be delivered. The site must 
therefore be approved on a comprehensive basis.

See table on page 75 for proposed trigger points
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5.2 Housing Delivery

Assumptions around the rate of housing delivery

The Allocations and Infrastructure Development Plan Document sets 
out an expected year on year trajectory for the provision of housing. On 
this site it is anticipated delivery of the first 12 units in 2017-18 rising to 
75 units per year between 2018 to 2020, rising to 150 units per year by 
2020 to 2026 reducing to 38 units per year between 2026 -27. Build out 
of the urban extension is anticipated to be in the order of 10 years up to 
2017-27. Please note these housing completion figures are in addition to 
the 49 units completed on the Olympian Way development part of the 
allocation. The expected completion figures assume two or more house 
builders on site at the same time. Build out of the urban extension is 
anticipated to be in excess of 10 years and up to, if not beyond 2027. (See 
table to the right for anticipated housing completions.)

It is assumed that development could potentially start on site in 2017. 
The first homes will be provided after the up-front provision of accessible 
and serviced land for the primary school. The time-scale for the provision 
of the link road between Tiverton Road and Willand Road seek to balance 
the need to provide it as early in the development as possible to mitigate 
against the traffic associated with the development (especially its impact 
upon the town centre) with a need to ensure scheme viability.

The sequencing of development and provision of supporting 
infrastructure set out in this SPD has been structured to provide 
appropriate flexibility over where and when development takes place. It 
seeks to ensure that the necessary infrastructure is provided in a timely 
and viable way in the interests of delivery of the vision and aims of the 
area in a co-ordinated and comprehensive manner.

Assumptions on housing mix and population profile

The Allocations and Infrastructure Development Plan Document (AIDPD) 
sets out a 35% target for affordable housing (subject to viability) within 
the urban extension. It is recognised that developments must be viable 
and that affordable housing may make a considerable difference to 
viability. This development will need to contribute significant sums 
towards the cost of infrastructure which will have a significant impact 
upon viability, particularly in the early phases. Further viability testing 
and assessment will therefore be needed to establish the level of 
affordable housing. The Council will also consider whether the provision 
of affordable housing should be deferred, reduced in early phases or 
varied between phases as significant transport infrastructure is required 
to be brought forward early in the development. Once provided, 
affordable housing should be delivered in step with market housing. 
Such decisions will need to be based upon the submission of robust 
viability evidence.

Affordable housing provision will need to have regard to needs 
assessment within the Cullompton area. The Council has already 
identified that at least 5 pitches for gypsies and travellers will be needed 
as part of the affordable housing provision via policy AL/CU/1 of the 
AIDPD.

Based on an average household size of 2.3 persons in Mid Devon it is 
anticipated that circa 1100 dwellings could result in a population up to 
approximately 2,530.

Residential development on the site must have regard to housing mix 
in terms of type, size, tenure and location (intermixing of affordable and 
market) and be designed so that affordable housing is indistinguishable 
from market housing.

At the time of writing this SPD the Government has indicated an 
intention to bring in requirements for self-build and starter homes, 
although the details of these requirements are not yet known. 
Requirements for such housing types should be considered.

Year Annual Completions Running Total

Year 1 (2017 - 2018) 12 12

Year 2 (2018 - 2019) 75 87

Year 3 (2019 - 2020) 75 162

Year 4 (2020 - 2021) 150 312

Year 5 (2021 - 2022) 150 462

Year 6 (2022 - 2023) 150 612

Year 7 (2023 - 2024) 150 762

Year 8 (2024 - 2025) 150 912

Year 9 (2025 - 2026) 150 1062

Year 10 (2026 - 2027) 38 1100
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5.3 Phasing

Approach to development phasing

The delivery of infrastructure and phasing of the development has been 
approached in accordance with the following principles:

• Infrastructure should be provided in a timely way in order to reduce/ 
mitigate the impact of the development;

• Given the scale of the project, there is a need to balance certainty 
of delivery of key infrastructure with the need to maintain flexibility 
over the delivery of the development and infrastructure, especially as 
delivery is likely to take place over a period in the region of 10 years;

• A coherent and coordinated approach to infrastructure delivery, 
construction management and development phasing is needed 
between land ownerships in order to ensure that the overall policy 
aspirations are met;

• Avoiding in so far as possible the creation of parcels of land or 
pockets of development that do not relate to their surroundings or 
are isolated from each other;

• The early provision of transport infrastructure is recognised as being 
a key requirement in order to reduce the impact of the development 
upon the existing local highway network. However this must be 
balanced with the need to maintain development viability;

As this development is expected to take place over a period in the order 
of 10 years, it is recognised as important that an element of flexibility 
is retained in order that the development can respond to changing 
circumstances over time.

It is expected that a process of monitoring and review of delivery will be 
undertaken by the District Council in conjunction with the landowners / 
developers.

In considering proposals to vary phasing from that set out in this 
document the District Council will have regard to:

• How the supporting infrastructure specified in this SPD for the 
specific number of units proposed in the application will be secured;

• How appropriate sustainable access for new residents can be 
achieved between the housing development and supporting 
infrastructure (e.g. primary school) where appropriate;

• Whether the development proposed will prejudice delivery of other 
land holdings within the urban extension or the whole master plan, 
or result in an unacceptable impact on existing residents;

• How the proposed phasing complies with policy AL/CU/6 and any 
subsequent review of the Development Plan in relation to it;

• In the event that delivery of an earlier phase, part of a phase or 
land holding has stalled, proposals to bring forward later planned 
phases will be considered provided they do not undermine delivery 
elsewhere within the overall site, the provision of supporting 
infrastructure and mitigation of the impacts of the development as a 
result of earlier delivery.

The overall approach taken towards phasing and infrastructure delivery 
in this SPD is to seek to ensure that each phase of development is as 
self-sufficient as possible whilst delivering necessary strategic elements 
of infrastructure in a timely manner and not prejudicing the ability of the 
following phases to do the same.
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Phasing Areas

GSPublisherEngine 0.6.100.100

Phase 1

Phase 2

Site Boundary

Link Road

Temporary access 
through St George’s View

Phasing

Phase 1:

• 500 houses

• Link Road - whole length

• Persimmon land parcel: able to build out remaining dwellings on this 
land parcel (up to circa 200 in total) once the link road from Willand 
Road is delivered to the boundary with adjacent land ownership 
parcel to the SW

• Traffic management measures on Willand Road

• Temporary vehicular access from St George’s View (to be closed to 
vehicular traffic once the link road is connected through)

• Transfer of 2.1ha for primary school and associated sports pitch prior 
to the commencement of the development. Construction access and 
services phased. Start of construction

• Serviced and accessible land for community building (1ha)

• Rull Hill - hilltop green infrastructure including allotments and an 
equipped play area

• One sports pitch

• 5 gypsy and traveller pitches to be designated

Phase 2:

• 620 houses

• Completion of primary school building including sports pitch

• Local centre

• Employment to north

• Green infrastructure, including 3rd sports pitch

• Serviced and accessible land for gypsy and traveller site at start of 
phase 2

• Community building construction to commence at the beginning of 
phase 2

• Provide remainder of sports provision (where on site)
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5.3 Phasing

Phase 1

Link Road

Access Points

Residential

Green Infrastructure

Allotments

Equipped Play Area

Primary School Serviced Land

Community Building Serviced Land

Local Centre including Employment

Site Boundary

Phase 1:

• 500 houses

• Link Road - whole length

• Persimmon land parcel: able to build out remaining dwellings on this land parcel (up to circa 200 
in total) once the link road from Willand Road is delivered to the boundary with adjacent land 
ownership parcel to the SW

• Traffic management measures on Willand Road

• Temporary vehicular access from St George’s View (to be closed to vehicular traffic once the link 
road is connected through)

• Transfer of 2.1ha for primary school and associated sports pitch prior to the commencement of 
the development. Construction access and services phased. Start of construction

• Serviced and accessible land for community building (1ha)

• Rull Hill - hilltop green infrastructure including allotments and an equipped play area

• One sports pitch

• 5 gypsy and traveller pitches to be designated

GSPublisherEngine 0.6.100.100

temporary access
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Phase 2

Link Road

Access Points

Residential Phase 1

Residential Phase 2

Green Infrastructure Phase 1

Green Infrastructure Phase 2

Allotments Phase 1

Equipped Play Area Phase 1

Primary School Serviced Land Phase 1

Community Building Serviced Land Phase 1

Local Centre including Employment Phase 1

Employment Phase 2

Gypsy & Traveller Pitches Phase 2

Site Boundary

Phase 2:

• 620 houses

• Completion of primary school building including sports pitch

• Local centre

• Employment to north

• Green infrastructure, including 3rd sports pitch

• Serviced and accessible land for gypsy and traveller site at start of phase 2

• Community building construction to commence at the beginning of 
phase 2

• Provide remainder of sports provision (where on site)

GSPublisherEngine 0.6.100.100

pedestrian and cycle
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5.4 Construction of Road Infrastructure

The proposed time frame for the completion of the link road is 2-3 years from the start of the 
development. The housing trajectory table on p.67 shows that by the end of year 2 up to 87 houses 
will have been built, with up to 162 houses completed by the close of Year 3. Although it should be 
noted that the completion of 162 houses does not necessarily mean the occupation of 162 houses.

In order to finance the completion of the link road within 2-3 years of the start of the development, 
it is essential that some parcels of land are be sold to secure funding. This SPD proposes a trigger to 
ensure that no more than 500 dwellings are occupied before the opening of the link road. This figure 
is necessary as any less will not enable sufficient land sales to fund the road.

To commence phase 1, a temporary access route through St. George’s View will be opened. This 
temporary access will allow the development at the south of the site to start and, therefore, part 
fund the link road.  The construction of the southern point of the link road will start with phase 1. 
At the same time the construction of the link road will start from Willand Road and is subject to 
detailed triggers linked to number of dwelling occupations or time from the commencement of the 
development, whichever is sooner. By constructing the link road in two locations simultaneously, 
the timescale for the provision of the whole road can be reduced to 2-3 years, in comparison with a 
longer construction time should works start from one end only. 

This approach will deliver the road sooner than the existing policy trigger of 300 occupied dwellings. 
As illustrated by the housing trajectory table on p.67, 300 occupations will  not occur until sometime 
during Year 4. This 1-2 years after the road would be delivered through the recommended trigger. 
Note the 49 housing completions on the Olympian Way development are not included in these 
calculations and are in addition.

The new road is proposed to act as a distributor type road and will be a minimum of 6.5m wide in 
order to fulfil this purpose and accommodate large vehicles including buses and agricultural vehicles 
which are anticipated. In addition to its distributor function, the road will also need to be designed 
to accommodate an attractive residential environment, walking and cycle movements and control 
speed, especially in the vicinity of the proposed primary school.

Parallel parking bays will provide opportunity for parking in a controlled manner without obstructing 
the free flow of traffic. Visitor parking requirements and shared surface arrangements should be 
taken into account in the overall design proposals for the development.

Starting the Link Road

Link Road

Temporary Access

Other Roads

Pedestrian Routes
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Once the link road reaches St. George’s Well, and the two ends are able to be connected, the 
temporary access through St. George’s View can be closed to vehicular access. This route is proposed 
to stay open for pedestrians and cyclists. 

Completing the Link Road

Link Road

Other Roads

Pedestrian Routes
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5.5 Infrastructure Requirements

Infrastructure Required and Triggers for Delivery 

The key elements of infrastructure required to support the vision and 
aims of sustainable development at Cullompton’s new neighbourhood 
have been based on requirements set out in the Allocations and 
Infrastructure Development Plan Document together with information 
collected from stakeholders and the wider community.

The infrastructure necessary to support the urban extension must 
be delivered in a timely way in order to reduce the impact of the 
development. The key infrastructure requirements for the urban 
extension are identified within the Allocations and Infrastructure 
Development Plan Document (listed in chapter 5.1). These are listed in 
the following table in relation to the anticipated phase of development 
and identified trigger points. This table concentrates upon infrastructure 
requirements common to different areas and ownerships where 
coordination over delivery is most required. Further site specific 
infrastructure will be required on a more local basis, for delivery under 
individual detailed planning permissions for the relevant phase of the 
development such as footpaths and streets and non-strategic habitat 
mitigation. A range of utilities related infrastructure will also be required 
such as power, water and foul drainage. Provision for these will need to 
be made in step with the requirements of each phase of development 
and ensuring that provision is coordinated between phases. It is 
important that the necessary provision of utilities is borne in mind in 
considering the viability of the development.

Achieving a Quality Place

Link road completed 
and temporary access 

through St George’s 
View closed

Transfer of serviced 
and accessible land 
for primary school

Phase 1 complete,
serviced land for community 

building, serviced land for local 
centre

Indicative Timeline

1120
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Key infrastructure required Anticipated phase for delivery and trigger point where known Lead delivery organisation

Access and Transport
Opening of a through route linking Willand Road to Tiverton Road Phase 1 - prior to occupation of no more than 500 dwellings* Developer

(In respect of the land control parcel identified as Persimmon in the plan on p.29) Provision of the section of 
through route from Willand Road to the primary school site **

Prior to the occupation of no more than 50 dwellings on this land control parcel or within 18 months of 
the commencement of the development on this land control parcel, whichever is sooner

Developer

(In respect of the land control parcel identified as Persimmon in the plan on p.29) Provision of the section of 
through route from the primary school to the boundary with the adjacent land control parcel to the south west ***

Prior to the occupation of no more than 100 dwellings on this land control parcel or within 30 months 
of the commencement of development on this land control parcel, whichever is the sooner

Developer

Traffic management measures on Willand Road Phase 1 Developer / DCC

Temporary access through St. George’s View At commencement of phase 1 Developer

Closure of temporary access through St. George’s View (left open for pedestrians and cyclists) Phase 1 - once link road connects through Developer

Bus service enhancements - local buses Phase 1 - prior to occupation of no more than 500 dwellings Operator / Developer

Bus service enhancements - strategic buses Phased with development Operator / Developer

Footway and shared use link along Millennium Way (contributions to necessary and justifiable improvements to 
the Millennium Way and Willand Road to be agreed with the Local Authority)

Phased with development Developer / DCC

Cycle and pedestrian routes through the development and GI area Phased delivery from occupation of first dwelling Developer

Cycle and pedestrian links to and from the town centre Phased with development Developer / DCC

Education Facilities and Community Building
Transfer of land for a primary school (2.1 hectares) with legal right of access Phase 1 - prior to commencement of the development Developer

Provision of construction access to the school site Phase 1 - within 6 months of commencement of the development Developer

Provision of services to the school site Phase 1 – Prior to the occupation of no more than 50 dwellings on the Persimmon land control parcel or 
within 18 months of the commencement of the development whichever is the sooner.

Developer

Primary school building, playing pitch and early years facilities Construction to commence prior to final occupation in phase 1 Developer / DCC / Other

Enhancements to secondary education provision Phased delivery according to need as development comes forward DCC

Transfer of serviced and accessible land for a community building (1 hectare) By completion of phase 1 Developer

Community building Serviced and accessible land to be transferred by completion of phase 1. Construction to commence at 
the beginning of phase 2.

Developer

Employment and Local Centre
Provision of serviced and accessible employment land Phase 2 Developer

Employment buildings built with demand Phase 2 Developer

Serviced land for local centre By completion of phase 1, once link road is completed. Developer

Green Infrastructure
Rull Hill green infrastructure (7.4ha) including allotments (0.7ha) and one equipped play area (0.45ha) with 
necessary financial support and management

Phase 1 - Prior to occupation of no more than 500 dwellings. Developer

One playing pitch (1.4ha) with necessary financial support and management Phase 1 - Prior to occupation of no more than 500 dwellings. Developer

Other green infrastructure including equipped play areas (0.7ha) and third playing pitch (0.7ha) with necessary 
financial support and management

Phase 2 - phased with development, and detailed within outline planning application. Developer

Sustainable Urban Drainage Systems (SUDS) Phased delivery as development comes forward Developer

Gypsy and Traveller Site
Serviced land for gypsy and traveller site (sufficient for at least 5 pitches) 5 pitches to be designated by end of Phase 1. Pitches to be provided at beginning of phase 2 Developer

Key Infrastructure Triggers Table
* Link road likely to be delivered within 2-3 years of commencement of construction of the development as a whole. The Transport Assessment will need to demonstrate impacts on Tiverton Road are acceptable.
** Road sections to be provided to a standard suitable for use by the public.
*** Road sections to be provided to a standard suitable for use by the public. Following the provision of the through road to the boundary of the site with the adjacent land control parcel to the south west, the limit on the total number of dwellings delivered within phase 1 be lifted in respect of this 
land control parcel. This allows the remaining dwellings on this land parcel to be built out. Total number of dwellings on this land parcel is expected to be 200.
Note: The numbers of dwellings are cumulative from the beginning of the first phase and do not include those provided at the Olympian Way development.
Note 2: References to a through route/ road linking Willand Road to Tiverton Road relate to a new distributor type road.
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5.6 Monitoring and Review

Achieving a Quality Place

The success of the development will depend to a large extent on the 
continued partnership working of the landowners, the council and other 
key stakeholders to secure delivery of a high quality and sustainable 
place and supporting infrastructure in a timely way.

The Council will monitor implementation of this SPD and the extent to 
which the strategic policy objectives  and vision are being achieved in 
the Annual Monitoring Report. If implementation / delivery is considered 
to be failing, this will be reported together with an explanation and 
proposed remedial steps. 

It is possible that during the life of this masterplan, there may be changes 
to the adopted policy of this Council, given that the Local Plan Review 
2013-2033 is already underway. The Proposed Submission document 
dated February 2015 allocates a larger site area with a similar number of 
dwellings, a lower percentage of affordable housing, a greater floorspace 
area for employment and no net change in the amount of green 
infrastructure (see policies currently referenced as CU1 – CU6)

As a result, and without predetermining the outcome of the Public 
Examination anticipated to be held in late 2015 / early 2016, this 
masterplan document includes an ‘option B’ framework plan for the 
development (shown on the opposite page). This option seeks to 
demonstrate that in the event that the allocation area is revised (as 
proposed within the current Local Plan Review) within the life of this 
document, the masterplan is capable of responding to such revisions and 
still deliver a coordinated and comprehensive scheme. In the event that 
the current adopted policy is superseded, the implications of this on this 
SPD and its implementation will be reviewed and amended if required. 
The extent to which the strategic policy objectives and vision are being 
achieved will be monitored by the Council against the policy prevailing at 
that time. 

Planning applications will be determined against policies within the 
adopted development plan at the time, together with this SPD. 

Note – The plan on page 77 is based on the draft submission Local Plan 
Review 2013 – 2022 allocation. Representations regarding the extent 
and location of the additional land have been received as a result of 
pre submission consultation. At the time of drafting this document 
the Local Planning Authority is still considering the content of these 
representations, some of which (including that by the land promoters) 
suggest that the allocated area should be enlarged further. The plan is 
therefore illustrative only and should not be seen as predetermining the 
outcome of the public examination into the emerging plan.
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Achieving a Quality Place

5.7 Requirements of Future Planning Applications

It is likely that the extension to North West Cullompton will be delivered 
over a time period in excess of 10 years. The land is in more than one 
ownership and accordingly is likely to come forward in more than one 
outline and /or full planning applications. Outline applications will 
be followed by reserved matters applications that may be based on 
a subdivision of the site into smaller sub phases. Each planning stage 
will require the submission of supporting documents and information. 
Planning permissions granted are also expected to result in planning 
conditions, the discharge of which are also likely to require the 
submission and approval of further reports and documents on topics 
such as the design, construction and management of aspects of the 
development. 

The Council intends to deliver the required infrastructure associated with 
this development, via site specific S106 agreements. It is considered that 
this mechanism will be the most effective in delivering the necessary 
infrastructure. Due to S106 agreement pooling limits, the Council will 
seek to ensure that there are no more than five separate legal obligations 
entered into for each infrastructure project associated with the scheme.  
Key to achieving this will be the number of planning applications in 
outline or full likely to be received for the allocation as a whole. In order 
to ensure that options are kept open for the most effective delivery 
of infrastructure , that infrastructure is provided in a coordinated and 
timely manner and that individual applications do not prejudice the 
ability to provide infrastructure on other parts of the site,  the Council 
will require that the whole of the allocation area together with the green 
infrastructure area come forward as not more than a total of 5 outline / 
full planning applications. 

Information forming part of a planning application must meet standard 
national requirements. In addition the Council’s local validation 
requirements must also be met. These are available here www.middevon.
gov.uk/CHttpHandler.ashx?id=20196&p=0  . A list of information to be 
submitted as part of an outline application for the development of the 
site is provided below. It should be noted that this list is not exhaustive 
and further requirements may be identified as a result of pre-application 
discussions. Some elements may also be more appropriately submitted 
at reserved matters stage dependent upon the scope of the application 
made at outline application stage.

 1.   Masterplanning and design 

• Outline application: Development framework plan to illustrate 
development form at a greater degree of resolution as relevant to the 
application location. 

• Outline application and reserved matters  applications:  Design and 
Access Statement to include proposed character areas, street / space 
typologies, sample blocks and key areas including the community 
facilities and area of the primary school referring back to this SPD and 
development framework plan above. Conditions are likely to require 
the approval of illustrated urban design and architectural principles 
prior to the submission of reserved matters applications. More details 
are to be found within the design process section at 1.4.

• Reserved matters: Detailed design proposals for the area applied 
for. Compliance with this SPD and subsequent masterplanning and 
design stages above will need to be demonstrated. 

• Full applications: Will need to meet the requirements of both outline 
and reserved matters applications. 

 2.  Planning

• Planning Statement 

• Floorspace schedule outlining indicative scale of proposed land uses 
at the neighbourhood centre and subject to that floorspace, a retail 
impact assessment.

• Draft Heads of Terms for Section 106 Agreement 

• Viability Appraisal and independent review with details to be agreed 
with Mid Devon District Council

• Affordable Housing Statement 

• Statement of Community Involvement (SCI) 

• Whole-site Infrastructure Delivery Plan 

• Neighbourhood management Plans – to cover future mainte nance of 
community spaces and buildings 

• Planning statement including reference to conformity/non-
conformity with this masterplan SPD

• Green infrastructure strategy for the scheme as a whole identifying 
component elements together with proposals for management and 
ongoing maintenance.

• Health impact assessment.
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 3.  Sustainability 

• Sustainability & Energy Assessment incorporating a carbon reduction 
and low emissions strategy for the allocation site as a whole– 
outlining the approach taken to integrating sustainability during the 
design process. This can include topics such as water use, materials, 
surface water run-off, waste, pollution, health and wellbeing, 
manage ment, ecology and transport. This should also include esti-
mated energy loads and consumption as well as predicted CO2 
(carbon) emissions of the overall development and how air quality is 
to be addressed.

• Waste audit statement – to demonstrate how waste will be managed 
according to the waste hierarchy. To cover waste arising from the 
construction stage and following occupation of the new properties 
within the masterplan area.

 4. Traffic & Transport 

• Whole-site Transport Assessment 

• Whole-site Framework Travel Plan – outlining measures to encourage 
new residents and employees on site to use sustainable modes of 
transport 

• Traffic pollution assessment – to consider the impact of traffic 
generated nitrogen oxides upon environmental assets including 
mitigation measures. (See also air quality assessment)

• Whole-site Public Transport Strategy – outlining a strategy for 
providing viable sustainable transport options

• Public Rights of Way Statement – assessing the impact on existing 
access routes 

• Highway design report and any other reports & modelling as required 
in consultation with Devon County Council Highways Department. 

 5.  Environmental Impact 

• Environmental Statements which should follow the requirements as 
set out in any scoping opinion  

• Landscape and Visual Impact Assessments 

• Arboricultural Survey & Landscape Plan, including tree and hedgerow 
removal details 

• Biodiversity & Ecological Reports including Management Plan 

• Archaeology Assessments 

• Air Quality Assessment – to include Low Emission Strategy 

• Noise Assessment

• Flood Risk Assessment 

• Sustainable Drainage Strategy together with proposals for ongoing 
management and maintenance.

• Heritage Statement including description of significance of any 
affected heritage assets.

• External lighting Assessments – to include assessment on habitat 
areas and where details of high-intensity lighting (e.g. floodlights) are 
included or indicatively shown near to sensitive/residential areas

• Land Contamination Assessments 

• Site Waste Management Statement 

• Construction Management Plans 

• Utility Infrastructure Report
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6.1 Scope and Extent

This section of the document summarises the survey and analysis 
work that has been undertaken in relation to the allocated site to 
inform the SPD Masterplan. The work provides a foundation that 
has helped to shape the form of the masterplan and inform the 
quantum’s of the different land uses that are proposed. The scope 
and extent of survey work comprises:

•  Site within it’s context

• Geography

• Cullompton Wide Connectivity

• Access and Movement

• Facilities and Amenities

• Visual Sensitivity

• Topography

• Green space and Ecology

• Hydrology

• Utilities

• Cultural Heritage

• Character and Building Traditions

Appendix A
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Allocation Boundary

AREA OF ALLOCATION :
Approx. allocated development boundary gross 
area: 42.5 ha

Approx. allocated green infrastructure boundary 
gross area: 32.3 ha

TOTAL Allocated Gross Area: 74.8 ha
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6.2 Cullompton Wide Connectivity

Survey/Analysis:

Mapping 2014

Situation/Summary:

Cullompton is a well connected and accessible town in Mid Devon. 
Its location along the M5 provides good links to Exeter and other 
cities along the M5. It also has good links to neighbouring towns 
Tiverton and Honiton. 

A network of bridle paths and public footpaths link Cullompton 
into the surrounding countryside. 

Opportunity/Constraint:

Proposals should seek to provide easy access to facilities, amenities 
and employment areas by all modes of transport with a particular 
emphasis on more sustainable options including footpaths and 
cycle ways. 

Appendix A
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Connectivity

M5

Honiton road A373

Tiverton road
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6.3 Access and Movement

Survey/Analysis:

Mapping 2014

Main routes and connections mapped. Bus stops mapped. 

Situation/Summary:

The site is well positioned with access to multiple bus stops. The 
site lies adjacent to main roads Tiverton Rd and Willand Rd.  The site 
is also within walking distance of the existing town centre. 

Three bridle paths run through the site. 

Opportunity/Constraint:

Existing bridle paths within the site should be retained with 
existing character and incorporated into the site wide pedestrian 
and cycle network strategy.

Appendix A
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Access and Movement 
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6.4 Facilities and Amenities

Survey/Analysis:

Mapping 2014

Situation/Summary:

Retail primarily caters for local needs with an indoor market, a 
street market and a farmers market being held regularly. 

The High Street consists of a number of independent shops and 
food places. 

The town currently has two supermarket (Tesco and Aldi). 

The town has one secondary school, and two primary schools. 

Opportunity/Constraint:

With a good mix of existing retail in the town’s main shopping area, 
any new retail in the new development does not want to compete 
with the existing facilities. 

Good access links throughout the new development will allow the 
new community easy access to all that Cullompton has to offer. 
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Facilities in Cullompton
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Site Allocation

ABC Day Nursery
Cullompton Preschool
Noah’s Arch
Young Ones Day Nursery
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Cullompton Community College

Bramblehaies Surgery
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Forge House
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Indoor Market (Town Hall, Wed)
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Cullompton Superstore (Tesco)
Local Stores Area
Supermarket (Aldi)
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